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APPLICATION No: 19/73682/FUL
APPLICANT: Salford City Council
LOCATION: Stott Lane Car Park, Stott Lane, Salford, M6 8HD, , 
PROPOSAL: The construction of a new Intermediate Care Unit (ICU) (Use 

Class C2) and associated works including parking, landscaping 
and minor changes to the existing car park layout and permanent 
car park use of the Stott Lane Car Park.

WARD: Weaste And Seedley

Description of Site and Surrounding Area 

Site extends to approximately 1.6 hectares and is currently used as a car park and provides staff and visitor car 
parking for Salford Royal Hospital which is located to the west on the opposite side of Stott Lane. The site is 
bounded to the east by Stott Lane playing fields and allotments beyond. Hollyrood nursery and residential 
dwellings are sited to the north and M602 is to the south. 

The existing car park provides a total of 468 parking spaces, including 29 disabled spaces and 5 electric vehicle 
charging spaces. Vehicle and pedestrian access to the site is via Stott Lane.

Background

The application site was the subject of application 10/58783/FUL which sought permission for the permanent 
use of land as a car park.



Application 10/58783/FUL was minded to approve subject to completion of the S106 agreement to secure the 
continued operation of a residents parking scheme in the local area. The S106 was never finalised and the 
application therefore remains undetermined. However the residents parking scheme identified through the 2010 
application and draft S106 have been maintained and permits are currently issued for the areas shown on the 
plan below.

Description of Proposal 

Planning permission is sought for the construction of a new Intermediate Care Unit (ICU) (Use Class C2) and 
associated works including parking, landscaping and minor changes to the existing car park layout and 
permanent car park use of the Stott Lane Car Park.

The proposed ICU building would be located to the north western corner of the site, adjacent to Stott lane but 
separated by the existing green embankment and proposed garden area. It would be two storeys in height and 
would extend to approximately 2186m2 of floor space. The building would accommodate 60 beds, would 
employ 35 full time equivalent employees and would operate 24 hours a day, 7 days a week. The entrance to 
the building would front eastwards into the car park. 

A ventilation system is proposed for the building with rooftop plant which would be set back to minimise its 
visibility within the street scene and to retain the two-storey typology of the building.

Landscaping is proposed across the site and includes a therapy garden and tree planting. The Therapy Garden 
is proposed to be available for use by building occupants (patients, staff and visitors) and would be accessed 
from within the site only with hours of use to be controlled by the Trust. The garden would be accessible from 
within the building and gated accesses would be provided to the north and southern ends of the building. The 
existing planted embankment between the car park and the proposed new building is to be retained. The garden 
would include a summer house, shed, pergola, decked area with seating, footpaths with seating, planting and 
grassed areas. 

A service yard area is proposed to the northern end of the site adjacent to the building and would accommodate 
a timber clad bin and cycle store. The cycle store would accommodate 10 cycles. 



Vehicular and pedestrian access to the site would be via the existing signal controlled access road off Stott 
Lane. The car park layout would remain largely as existing in terms of its layout.  Post development the car park 
would provide 459 parking spaces (a loss of 7 spaces), including 29 disabled spaces and the existing 5 electric 
vehicle charging spaces would also be retained.  Ambulance access would also be via the existing entrance 
with a dedicated ambulance bay to be provided outside the entrance. A drop off/pick-up area is also proposed to 
the front of the reception area. Service vehicles would follow the same route to the service yard at the north of 
the building.
 
Should the application be approved then works are expected to commence on both the ICU and ARC in 
February 2020 with the ICU expected to be completed by Christmas 2020 and the ARC expected to be 
completed by early 2021.

What will the ICU offer

The ICU would provide a purpose-built facility to provide support for patients for a short time to aid patient 
recovery and increase independence. Intermediate care can help patients remain at home, recover after a fall, 
an operation or an acute illness and return home more quickly after a hospital stay. The ICU would provide 
home and bed-based services, crisis response and reablement. Patients typically stay up to one month, 
clinicians look to rehabilitate all patients within this timeframe. The ICU building would accommodate:
Main entrance area and reception; 

- Ancillary office spaces; 
- 20 no. single bedrooms, including 2 no. bariatric; 
- Staff rest areas; 
- Gym therapy areas; 
- 8 no. 5-bed wards creating 40 no. beds (6 no. bariatric); 
- Social day/dining rooms; 
- Treatment rooms; 
- Associated clinical accommodation; 
- Reception area; and 
- External therapy garden. 

The ICU would also provide suitable staff facilities, utilities and waste facilities.

Community Consultation 

During the pre-application for the ARC scheme community consultation was discussed. The applicants advised 
of their intentions to undertake a letter drop and drop in session at the hospital. The Local Planning Authority 
advised that the extent of the letter drop should be determined having regard to the helicopter flight path.
 
The statement of community consultation submitted with the application sets out that the community 
consultation covered both this proposed development as well as the proposed development at the main hospital 
site which has been submitted under application 19/73701/FUL (Construction of a new acute receiving centre 
(ARC) with helipad (use class C2) and associated site works, including parking, hard and soft landscaping and 
minor works including demolition to adjacent buildings at Salford Royal Hospital) and is currently pending 
consideration.

Due to project timescales consultation with the local community on the ICU took place following the submission 
of the planning application and comprised the following:

The following community consultation has taken place:
- A leaflet drop to surrounding residential areas (to include residential and business addresses) setting 

out details of the development proposals and inviting attendance at an exhibition at Salford Royal 
Hospital, along with relevant links to a website page and online survey. It is noted that this circulation 
exceeds the statutory ‘neighbour notification’ process by the LPA to ensure that the Trust engages as 
widely as possible with the local community; 

- Letters to local Ward Councillors; 
- Presentation to the Claremont and Weaste Community Committee; 
- An exhibition at Salford Royal Hospital; and 



The above was also supported by internal publicity at Salford Royal Hospital and details on the Trust’s website.  

Leaflet drop

The SCI document sets out that a leaflet giving summary details of the proposed developments and inviting 
residents to attend a public exhibition on 11th July 2019 was sent to 3,102 business and residential addresses, 
to arrive by 4th July 2019, thereby giving at least one week’s notice of the exhibition. The leaflet also gave 
residents the following options to provide a response to the proposals:

 Planning application reference numbers (to search the planning pages of Salford City Council’s 
website);

 URL the online survey (ovearup.onlinesurveys.ac.uk/srconsultation) and accompanying
 QR code; and
 Email address (srconsultation@arup.com).

The catchment for community consultation has taken account of the helicopter flight path as requested by 
Salford City Council through the pre application. Of the leaflets sent, 5 were returned as undeliverable.

Letters to local Ward Councillors

Letters were issued to six local Ward Councillors representing Weaste and Seedley ward and
neighbouring Claremont ward giving details of the proposals and inviting Councillors to attend the public 
exhibition.

Public exhibition at Salford Royal Hospital

The exhibition took place on 11th July 2019 from 12.30pm – 7.00pm in the Hope Building with representatives 
from the Trust and the project team present to answer questions and record feedback. Six consultation boards 
were on display giving details of the proposed developments which remained on display following the exhibition.

Online survey, exhibition feedback form and email

The online survey and feedback form asked identical questions. The survey was made up of three
sections. 

Section 1 asked basic questions on age range, postcode and interest in the site in order to validate the data 
received (i.e. to ensure that it was being collected from a cross-section of the community). The survey was 
designed to be anonymous.

Sections 2 and 3 asked three quantitative and open-ended qualitative questions about the ARC and ICU 
schemes respectively. 

In addition to the survey/feedback form, an email address was set up to allow residents and other
interested parties to provide comments or ask questions. 

Presentation to the Claremont and Weaste Community Committee

A presentation to Claremont and Weaste Community Committee took place on 11th June. The presentation 
covered design of the ARC and ICU buildings, the timescales for the planning and construction phase, and 
details of the transport assessment, noise assessment and parking strategy. The meeting was well attended by 
local residents, who were able to ask questions of the project manager, architects and planning consultants.

The consultation period for the Community Involvement carried out by the applicants ran from 4th July (when 
the leaflets were received by local residents) and closed on 21st July 2019.

Total number of Responses 

The table below sets out the response to the consultation exercise;



Please note that the objections received by the council website were at a point in time when the CSI document 
was produced and have since changed. All neighbour representations received in response to the Local 
Planning Authority Publications are summarised in the representations section further on in this report.

Responses by Online Survey and Exhibition feedback Form: 

The results of the online survey and exhibition feedback form showed that 78% of respondents (14) supported 
the proposal to develop an ICU at Salford Royal, 11% (2) indicated that they supported the proposal with 
reservations and 11% (2) did not support the proposed ICU.

The following concerns were raised by the online survey and exhibition feedback form:
• Noise impact from the increased number of expected Air Ambulance flights;
• The impact on existing traffic congestion on residents and blue light transport;
• Insufficient employee parking; and
• Employee parking on local residential streets.
• Parking problems;
• Traffic congestion;
• Pollution;
• The vehicular entrance from Eccles Old Road causes traffic problems and that the immediate 

community should not suffer from inadequate parking provision.

Changes to the ICU suggested by respondents were as follows:
• Provide a paid shuttle from the tram to the hospital to encourage use of public transport and
• ease congestion, potentially working with local transport companies;
• It should be built sooner;
• Concern about queuing;
• Provide free parking for employees;
• It should be placed away from the already congested area.

Email responses

Five responses were received by email and the following comments were received:
There is a need for a dedicated fire team trained on site.

• Concerns about hospital related parking problems in residential streets, including inconsiderate parking 
leading to blocked driveways, missed bin collections and damage to cars (due to tight parking) and 
residents having to park some distance from their homes in the evening;

• Resident parking zones should be extended;
• It will be difficult for residents to support the proposals due to worsening traffic conditions;
• Concerns about increased traffic exacerbating existing problems on Eccles Old Road and lack of 

maintenance along the road;
• Support for improvements to healthcare opportunities for the people of Greater Manchester and a 

helipad for the region;
• Advance warning signs at road junctions should be installed to divert traffic away from Central Car Park.

Leaflets were sent to a total of 3102 addresses with only 29 responses received (a response rate of less than 
1%) which is significantly below expectations. The main concerns raised relate to parking and traffic problems 
as well as noise impacts of the helipad and pollution. 



Parking and Traffic concerns - Applicant’s response to the issues raised:
- In their policy document on staff travel The Trust advises staff to demonstrate consideration and 

courtesy for residents, pedestrians and other road users and to park considerately and reminds them of 
the resident only parking schemes currently in place.

- The Trust does not provide free staff car parking as this would likely reduce incentives for staff to travel 
by other modes. In addition the Trust needs to charge for staff parking to cover the various costs 
associated with it, such as land costs and maintenance.

- A parking strategy has been submitted with the applications that includes improvements to existing 
parking infrastructure to reduce queuing and improve information for drivers and includes:
- Increased parking for patients and visitors on site
- Increased parking for staff off site
- reviewing of staff permit applications requiring all staff with permits to re-apply
- Staff living within 2km of the hospital will no longer be issued with a permit unless specific exceptions 

apply 
- Installation of ANPR and VMS to direct drivers to appropriate alternative car parks when Central and 

North car park are at capacity.
- Reinstatement of the second lane entry/exit barriers at Central car park.
- The Transport Assessment submitted with the planning applications concludes that the impacts will not 

be severe and can be effectively accommodated by a small increase in traffic signal cycle times at 
nearby junctions.

Helipad Noise - Applicant’s response to the issues raised:
- Salford Royal currently receives a low number of patient transfers by North West Air Ambulance (22 

transfers in 2018). The current landing location is De La Salle playing fields, which is a ground level 
location within a residential area, requiring blue light road transfer from the playing fields to the hospital.

- It is understood that the frequency of flights is expected to increase to approximately four per week (on 
average), most of which are expected to occur in the daytime, based on the experience of other trauma 
UK centres.

- The application is accompanied by a noise assessment, which is based on the assumption of one flight 
per day and one flight per night to ensure a robust assessment. This concludes that there is a 13% 
chance of awakenings associated with helicopter noise in the night time, compared to a 288% chance 
of awakenings associated with existing traffic noise at the nearest sensitive receptors.

- It should be noted that the new helipad will allow flights to land at roof level (8th storey) within the 
hospital site, rather than ground level within a residential area, which will represent an improvement on 
the existing condition in terms of noise impact for those immediately surrounding De La Salle playing 
fields during landing/take-off events.

- It is understood that a planning condition will be applied requiring the adoption of a complaints handling 
procedure and steps to minimise non-essential noise associated with the helipad.

Air Quality - Applicant’s response to the issues raised:
- The ARC and ICU sites are located along roads located within the Greater Manchester Air Quality 

Management Area (AQMA). Therefore, the planning applications are accompanied by an Air Quality 
Assessment that considers the impact of the ARC and ICU developments with respect to local 
pollutants (identified as oxides of nitrogen (NOx), including nitrogen dioxide (NO2), fine and very fine 
particulate matter (PM10 and PM2.5) and dust).

- The Air Quality Assessment reviews the existing air quality conditions in the vicinity of the sites, 
assesses potential changes in air quality arising from the construction and operation of the proposed 
developments and recommends mitigation measures where appropriate to ensure that any adverse 
effects on air quality are minimised.

- An assessment of construction effects concluded that, with the appropriate best practice mitigation 
measures suitable for high-risk sites in place, there is likely to be a negligible effect on existing 
receptors from the dust-generating activities on-site.

- A modelling assessment carried out for the operational phase traffic to determine the impact of the 
proposed developments concluded that the impact of emissions from vehicles and car parks are 
considered to be not significant. The report recommends mitigation for the operational phase to improve 
local air quality by reducing vehicle numbers and emissions visiting the hospital.

- The Council has requested that additional electric vehicle charging points are installed within the 
hospital car park to encourage travel by low or zero emission vehicles. 

Publicity



Site Notice: Non HH Article 15 Date Displayed: 17 July 2019
Reason: Article 13

Press Advert: Manchester Weekly News Salford EditionDate Published: 4 July 2019
Reason: Article 15 Standard Press Notice

Relevant Site History

10/58783/FUL – Permanent use of land as car park. Minded to approve subject to Section 106 Agreement. 
The Section 106 agreement was not signed and the decision for this application was therefore not issued. 

07/55113/DEEM3 - Installation of drainage to existing sports pitches, creation of soakway and mounding. 
Permitted 

06/53270/FUL - Erection of temporary deck to existing surface car park to provide additional 445 spaces for a 
period of two years. Permitted 7/12/2006 for a temporary period until 31st December 2008. 

04/48567/FUL - Retention of land for use as car park until 31st March 2010 (Renewal of planning application 
99/39088/FUL) Permitted 2/12/2004 for a temporary until 31st March 2010 

99/39088/FUL - Construction of temporary 500 space car park and new playing fields and means of access to 
Stott Lane. Permitted 3/9/1999 for a temporary period until 30th September 2004.

97/36575/OUT - Outline application for the siting and layout of a four level 632 space multi storey car park, the 
formation of a new access and roadway and modification to existing hospital access off Stott Lane and 
landscaping works. Withdrawn

Neighbour Notification 

17 neighbouring occupiers have been notified of the application.

Representations 

3 letters of representation have been received in response to the application publicity. 2 objection letters from 2 
different addresses have been received as well as one letter of support but which does also raise concerns. The 
letters raise the following:

Highways/Parking
- The development will create an even bigger parking problem than already exists;
- There are already parking issues which are glossed over by the Council as they don’t want to pay for 

residents permit parking;
- Staff parking on surrounding streets is already a problem and will be made worse;
- Not enough parking on site for staff and staff won’t pay for the parking that is available;
- 150 extra parking spaces to be provided for patients and visitors but it’s the staff that are the problem; 

One letter of support has also been received which raises the following positives as well as some concerns 
regarding traffic impacts:

- The two developments will bring significant improvements to the health treatment opportunities as well 
as providing an important helipad for the region;

- We welcome that transport implications of the development are being assessed and that work is being 
done with the City Council to monitor travel and parking implications. However the current traffic 
situation on Eccles Old Road is already grossly unsatisfactory with severe congestion being caused in 
both directions caused by vehicles queuing to enter the Central Car Park at the hospital. This is 
particularly acute for traffic coming from the Manchester direction where the build of queuing traffic 
causes severe congestion with delays to bus services and other road users. We strongly recommend 
the installation of some form of electronic advance warning signs to divert hospital traffic away from the 
Central Car Park once it is full. These could be sited just after the Eccles Old Road/Half Edge Lane for 
eastbound traffic and at the Eccles Old Road/Lancaster Road junction approach, for traffic heading west



Consultations

Arboricultural officer – No objections subject to conditions in relation to fencing of retained trees during 
construction, development to be carried out in accordance with the submitted Arboricultural Method Statement 
and the requirement for a tree replacement scheme to be submitted and approved in writing by the LPA. 

Design For Security - Recommend that a condition to reflect the physical security specifications set out in the 
Crime Impact Statement should be added, if the application is to be approved. 

This level of technical detail is beyond the scope of planning control and as such an informative is 
recommended to draw the applicant’s attention to the recommendations made by Design for Security

Air Quality, Noise, Contaminated Land - No objections subject to conditions. Please refer to relevant sections of 
report for further discussion.   

Highways – No objections subject to conditions/S106 requirements. Please refer to the highways and parking 
section of the report for further discussion.  

Senior Drainage Engineer – No objections subject to conditions. Please refer to flood risk and drainage section 
of report for discussion. 

Natural England - No comments to make  

Greater Manchester Ecological Unit - The invasive plant Japanese knotweed has been found on the site. It is an 
offence to cause this plant to spread in the wild, and the development proposal has the potential to cause the 
plant to spread. GMEU recommend that as a Condition of any permission which may be granted to the scheme 
a Method Statement should be prepared giving details of measures to be taken to avoid the spread of Japanese 
knotweed during the course of any development. The agreed Method Statement must be implemented in full. A 
condition is recommended in this regard.

The new landscaping proposals will compensate for tree losses to the scheme, but GMEU would recommend 
that no tree removals required to facilitate the development take place during the optimum period for bird 
nesting (March to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified 
person. All nesting birds their eggs and young are specially protected under the terms of the Wildlife and 
Countryside Act 1981 (as amended). An informative is recommended to advise the applicants that there should 
be no vegetation clearance required to facilitate the scheme during the optimum period for bird nesting (March 
to July inclusive).

Transport For Greater Manchester (TFGM) - No objections subject to conditions/S106 requirements. Please 
refer to the highways and parking section of the report for further discussion.  

Landscape Design – No objections.

United Utilities – No objections subject to conditions in relation to ensure the development is carried out in 
accordance with the submitted drainage layout drawings. Some comments are also made in relation to 
management and maintenance of drainage systems and water supply and have been copied to the agents. 

Planning Policy

Development Plan Policy

Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2  -  Circulation and Movement



This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 
to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

Unitary Development Plan DES3  -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES9  -  Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan DEV5  -  Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 



and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place.

Unitary Development Plan EHC3  -  Provision, Improve of Health, Community
This policy states that planning permission will be granted for the provision of new, and improved existing, 
health and community facilities by public, private and voluntary agencies, provided that the development would: 
not have an unacceptable impact on residential amenity and character; not have an unacceptable impact on 
environmental quality; be accessible to the community it serves by a range of means of transport; not give rise 
to unacceptable levels of traffic congestion, or have an adverse impact on highway safety; have the potential to 
act as a community focus and encourage linked trips wherever possible; and be consistent with other policies 
and proposals of the UDP.
 
Unitary Development Plan EHC6  -  Hope Hospital
This policy states that modernisation and expansion of health care facilities will be permitted where i) 
development forms part of a co-ordinated approach ii) transport issues are addressed; iii) neighbouring uses 
should not suffer any unacceptable reduction in amenity; iv) the long term recreational use of Stott Lane playing 
fields is protected; v) design is of a high standard.

Other Material Planning Considerations

National Planning Policy

National planning Policy Framework

National planning Policy Guidance

Local Planning Policy

Supplementary Planning Document  -  Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document  -  Design and Crime
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime.

Supplementary Planning Document  -  Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: the provision of open space; improvements to the city’s public realm, 
heritage and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse 
gas emissions.

Planning Guidance -  Flood Risk and Development
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

It is not considered that there are any local finance considerations that are material to the application

Appraisal 



The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

The main planning issues to be considered are as follows: -  

 Principle of development 
 Design 
 Heritage
 Amenity 
 Air Quality 
 Noise
 Land Contamination  
 Trees and Landscaping
 Flood Risk and Drainage
 Highways and parking
 Sustainability 
 Refuse

Principle

At the heart of the NPPF is a presumption in favour of sustainable development, which is defined in Paragraph 
11. For decision taking this means: 
 Approving development proposals that accord with an up-to-date development plan without delay; or 
 Where there are no relevant development plan policies, or the policies which are most important for 

determining the application are out of date, granting permission unless: 
i)  The application of policies in this Framework that protect areas or assets of particular importance 
provides a clear reason for refusing the development proposed; or 
ii) Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in this Framework taken as a whole. 

Chapter 8 of the NPPF outlines that planning decisions should aim to achieve healthy, inclusive and safe 
places. Paragraph 91 outlines that this includes enabling and supporting healthy lifestyles, especially where this 
would address identified local health and well-being needs. To support this, paragraph 92 outlines how 
decisions on the provision of services for community needs should ensure that established services are able to 
develop and modernise and are retained for the benefit of the community.

Chapter 11 of the NPPF outlines the need to promote effective use of land, whilst safeguarding the environment 
and ensuring safe and healthy living conditions.  Paragraph 121 outlines that local planning authorities should 
take a positive approach to applications for alternative uses of land which is currently developed but not 
allocated for a specific purpose in plans, where this would help to meet identified development needs. In 
particular, they should support proposals to make more effective use of sites that provide community services 



such as schools and hospitals, provided this maintains or improves the quality of service provision and access 
to open space.

The application site is currently used as a car park for staff and visitors of Salford Royal. The site has been used 
as such since 1999 and therefore the use is well established within the area. The proposed ICU would provide 
additional facilities at the hospital site and would not impact on the open space currently present around the site 
with the exception of a small area of the green embankment between the site and Stott Lane, however the 
embankment is not currently accessible and does not provide a usable space for members of the public.

The 2010 application set out that Sport England has previously accepted that the impact has been addressed 
through the provision of genuine replacement playing field at this site, which has now been provided and is in 
use. Sport England were of the view that the scheme would accord with exception E4 of its playing fields policy 
and raised no objections to the application which sought the permanent use of the site as a car park as is also 
proposed within this application. There have been no significant changes in planning policy or at the site that 
would warrant a different approach being taken at this time. 

It is considered, therefore that the principle of the re-development of the site for the proposed Intermediate Care 
Unit is acceptable subject to compliance with other relevant planning policies which are discussed throughout 
the remainder of this report.

Design

The proposed ICU building would be sited to the northern side of the existing vehicular access off Stott Lane. It 
would extend in part over the existing green embankment currently present between the existing car park and 
Stott lane. The existing access would be retained and provide access to the ICU building and its servicing areas 
as well as the remaining parts of the wider car park. 

The building would front into the car park with a large glazed entrance portal and signage to identify the main 
entrance. The entrance to the site faces away from the busy public face of Stott Lane creating a sense of 
privacy for patients.  

Whilst the building would front into the car park its rear elevation fronting, but set back from, Stott Lane would 
also incorporate a large glazed portal adjacent to the vehicular access and large windows and elevation 
detailing to ensure a frontage to Stott Lane. The proposed therapy garden would also be located adjacent to 
Stott Lane and would ensure activity along this elevation. The therapy garden would incorporate areas of tree 
planting and landscaping which would assist in softening the built form whe viewed from Stott Lane.

The building would be two storeys in height and would also incorporate roof top plant towards the northern part 
of the building. The roof top plant would be set back from the Stott Lane elevation to reduce its impact on the 
building and it’s visibility within the street scene and the roof would include a 500m m parapet around its 
perimeter except in two locations where the parapet is reduced to 400mm with curtain walling proposed. The 
submitted plans also indicate the provision of photovoltaic panels to the roof behind the parapet wall. No further 
details have been submitted to date and as such a condition is recommended requiring the submission of full 
details and elevations for the written approval of the Local Planning Authority prior to installation to ensure that 
the proposed solar panels would not unduly impact on the street scene or the character and appearance of the 
proposed ICU building. 

Building heights within the vicinity vary. The application site is separated from the main hospital site by Stott 
Lane to the west and from the nursery and housing to the north by an area of trees. As such the site is not really 
viewed in context with existing building form in the surrounding area. That said it is considered that the its 
height, scale and massing would be appropriate and would not appear incongruous within the street scene.

It is proposed that the building is constructed of buff brick (Ibstock Amato blend) with timber fins and zinc 
façade. Windows and plant screen would be grey (RAL 7043 satin). Details and samples of the proposed 
materials have been submitted and are considered acceptable. A condition is recommended to ensure the 
development is carried out using the approved materials.

Whilst the design and appearance of the building would be different to that of existing buildings it is intended to 
complement the traditional terraced massing and proportions within the wider surrounding area. The 



appearance of the building in a grid like pattern with definition of bays is akin to the terraced context creating 
regimented order. 

The proposed development is considered to be of high quality and would be appropriate within this setting and 
for its intended use as an Intermediate Care Unit. 

Heritage

The application site sits to the east of Stott Lane. Further north is St James Church which is grade II listed. The 
church fronts Eccles Old Road and is a significant distance from the application site with residential 
development and a children’s nursery in between. 

Having regard to the two storey height of the proposed ICU building, together with the separation and 
intervening built form that currently exists between the site and the church it is not considered that the proposed 
ICU constitutes development within the setting of the listed building. As such, the proposal is not considered to 
result in any harm to the significance of St James’ Church.

Amenity

The proposed ICU building would be 2 storeys in height with a parapet at roof level. Rooftop plant would be 
included to the northern end of the building as well as photovoltaic panels. A walkway would also be provided 
for access/maintenance purposes. As set out above no details of the photovoltaic panels have been provided to 
date and a condition is recommended to ensure full details and elevations are submitted for the written approval 
of the Local Planning Authority prior to installation. This will ensure that the LPA has control over the installation 
and can ensure no significant impact on the amenity of users of nearby buildings.  

The rear of the ICU building would face Stott Lane but would be separated from the back of the pavement by 
the part of the green embankment which is to be retained and also the proposed therapy garden which would be 
bounded by a brick wall and planting around the decked area and then planting along the remainder of its 
boundary with the embankment. 

To the north is a children’s day nursery which is separated from the application site by an area of mature trees 
and vegetation. There are no residential dwellings immediately surrounding the site, with the closest dwellings 
being sited further north on the opposite side of the children’s day nursery approximately 47m from the 
application site boundary. 

The existing area of trees and vegetation to the north sits outside of the red line boundary for the application site 
and is to be retained as existing.  This area would provide screening of the proposed ICU building and its 
associated service and parking area and in addition, the only windows in the north elevation would be those on 
the corner of the building serving the escape stairs and plant access. This will assist in ensuring that privacy for 
users of both the nursery and the ICU building are retained.

Given the above it is not considered that the built form of the development would result in an unacceptable 
impact on the amenity of existing/future residents of nearby residential dwellings or the adjacent nursery in 
terms of a loss of light or overshadowing. 

Issues relating to Air Quality and Noise are discussed in the following sections of this report.  

Patient Amenity

Ward accommodation would comprise 8 x five bed wards. 20 no. single bedrooms would also be provided. 
Single rooms are provided to the rear of the building overlooking the proposed amenity spaces and would 
include an en suite per room. Wards would be sited towards the front of the building and would also be served 
by an accessible WC and shower room per ward. Wards and single rooms would be provided with sufficient 
light and outlook. 

Treatments rooms, shared indoor spaces including a gym/therapy room and day room would also be provided in 
additional to the outdoor amenity in the form of a therapy garden for use by staff, visitors and patients. Dining 



and social areas would be provided with large expanses of glazing to maximise light and outlook. Sliding doors 
would provide access to the outside areas to ensure connectivity with the outdoor areas. 

Wards and single rooms would also be provided with full height windows for increased light. Landscaping areas 
outside the building would ensure sufficient privacy is provided for patients from people accessing the external 
amenity areas and walkways providing access from the car park to the building entrance.

The scheme is designed throughout to retain dignity and privacy for patients as well as trying to create as much 
as a domestic feel as possible to help aid patient recovery. 

Air Quality

The development lies within the Greater Manchester Air Quality Management Area (AQMA), and as such 
introduces new sensitive receptors into an area where air pollution (nitrogen dioxide – NO2) is known to be 
above EU and UK health based limit values. It is further acknowledged that for particulate pollution (PM10 and 
PM2.5) there is no safe threshold with respect to the impact on human health. The EU and UK limit Value for 
NO2 is an annual mean of 40 µg/m3.  

The occupants of the proposed medical unit are only likely to be within the unit for short periods, and as such 
not likely to be exposed for the full annual mean period. However the occupants are likely to have significant 
medical needs and therefore it is viewed that they should be considered as sensitive individuals in this context.
There is further concern that increases in road traffic as a result of the development will have a negative impact 
within the AQMA and surrounding area.

The application is supported by an air quality impact assessment which uses detailed dispersion modelling, 
verified against local monitoring, to assess whether there will be a significant impact of the development against 
IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for Air Quality”, 2017.

The air quality assessment also considers the combined impact of the adjacent development at the hospital 
(Acute Receiving Centre) which, although not part of this application, is planned to commence around the same 
time as this development commences. The assessment also considers construction dust impacts, and 
recommends mitigation measures in line with LAQM guidance.

The dispersion model predicts future concentrations of NO2 (as a result of additional traffic generated) will not 
be significant, with the highest increase being 0.3 µg/m3.  There will be no new exceedances of the UK limit 
value.  

Urban Vision Environment concur with the conclusions of the report and have no objections on air quality 
grounds subject to conditions requiring the submission, written approval and implementation of a Construction 
Environment Management Plan and requiring the submission of a scheme for the provision of electric vehicle 
charging infrastructure for the written approval of the Local Planning Authority. The recommended conditions 
are attached.

Noise

The application site is located in an area impacted by noise from the M602 motorway. There are also potential 
impacts from fixed plant and equipment associated with the use. The unit is intended to be occupied by 
intermediate care patients, who may be in residence for a number of weeks or months. As such it is important to 
ensure the internal noise environment is acceptable and can accommodate the needs of patients i.e. rest and 
recovery.

An acoustic report has been submitted in support of the application. Noise levels associated with hospital 
facilities are assessed in accordance with the Department of Health Technical Memorandum 08-01: Acoustics.
The acoustic report includes results from a noise survey to develop a mitigation strategy to achieve satisfactory 
noise levels.

At this time the detailed specification of plant and machinery (e.g. air conditioning units) is not known, however 
the report specifies noise limits for equipment, which if achieved will ensure there are no adverse impacts on 
residents. 



With respect to road traffic noise the report demonstrates that, with suitable acoustic glazing, satisfactory 
internal noise levels can be achieved. As the detailed design is not yet known, this will require later agreement.

Based on the above Urban Vision Environment have no objections to the development on noise subject to 
conditions in relation to noise levels for external plant and equipment and the requirement for an acoustic 
mitigation design for the façade of the building to ensure acceptable internal noise levels.

Land Contamination

The site has a history of use as a landfill in the 1950’s, and was subsequently developed as playing fields.  As 
such there is a potential for land contamination to exist. The proposed end use is for a commercial end use, 
which is considered a sensitive end use with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor. The assessment considers there are potential viable pollutant linkages 
with likely sources of localised hydrocarbons, heavy metals, asbestos containing material and ground gas.

The report recommends a further intrusive site investigation is undertaken to quantify any risk and determine 
what remediation may be required. 

The applicant has also submitted a site investigation report. Soil sampling has detected asbestos materials 
within the made ground, with no other contaminants detected above screening criteria. The majority of the 
development will be either under hardstanding or beneath building footprints, as such asbestos will not present 
an unacceptable risk to future end users. A 300mm clean cover system is recommended for soft landscaping 
within the development. Ground gas sampling confirmed gas protection measures are not required.

The report recommends a remediation strategy is developed, which will consist of a materials management 
plan, cover system for any soft landscaping and safeguards for construction workers. The conclusions of the 
report are accepted and as such Urban Vision Environment have no objection subject to conditions requiring the 
submission and written approval of a remediation strategy and verification report. The recommended conditions 
are attached. 

Trees and landscaping

There are a number of existing trees on/overhanging the application site and as such the application is 
supported by a BS 5837 Arboriculture Report. 12 individual trees and 2 groups have been recorded. It is 
proposed that to facilitate the development, 1 group of category A trees (G9) would be removed.

Retention of the category A trees should be attempted however, given the contribution to the overall amenity 
value of the area in the short, mid and long-term; the footprint of the proposal; the available space and the 
earthworks proposed, together with the benefits the scheme would bring in terms of health provision which 
would outweigh the amenity value of the existing trees on site the loss of the trees in this instance is considered 
acceptable and can be mitigated against by securing replacement planting, as highlighted within the submitted 
report at paragraph 4.5.

A Tree Protection Plan (TPP) has been supplied showing the layout of the temporary protective fencing 
(HERAS-specification). An Arboricultural Method Statement (AMS) is included and this includes descriptions of 
the temporary protective fencing proposed. 

The application is also supported by a landscape layout plan, planting plan and hard works plan. The submitted 
plans indicate tree planting, hedging, blub planting, grassed areas and wildflower meadow as well as bird boxes 
to mature trees within the existing embankment between the site and Stott lane and bird feeders within the site. 
Landscaping within the remaining car parking area is to remain as existing. The landscape proposals have been 
reviewed by the Council’s Landscape who consider them to be acceptable. A condition is recommended to 
ensure the development is carried out in accordance with the submitted landscape plans. 

The submitted landscape plans give general details in terms of proposed tree planting however in order to 
ensure adequate replacement provision is provided for those trees to be felled a condition is recommended 
requiring a replacement planting scheme to include details of tree species; tree sizes (including the minimum 



height and circumference of stem at 1m from the ground level); plan indicating the location of the replacement 
trees, a timetable for tree planting and details of aftercare.

Greater Manchester Ecology Unit have reviewed the application and have raised no objections. They have 
advised that the invasive plant Japanese knotweed has been found on the site. There is already a management 
plan in place for the site and a condition is recommended to ensure the development is carried out in 
accordance with the management plan and that a 7m buffer is provided for storage of materials etc to prevent 
the spread of knot weed. 

GMEU acknowledged that the new landscaping proposals will compensate for tree losses to the scheme, but 
recommend that no tree removals required to facilitate the development take place during the optimum period 
for bird nesting (March to August inclusive) unless nesting birds have been shown to be absent by a suitably 
qualified person.  Under the terms of the Wildlife and Countryside Act 1981 it is an offence to harm nesting 
birds, their eggs and young and an informative is recommended to advise the applicants that there should be no 
vegetation clearance required to facilitate the scheme during the optimum period for bird nesting (March to July 
inclusive). 

It is considered that subject to conditions the proposed development would be satisfactorily landscaped having 
regard to its location and the nature of the proposed development and in accordance with Policies DES1 and 
DES9 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Flood risk and drainage

The site is in Flood Zone 1 and is greater than 1ha. The application is supported by a ‘Proposed Drainage 
Strategy: Intermediate Care Unit – Salford Royal Hospital Job No.: 19-006’ and flood risk assessment (FRA) 
with accompanying plans and calculations. The strategy has been updated through the course of the application 
to review the potential use of source control SuDS techniques as a part of the sustainable drainage strategy for 
this site. The revised drainage strategy: Intermediate Care Unit – Salford Royal Hospital Job No.: 19-006 
revision C 21/11/19 sets out that in line with the EA’s Groundwater Protection Policy it is considered unlikely that 
the use of soakaways drainage would be acceptable due to the risk of increasing the mobilisation of 
contaminants already in the ground.  
 
In terms of drainage strategy’s for development the preferred discharge method for surface water is drainage by 
infiltration followed by watercourse, surface water sewer and then combined sewer. Infiltration is not feasible 
due to significant depths of landfill beneath the site, location within Environment Agency Source Protection Zone 
2 and poor conditions for soakaways/likely risk of contamination. The nearest watercourse, Gilda Brook is 
located 300m to the east and culverted. The submitted drainage strategy sets out that connecting to this would 
require crossing the adopted highway and through the adjacent hospital grounds which are heavily developed 
with buildings. Connection to Gilda Brook has been deemed not feasible due to distance and cost. The nearest 
surface water sewer runs west to east to the south of the site and it is assumed that this is where the existing 
car park currently discharges to. 

The applicants have confirmed that a green roof has been discounted on the basis of cost, both in relation to 
installation and ongoing maintenance. The increased structural load of a green roof on the former landfill site 
would increase the cost of pile foundations, which would in turn make the green roof cost prohibitive. 

The revised drainage strategy concludes that as infiltration and connection to water course are unsuitable, flows 
are to be restricted to a maximum of 10 litres per second and connected to the existing public surface
water sewer to the south of the site. The drainage strategy has been reviewed by the councils drainage 
engineer who considers that the drainage strategy is acceptable and has confirmed that the applicants 
justification for the exclusion of source control SuDS features on the site is acceptable. 

A condition is recommended to ensure the development is carried out in accordance with the recommendations 
set out in the submitted revised drainage strategy.

Highways and parking 

This application is being considered concurrently alongside application 19/73701/FUL for an Acute Receiving 
Centre (ARC) on the main hospital site. The submitted Transport Assessment and Travel Plan for each proposal 
considers the cumulative impact of both developments.



The proposal includes the reconfiguration of the car park with the current vehicular and pedestrian access 
routes remaining as existing.

The existing Stott Lane car park currently accommodates 468 car parking spaces including 29 disabled bays 
(6.2%). This car park would be re-configured as part of the proposed development and the resulting car park 
would accommodate 444 parking spaces including 29 disabled bays (6.5%). The general layout and 
accessibility of the reconfigured north car park is considered acceptable.

In order to accommodate the increased vehicular demand that the building would generate and spaces lost as a 
result of changes to the site layout to accommodate the building a site wide strategy is proposed to relocate 
staff parking off-site, alongside the withdrawal of a number of staff parking permits.

The table below is taken from the submitted TA and provides a summary of existing and proposed car parking 
across the hospital estate and off site.(The proposed 150 spaces at Ladywell car park are no longer proposed 
and the Trust are looking at other options to provide these spaces elsewhere. This is discussed in further detail 
within this section of the report.)

Section 2.4 of the TA addendum clearly sets out the additional Patients and Visitors traffic associated with both 
the ARC and the ICU in tables 2.16 and 2.17 with 2.18 (extract included below) clearly summarising the 
expected increase in traffic during the AM and PM peak hours.   



The number of vehicles assumed to be generated by the proposals, 50 two-way trips in the AM peak and 55 in 
the PM peak, are not considered significant when acknowledging that fact that these are split over a number of 
approaches.  
 
The TA summarises the predicted increase in traffic through the six junctions considered in the AM and PM 
peaks. The change in flow resulting from both development proposals is approximately 1% or less at all 
junctions except the Stott Lane car park access, where the percentage change is shown to be 2% in the AM 
Peak and 4.7% in the PM.

The modelling has been revisited in the addendum in light of comments made by TfGM with respect to the 
original Transport Assessment. The Addendum also includes Sensitivity Analysis which considers the operation 
of the network should the developments be implemented and the Eccles Old Road bus lanes reinstated.

The Addendum concludes there is minimal difference between the ‘Do Nothing’ and ‘Do Something’ scenarios 
demonstrating that the impact of the proposed developments is negligible. 

TfGM concur with this, stating in their consultation response that ’The impact of the traffic from the proposed 
development is small and does not represent any particular traffic problems resulting from the proposed 
development.’ However it should be noted that TFGM have reached this conclusion having regard to the 
mitigation measures that have been agreed with the Trust. The agreed mitigation package is discussed 
throughout the remainder of this section.  

The mitigation package from the Trust comprises the following:
- Allocation of 150 patient and visitor parking spaces within the multi storey car park;
- 196 staff parking spaces to be provided elsewhere;
- Withdrawal of 200 staff car parking permits;
- Improvements to the barrier system at the central car park off Eccles Old Road;
- Installation of Variable Message System (VMS) on site signage at the main entrance to the site off Eccles 

Old Road, North car park and within the Central car park. 

The allocation of 150 patient and visitor parking spaces within the mutli storey would see 150 staff spaces 
displaced. This together with the car parking spaces proposed to be lost as a result of the proposed 
developments equates to a shortfall of 196 spaces. The Trust are looking to provide alternative provision for 
these 196 spaces and options currently being considered include the erection of a deck on the Stott Lane car 
park to provide 150 spaces and off site provision through use of the car park at ‘The Store Room’ which is 
located further south off Eccles New Road. Discussions around the most appropriate and deliverable solution 
are continuing and therefore a condition is recommended requiring a scheme for the provision of 196 staff car 
parking spaces to be submitted for the written approval of the Local Planning Authority and for the spaces to be 
made available for use prior to the commencement of the development and retained thereafter. 

The submitted TA addendum concludes that by withdrawing 200 staff parking permits the number of trips 
generated by the additional staff associated with the ARC and ICU buildings will not cause an increase in trips 
on the highway network during the peaks. A small net reduction is in fact forecast. 

However it is considered that the removal of staff parking permits alone would not be successful without an 
extension of the resident parking schemes to prevent staff without permits parking on unrestricted neighbouring 
streets. Without the extension to the Resident Parking scheme the position set out in the TA that there would be 
no/ or minimal impact could not be accepted. The Trust have agreed to provide funding for the setup of an 
extended residents parking scheme as well as an annual payment for the permit scheme which is to be paid by 
the Trust in perpetuity or until such time as other measures are put in place which means that the extent of the 
parking scheme can be re-considered. This will be secured through the S106 agreement and a condition is 
recommended to put a cap on the maximum number of staff parking permits issued to ensure that over time 
these permits are not re-introduced. 

The City Council are aware of ongoing issues with regards to the use of the barrier system at the entrance to 
the Central car park and had asked for the barrier to be removed. However following discussions it has been 
agreed that the barrier is to remain and instead a condition is recommended requiring the submission and 
written approval of a scheme for its operation, or other measure to control access to the central car park. The 
agents have advised that there is a new barrier system in place but that it is not yet operational. The condition 



also requires the scheme to build in details for monitoring and review. The retention of the barrier with an 
agreed operation will assist in traffic counting in and out of the car park to in turn feed into the VMS on site 
signs.

VMS signs have been installed, but are not yet operational, at the central car park. These signs include one on 
the car park approach road and a further zone for each of the 5 internal car park zones. The Trust also advise 
that they intend to install additional VMS signs at the entrance to the North car park and at the main entrance to 
the site off Eccles Old Road. Whilst the provision of these signs is welcomed it is considered that they will only 
benefit internal circulation of the central car park and are not sufficient to advise drivers of the capacity of the car 
parks.

TFGM recommend that additional signs are provided off site. A 7 sign scheme is proposed and includes signs 
on Eccles Old Road, Stott Lane and Eccles New Road to advise visitors which car parks are busy/full and allow 
visitors to go straight to the car parks with more space, thus avoiding unnecessary journeys and queuing on the 
public highway. The Trust have agreed to a financial contribution to cover the cost of the proposed 7 sign 
scheme and this will be secured through the S106 agreement.

Urban Vision Highways recommend provision for the charging of electric vehicle charging points as is also 
required by Urban Visions Environmental Consultant and discussed in the Air Quality section of the report 
above. This is agreed and has been discussed earlier in this report under the air quality section. A condition is 
recommended to secure the provision of electric vehicles charging points. It has been agreed that a total of 27 
charging points will be provided with details of locations, type etc to be agreed through the recommended 
condition.

In addition to the mitigation measures set out above the following additional mitigation has also been agreed 
and will be secured through the S106 agreement.

 Monies to fund a signage/ connectivity improvement scheme between Eccles town centre and the 
Hospital;

 Then provision of a cycle route through the site connecting Stott Lane with Devonshire Road/Eccles Old 
Road to the north western side of the site;

 Monies for the installation of a monitoring camera at the junction of Eccles Old Road/ Stott Lane to allow 
observations to be made and manual intervention to the signal operation to maximise efficiency; and

 Monies to re-validate the SCOOT network in the vicinity of the hospital once the development/s is/are 
operational.

The hospital already operates under a Travel Plan and a condition is recommended requiring the submission of 
a revised Travel Plan within 6 months of first occupation of the development to include an update on all existing 
content as well the following:
 Commitment to share snap staff survey results and future full reviews of the TP with SCCs Sustainable 

Transport Co-ordinator together with a report that provides commentary on the success or otherwise of 
interventions and details other findings;

 Commitment to undertake annual staff travel surveys for a period of 3-years and to provide a report to the 
LPA detailing the findings of the survey;

 A section which details the measures and initiatives that are targeted toward, or could benefit, patients and 
visitors and details how feedback might be obtained from them to inform future improvements;

 An infrastructure audit of the public transport, pedestrian and cycle infrastructure in the vicinity of the site;
 A review of the quality of the current cycle parking and its usage to determine where on the site they are 

more/ less effective;
 Reference to the Cycle User Group being consulted on their experiences of cycling to the hospital, in order 

to consider barriers that exist to those that might otherwise consider cycling;   
 Modal shift targets; 
 An action plan for continual modal shift;
 A timetable for monitoring and review. 

The scheme proposes the provision of a cycle shelter to the north west corner of the site within the service yard 
area. The location of the proposed cycle store would mean that it would not be accessible by visitors and would 
be for staff use only. Cycle parking provision should also be provided for visitors and there is space within the 



site for this to be included. A condition is therefore recommended requiring full details, including quantity, type, 
location and size to be submitted for the written approval of the Local Planning Authority and for the approved 
scheme to be implemented prior to the first use of the ICU and retained thereafter. 

Sustainability

A sustainability checklist and has been submitted in support of the application. The checklist together with the 
submitted planning statement sets out a number of measures proposed in order to improve the efficiency of the 
development.

- Use of energy efficient goods, 
- Incorporation of trees and landscaping across the site 
- Use of water meters
- Use of water saving devices such as low flush toilets and use of grey water has been considered but 

cannot be incorporated into the scheme due to infection control within the healthcare environment.
- Intended to achieve BREEAM ‘very good’
- Use of a dedicated recycling unit within the service yard
- Cycle store for 10 cycles.
- Outdoor space for patients 
- Use of permeable paving where possible to reduce runoff.

The scheme will also build on the pledges made by the Greater Manchester Health and Social care partnership 
in the five year plan for greater Manchester with respect to the following Environmental Plan Priority areas:

o Energy – use of energy efficient goods and equipment. Use of internal moveable timber screens to 
reduce overheating and glare. 

o Transport and Travel – encourage sustainable travel for staff and visitors. Additional electric vehicle 
charging points.

o Homes, workplaces and public buildings – intended to achieve BREEAM rating of very good
o Production and consumption of resources – dedicated recycling facility and decontamination unit.

The energy efficiency of the proposed building will be controlled by Building regulations and in terms of 
renewable energy the submitted plans indicate the provision of photovoltaic panels to the roof behind the 
parapet wall. No further details have been submitted to date and as such a condition is recommended requiring 
the submission of full details and elevations for the written approval of the Local Planning Authority prior to 
installation to ensure that the proposed solar panels would not unduly impact on the street scene or the 
character and appearance of the proposed ICU building. 

Refuse

A service yard would be provided to the north of the building and would include a bin storage area. A disposal 
hold area is also proposed within the building. Access for refuse vehicles would be via the existing vehicular 
access point off Stott Lane, through the car park at the front of the building and round to the service yard area.

Recommendation

Planning permission be granted subject to the following planning conditions and that:

1) The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town and Country 
Planning Act to secure the following heads of terms:

 £50,000 contribution for a monitoring camera at the junction of Eccles Old Road/ Stott Lane to allow 
observations to be made and manual intervention to the signal operation to maximise efficiency.;

 £10,000 contribution to re-validate the SCOOT network in the vicinity of the hospital once the 
development/s is/are operational;

 £10,000 contribution to design and implement a signage scheme to direct pedestrians and cyclists 
between Eccles train station and the hospital;

 Salford Royal Foundation Trust to provide a scheme for pedestrian/ cycle connection through the site 
on an easterly/westerly axis linking to Stott Lane to improve the site’s permeability and encourage 
cycling and walking as a means of travel to and from the site. This should link to the £10k contribution to 
wider access networks;



 Funding for residents parking scheme. £20,000 initial set up fee (consultation, TRO process, new 
signage, amendments to existing signage etc) and £75,000 per annum payable by the Trust in 
perpetuity or until such time as other measures are put in place which means that the extent of the 
parking scheme can be re-considered;

 £163,322.27 contribution for the installation of a comprehensive 7 sign VMS scheme beyond the site 
boundary to enable choices to be made prior to being on the access road.  

2) That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such a legal agreement;

3) The authority be given for the decision notice relating to the application be issued (subject to the conditions 
and reasons stated below) on completion of the above-mentioned legal agreement; 

Conditions

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

560-17-DAY-XX-XX-AL-A-02004 Revision T4 – Proposed site plan
560-17-DAY-XX-XX-AL-02-005 Revision P1 – Location plan 

560-17-DAY-XX-XX-AL-20-020 Revision P1 – GA ground floor plan 
560-17-DAY-XX-XX-AL-20-021 Revision P1 – GA first floor plan 
560-17-DAY-XX-XX-AL-20-200 Revision P2 – In so far as it relates to the bin store
56017-DAY-XX-02-AL-A-20201 Revision T3 – Proposed GA plan – roof level
56017-DAY-XX-XX-AE-A-20601 Revision T3 – Proposed elevations
560-17-DAY-XX-XX-AL-21-110 Revision P1 – Proposed sections 
56017-DAY-XX-XX-AA-A-21511 Revision T1 - Curtain wall type 1 – typical roof detail

3335 101 revision C – Landscape layout
3335 102 – Hardworks
3335 201 – Planting plan
3335 103 Revision EG – Site sections sheet 1 of 2
3335 104 – Site sections sheet 2 of 2

Reason: For the avoidance of doubt and in the interest of proper planning.

3. The development hereby permitted shall be carried out using the following approved materials as 
indicated on drawing number 56017-DAY-XX-XX-AE-A-20602 Revision P2 unless otherwise agreed in 
writing by the Local Planning Authority:
- Brick - Ibstock – Amato Blend 0103
- Zinc façade – VMZINC QUARTZ-ZINC
- Windows and plant screen – Interpon D1036 SL743JR - RAL 7043 satin
- Timber fins – red cedar RW006

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National 
Planning Policy Framework.

4. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include: 

(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 



electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 
A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and
(xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site;
(xii) Details of the maximum size of vehicles required to access the site for construction purposes and a 
swept path to demonstrate that such vehicles can safely and appropriately access the site.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF.

Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 
occupiers if not properly managed so details of the matters set out above must be submitted and agreed 
in advance of works starting.

5. Within 6 months of first occupation of the development hereby permitted a revised Travel Plan shall be 
submitted for the written approval of the Local Planning Authority. The Travel Plan shall include an update 
on all existing content as well the following:
 Commitment to share snap staff survey results and future full reviews of the TP with SCCs 

Sustainable Transport Co-ordinator together with a report that provides commentary on the success 
or otherwise of interventions and details other findings;

 Commitment to undertake annual staff travel surveys for a period of 3-years and to provide a report 
to the LPA detailing the findings of the survey;

 A section which details the measures and initiatives that are targeted toward, or could benefit, 
patients and visitors and details how feedback might be obtained from them to inform future 
improvements;

 An infrastructure audit of the public transport, pedestrian and cycle infrastructure in the vicinity of the 
site;

 A review of the quality of the current cycle parking and its usage to determine where on the site they 
are more/ less effective;

 Reference to the Cycle User Group being consulted on their experiences of cycling to the hospital, in 
order to consider barriers that exist to those that might otherwise consider cycling;   

 Modal shift targets; 
 An action plan for continual modal shift;
 A timetable for monitoring and review. 
The agreed Travel Plan shall be implemented and reviewed in accordance with the timetable embodied 
therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan.



6. Prior to first use of the development hereby permitted the applicant shall submit and agree with the Local 
Planning Authority a scheme for the provision of electric vehicle charging infrastructure.  The 
infrastructure shall as a minimum include provision for "fast" charging (7kv) of electric vehicles.

Reason: In accordance with paragraph 105, 110, 170 and 181 of the NPPF, to encourage the uptake of 
ultra-low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 
public health and quality of life.

7. Prior to development commencing (except for demolition and enabling works) the applicant shall submit 
and agree with the Local Planning Authority in writing a contaminated land remediation strategy.  The 
development shall thereafter be carried out in full accordance with the duly approved remediation strategy 
or such varied remediation strategy as may be agreed in writing with the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any works on site could affect any contamination which may 
be present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence.

8. Pursuant to condition 7 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

9. The landscaping works shown on the approved plans shall be carried out in accordance with any timing / 
phasing arrangements agreed or within 18 months of first occupation of the development hereby 
permitted, whichever is the later. Any trees or shrubs planted or retained in accordance with this condition 
which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased 
within 5 years of planting shall be replaced within the next planting season by trees or shrubs of similar 
size and species to those originally required to be planted, unless the Local Planning Authority gives its 
consent in writing to any variation.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

10. Any externally mounted plant and equipment (with the exception of plant required for emergency 
situations such as standby generators, smoke extract equipment or similar) associated with the 
development shall be designed so as not to exceed the following noise levels;
A) When measured 1m from Holyrood Nursery Hope and residential dwellings on Meadowgate Road;
o 07:00 - 23:00 - 44 dB LAEQ 1-hour
o 23:00 - 07:00 - 36 dB dB LAEQ 15-Minute
B) When measured 1m the nearest noise sensitive façade of Salford Royal Hospital;
o 07:00 - 23:00 - 46 dB LAEQ 1-hour
o 23:00 - 07:00 - 38 dB dB LAEQ 15-Minute
assessed in accordance with BS 4142: 2014 with corrections applied for any plant emitting noise of a 
tonal or irregular quality.

Reason: To safeguard the amenity of future users of the development hereby approved in accordance 
with policy EN17 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

11. No development shall be started until all the retained trees as shown at the Tree Protection Plan (Tree 
Survey Plan Ref: 2263_03) shown at Appletons Arboricultural Report, Ref: 2263, Entitled:  STOTT LANE 



CAR PARK, SALFORD ROYAL HOSPITAL, dated 9th August 2019 within (or overhanging) the site, have 
been protected using temporary protective fencing and temporary ground protection.  Such protection 
shall be installed in accordance with the description shown at Appendix 3 of the Appletons Arboricultural 
Report, Ref: 2263: and shall remain until all development is completed and no work, including any form of 
drainage or storage of materials, earth or topsoil shall take place within the perimeter of such protection.

Reason: To safeguard existing trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

12. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement [section 5.0 of the Appletons Arboricultural Report, Ref: 2263 dated 9th August, 
Entitled:  STOTT LANE CAR PARK, SALFORD ROYAL HOSPITAL.

Reason: To safeguard existing trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

13. The felled trees shall be replaced in accordance with a tree replacement scheme which shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall include details of 
tree species; tree sizes (including the minimum height and circumference of stem at 1m from the ground 
level); plan indicating the location of the replacement trees; a timetable for tree planting and details of 
aftercare. Replacement trees shall be planted in accordance with the timetable embodied within the 
approved tree replacement scheme. If any of the replacement trees are removed, uprooted, destroyed, 
die or become severely damaged or seriously diseased within 5 years of planting they shall be replaced 
within the next planting season by trees of similar size and species to those originally planted, unless 
otherwise agreed in writing by the Local Planning Authority.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

14.     Prior to installation full details of the proposed car park lighting shall be submitted for the written approval 
of the Local Planning Authority. The scheme shall include full details of the locations, design, luminance 
levels, light spillage, proposed hours of use of and any supporting structures or fixings to existing built 
form. The approved scheme shall be implemented in full prior to the first use of the car park and retained 
thereafter. 

Reason: In the interests of visual amenity in accordance with Policy DES1 of the City of Salford Unitary 
Development Plan and to safeguard the amenity of neighbouring residents and/or future occupants of the 
development in accordance with policy EN17 of the City of Salford Unitary Development Plan.

15. Prior to commencement of the development a scheme for the provision of 196 new staff parking spaces 
shall be submitted to and agreed in writing by the Local Planning Authority. The new staff spaces shall be 
provided on or in the immediate vicinity of the site unless otherwise agreed in writing with the Local 
Planning Authority. The approved scheme shall be implemented and the parking spaces shall be made 
available prior to the commencement of the development and retained thereafter. 

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre commencement condition: The scheme for additional car parking spaces must be 
understood and implemented prior to works commencing on site in order to ensure no unacceptable 
impact on the highway network both during the construction and operational phases of the development. 

16. Prior to first use of the development hereby permitted a scheme for the operation of the barrier control 
system at the central car park, or other measure to control access to the central car park, shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall include details for 



monitoring and review/alteration to the scheme. The approved scheme shall be implemented and 
reviewed in accordance with the timetable embodied therein.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

17. Notwithstanding the details shown on the drawings hereby approved, prior to first use of the development 
hereby permitted, full details of secure cycle parking for a minimum of 20 cycles including type, location 
and size shall be submitted to and approved in writing by the Local Planning Authority. The approved 
cycle parking shall be implemented and made available for its intended use prior to the first use of the 
development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

18. Prior to first use of the development hereby permitted a scheme for the marking arrangements for 
access/egress to/from the site shall be submitted to and agreed in writing by the Local Planning Authority. 
The approved scheme shall be implemented prior to first use of the development and retained as such 
thereafter.

Reason: In the interests of the safe and efficient operation of the highway network and to minimise 
potential conflicts between pedestrians, cyclists and other road users in accordance with policies DES2, 
A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

19. The vehicle parking and access arrangements shown on the approved plans to serve the development 
hereby permitted shall be made available for use prior to the development being brought into use and 
shall be retained thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

20. Prior to first use of the development herby permitted a scheme for the provision of Variable Message 
Systems (VMS) at the entrance to North car park, at the main entrance to the site off Eccles Old Road 
and within the Central car park to provide information on the availability of spaces within sub-sections of 
the car park shall be submitted to and approved in writing by the local planning authority. The scheme 
shall include full details of the location of the VMS signs and the information they will convey and shall be 
implemented in full prior to first use of the development hereby approved.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

21. Notwithstanding the details shown on the approved plans, prior to installation of any solar panels, full 
details and elevation plans shall be submitted and approved in writing by the Local Planning Authority. 
The solar panels shall be erected in accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National 
Planning Policy Framework.

22. The development hereby permitted shall be carried out in accordance with the Stott Lane Japanese 
Knotweed management plan. No works or storage of materials shall take place with 7m of the knot weed 
stands identified within the management plan.

Reason: To prevent the risk of spread caused by construction activities. It is an offence under the Wildlife 
& Countryside Act 1981 to introduce plant or cause to grow wild any plant listed in Schedule 9 part 2 of 
the Act. Species such as Himalayan balsam, giant hogweed, rhododendron and Japanese knotweed are 
included within this schedule.



23. Prior to above ground development commencing, the applicant shall submit and agree with the Local 
Planning Authority a detailed acoustic mitigation design for the façade of the building to ensure that 
internal noise levels meet those specified in table 5 of the submitted acoustic report Noise Survey, July 
2019, Ref: 19292-R01-A, Sandy Brown.

Reason: To safeguard the amenity of future users of the development hereby approved in accordance 
with policy EN17 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

24. The development hereby permitted shall be carried out in full accordance with the Drainage Strategy: 
Intermediate Care Unit - Salford Royal Hospital Job No.: 19-006 revision C 21/11/19.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 
o NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

25. Notwithstanding the approved plans, prior to the installation of any external fixed plant and equipment, 
detailed drawings including the location of equipment shall be submitted to and approved in writing by the 
Local Planning Authority. The development shall be carried out in accordance with the approved drawings 
and shall be retained as such thereafter.

Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford 
Unitary Development Plan.

26. Prior to first use of the development hereby permitted full details of motorcycle parking provision including 
type, location, quantity and size shall be submitted to and approved in writing by the Local Planning 
Authority. The approved motorcycle parking shall be implemented and made available for its intended use 
prior to the first use of the development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

27. If, during development, contamination not previously identified is found to be present at the site then no 
further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried 
out until the developer has submitted a remediation strategy to the Local Planning Authority for approval. 
The remediation strategy shall detail how the unexpected contamination will be dealt with. The 
remediation strategy shall be implemented as approved by the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

28. Prior to commencement of development 150 existing staff car parking spaces at the MSCP shall be 
allocated to Patient and Visitor parking and written confirmation submitted to the Local Planning Authority. 
The revised parking allocation shall be retained thereafter.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre commencement condition: In order to ensure no unacceptable impact on the highway 
network both during the construction and operational phases of the development. 



29. Prior to commencement of development 200 existing staff parking permits shall be revoked and written 
confirmation provided to the Local Planning Authority. Thereafter, the number of staff parking permits 
issued within the site, Stott Lane, Store Room and Summerfield House, shall be capped at 3,362 or other 
number as agreed in writing with the Local Planning Authority. An appropriate record of all permits in 
circulation in relation to the agreed locations shall be maintained and reasonably made available for 
inspection by the Local Planning Authority upon request.

Reason: To support the implementation of the Travel Plan and to limit the effects of the increase in travel 
movements in accordance with policies ST14 and A8 of the City of Salford Unitary Development Plan.

Reason for pre commencement condition: In order to ensure no unacceptable impact on the highway 
network both during the construction and operational phases of the development. 

Informatives

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

2. The applicants are advised that all birds, with the exception of certain pest species, and their nests are 
protected under the terms of the Wildlife and Countryside Act 1981 (as amended).  Demolition works, 
together with works to trees, hedgerows and scrub, including site clearance, should not be undertaken in 
the main bird breeding season (1st March to 31st August), unless nesting birds are found to be absent by 
a suitably qualified person immediately prior to clearance.

3. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of 
Practice for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings should be followed for installation and  the verification requirements of CIRIA C735 Good 
Practice on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground 
Gasses will need to be submitted.  

Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues with property searches and 
/ or mortgage at a later time.

4. The applicant's attention is drawn to the comments from design for security set out in the submitted Crime 
Impact Statement and in particular the recommendations set out in sections 3.3 and 4 of the statement.

5. In relation to condition 4 (CEMP) the information required by points ii), iii) and iv) shall be identified on a 
plan.

6. In relation to condition 6 the applicants are advised that, cumulatively the ARC and ICU developments 
shall provide a total of 27 EV charging points are required across the hospital estate. The scheme 
submitted under condition 6 shall include details of their proposed locations, split between staff and 
visitors and details of type of charger, e.g. fast, rapid.


