
 
 
 

Neighbourhood Forum 
Tuesday, 7th January 2014 at 5.30 p.m. 
Trust Administration, Meeting Room 6 

 
Agenda 

  
Start: 5.30 p.m. 

 

 

    
01/14 Standard business                                                                        

a Chair’s welcome v Chair 
b Introductions and apologies for absence v Chair 
c Minutes of last meeting held on 12th November 2013 * Chair 
    

02/14 Current state of the Strategic Planning Framework * Chair 
    

03/14 The proposed consultation process on the Strategic 
Planning Framework 

* Chair 

    
04/14 Discussion re the Strategic Planning Framework v Chair 

    
05/14 Next steps v  

    
06/14 Any other business v  

    
07/14 Date of next meeting: 

– to be decided 
  

 
*  paper attached 

 v verbal item 
 
 

Close: 7 p.m. 



 

 
 

Neighbourhood Forum 
Tuesday, 12th November 2013 @ 17.30pm 

Trust Administration Room 6 
Christie Trust HQ 

 
DRAFT MINUTES 

Present: 
 

Membership: 

Cllr Andrew Simcock – AS (Chair) 
Roger Spencer – RGS (The Christie) 
Cllr Mark Clayton - MC 
Cllr Daniel Gillard - DG 
Cllr Chris Paul - CP 
 

Residents: 

Don Berry - DB  
Doug Edwards - DE 
Madeleine Rose - MR 
Colleen Scott - CS  
James Bromfield – JB 

 
In attendance Bob Higginbotham - BH, Chris Noble - CN, Will Blair – WB, Maggie Doyle – MD, Tim 

Barber- TB (The Christie),  
Mark Valentine – MV (MCRC) 
Andy Wilson – AW, Warren Roper – WR , Dave Roscoe (Manchester City Council) 
 

Minutes: Will Blair – WB (The Christie) 
 

Apologies:   Joanne Fitzpatrick (The Christie) 
Cllr Bridie Adams 
Cllr  Dave Ellison  
Cllr Andrew Fender  
Cllr Carl Ollerhead  
Cllr Susannah Reeves 
Cllr Jeff Smith 
Cllr Andrew Taylor 
Cllr Simon Wheale  

Tony Whitehead - AW 
Roger Hall - RH 
Marie Kelly – MK  
Karen Bullen – KB  
 

 
 
1. Chair’s welcome 

The Chair welcomed all members to the meeting and those who had not attended 
previously. 

Action 

2. Apologies for absence  

Apologies were noted. 
 

 

3. DRAFT Minutes of last meeting – 21st May 2013 

The minutes of the last meeting were approved as correct record.  

AS informed all that he is now a member of the Christie council of Governors and 
will look into recommending that the minutes go through the Council of Governors.   

CS stated that no communication had been received from BH regarding the lighting 
issues raised at the previous forum despite a chase up email being sent last week.  
BH apologised for any communication break down.  It was pointed out to CS that 
an email had been sent on 23rd August indicating residents areas were blanked out 
on CCTV.   Confirmation was from Schneider Electrics and email noted to make 
contact if any further information was required.  BH informed all that unfortunately 
he was out of office last week when the chase up email regarding lighting was sent.  
BH assured members that he had just received today confirmation that short term 
measures had been taken.  However a long term review will be required in line with 

 

 

 

 

 

 

 

 

 

 



 
secure by design – this is expected before Christmas.  BH will provide an update 
when available and in the mean time is happy to meet with any of the members to 
discuss the lighting.     

CS acknowledged that the original email regarding CCTV blanking was sent 
promptly. 

A discussion regarding the Strategic Planning frame work to place.  AS informed 
members that it would be presented at the Council executive committee at 10am 
on the 28/11/13 to debate if it can be endorsed as a base for consultation.  This 
meeting will be open to the public.  If the document is endorsed it will go out to 
consultation after 6 weeks due to Christmas period.  Members were informed by 
MC that the document is already available online to view.   

 

A meeting of the Neighbourhood Forum is to be arranged for 17:30 Tuesday 7th 
January to discuss the framework.   

DR summarised the consultation process and informed members that it was a 3 
month process and can involve drop in sessions and public meeting arranged by 
local community groups.  The consultation would involve all the wards.                       

DE & CS highlighted the importance of the residents’ forum representatives in 
providing feedback and advising local residents on the strategy and questioned if 
the timeframe was reasonable for residents new to the document to review it in 
time for the consolation period.  AS indicated that the review would be further 
reaching than the initial S106 survey.  Capturing all views was vital to ensure the 
right solution for a wide impact.   

DR and AW explained that it is standard to avoid consultation over the Christmas 
period due to poor response. 

After consultation feedback the framework will go back to the Council executive 
committee around March 2014.  

CS requested confirmation that regarding planning policy, consideration for 
conflicting points would be reviewed.  DB confirmed that would be the case.  

  

 

BH 

4. MCRC Research building update  

MV informed all we are currently at week 51 of 71. 
 
The project did fall slightly behind but an action plan to get the work back on track 
is being drawn up and MV feels confidant that the target date of June 2014 will be 
achieved. 
 
MV apologies for any mud that had been on Kinnaird Road during the works and 
this would be rectified within the week 
 
BH indicated that MV and himself had visited a resident to discuss screening within 
plans.   It was discussed that to address concerns plans for a screen have been 
drawn up – these will need to go to the planning authorities. 
 
DE questioned as to what the timeframe for completion of the Kinnaird Road/Frith 
Road repairs.  BH explained that weather permitting this should be in the next 2 
weeks. 

 MCRC Newsletter 
MV confirmed issues specifically related to the Christie have been incorporated 
into the newsletter and a new issue is being finalised.  The Christie will supply 
an update including Green travel plan progress, Strategic Planning frame work 
information and projects. 
 

 

 

 

 

 

MV 
 
 
 
 
 
 
 
 
 
 
 
BH/TB 



 
5. Section 106 

WR provided an update on the S106 consultation process – indicating response 
has been good.  The streets that had been missed of the consultation in error have 
now received their survey documents with an extended deadline of 22nd November 
2013.   
 
Final report should be published in January and will be put out for final consultation.
 
DB, DE and CS question the use of the term ‘residents parking scheme’ as this is 
not what has been proposed as non residents can park there.  They highlighted 
that uptake of the scheme will benefit the patients attending the Christie. 
 
WR closed off the update by reiterating that the final scheme will go out to 
consultation. 
 
DB requested to the council that “No Go” areas were not fair going forward and that 
all areas should be considered the same – i.e. not exclusive arrangements.  WR 
indicated there would be a 2 “pallet of options”.  WR indicated considerations for 
narrow roads would need to be taken into account. 
 
AW also indicated that traffic orders (S106) were in the process of being updated in 
general. 
 

 

6. 
 

Green travel update 

BH presented an update on the travel and car parking strategy.  This included 
announcing that the Trust had gratefully accepted on offer by TfGM for a 10% 
metrolink discount and that to additionally support this foot path signage from the 
metrolink station was to be installed.   
 
A discussion on how staff felt about the location of the metrolink station and using it 
to commute took place.  Distances were discussed and suggestions made that it 
was a 5/10 minute walk. 
 

 

 

 

 

 

7. AOB 

Next meeting Tuesday 18th February 2014 – 5.30pm 
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1 INTRODUCTION  

1.1 This Strategic Planning Framework for The Christie has been 
prepared in partnership between The Christie NHS Foundation Trust 
(‘the Trust’)  and Manchester City Council (‘MCC’).   

1.2 The Christie has been pioneering cancer research breakthroughs for 
over 100 years and is the largest cancer centre in Europe. The facility 
treats more than 40,000 patients each year and was the first UK 
centre to be officially accredited as a comprehensive cancer centre. 
The Christie is a national specialist centre and treats 25% of cancer 
patients nationally.  The main site is in Manchester (in Withington), 
with satellite radiotherapy centres in Oldham and Salford. The Trust 
employs around 2,400 staff and 300 volunteers (plus 300 University 
of Manchester staff employed at the Paterson Institute). 

  

The Christie (Wilmslow Road entrance) 

1.3 The Christie is a dynamic place that constantly needs to respond to 
the latest advances in research and treatment, often with new 
development. Within a surrounding residential context this future 
development needs to be appropriately planned in order to 
preserve local character and to mitigate potential transport and 
parking impacts. The Christie also offers significant advantages to 
local residents, for example by providing employment opportunities 
and by supporting local businesses. The local community, through 
the Neighbourhood Forum, is an important partner for the Trust and 
is at the heart of this Framework.  

1.4 The aim of this document is to provide an agreed framework for the 
ongoing development of the Withington site. It is intended to cover 
the next 15 years, i.e. the period 2013-2028. Obviously there will be 
more certainty about earlier years in this period. Future healthcare 
advances, and changes in treatment and funding at The Christie, 
that are not yet fully known are likely to influence the site in the 
later years of the period. The intention is that the document reflects 
the commitments and aspirations of the Trust for the next five years 
(2013-2017). Beyond this, the principles set out in the Framework 
will still apply but aspirations and potential development may need 
to be reviewed to reflect new healthcare progress. The intention is 
therefore to regularly monitor and review this Framework. 

1.5 The following sections establish the importance of the Christie in the 
City context, showing how it contributes to the objectives of 
Manchester City Council, including those set out within the Core 
Strategy, and wider economic objectives. It identifies the significant 
projects that are known or envisaged and that will be essential 
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components of the future development of this world class facility. 
The later sections provide a framework for future development that 
respects, and will not compromise, local character. Section 9 
recommends measures to ensure that transport and parking 
elements will be fully addressed through the development strategy.  

1.6 The Strategic Planning Framework will undergo public consultation 
and will ultimately be endorsed by Manchester City Council, making 
it a material consideration against which subsequent planning 
applications will be assessed.  

1.7 This follows an established approach by Manchester City Council to 
areas of change in the City and follows similar Planning Frameworks 
(e.g. for the Civic Quarter and First Street). The preparation of this 
Framework will bring more certainty to the site and its surroundings 
ensuring a more efficient planning determination process for future 
applications. 
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Figure 1.1 The Christie Site Boundary  

 

 
Withington 

West Didsbury 
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2 STRATEGIC CONTEXT 

Economic Context  

Manchester Context 

2.1 The Manchester City Region is a driving force in the regional and 
national economy. The City Region accounts for 52% of the North 
West’s total economic output and 5% of UK output. Despite 
challenging economic conditions, the city region has significant 
strengths to build on, including: 

 
� The second largest concentration of people and businesses in the 

country; 
� A highly skilled and relatively low cost workforce (compared to 

the south east);  
� An exceptional higher education offer; 
� A strong domestic business base; 
� A proven track record of attracting inward investment;  
� A strong and improving infrastructure offer that supports national 

and international connectivity. 

2.2 The Manchester City Region continues to present opportunities for 
growth, diversification and productivity gains. There is a strong 
appetite for investment that can support the City Region to grow 
and deliver to its potential.  

 

Role of the Health Sector 

2.3 The health sector plays a central role in the Manchester economy. 
The Greater Manchester Growth Plan recognises the health sector’s 
high growth characteristics, with employment growing by 13% 
between 2001 and 2011. Research by the New Economy (a 
commission established by the Association of Greater Manchester 
Authorities to create economic growth and prosperity for 
Manchester) found that the health sector is the second largest 
employer in the city region, employing over 150,000 people1. Across 
the North West, the NHS spends £3.2bn on goods and services 
annually, of which 40% is retained in the region. More than half of 
spend in the North West is derived from Greater Manchester 
hospitals and PCTs. 

2.4 In Manchester, the health sector employs 40,500 people (27% of the 
sub-regional total) and contributes over £1bn per annum to the 
economy. Institutions and businesses within the city are leaders in 
research and patient care at a national and European level. These 
include:  

 
� The Christie’s specialisms in cancer care, providing one of the 

largest cancer treatment centres in Europe; 
� The Manchester Academic Health Science Centre – the only one 

in the North of England – which is designed to support Greater 
Manchester to be a world leader in health research and 
education; 

                                                           
1 Business Register and Employment Survey (BRES, 2011) 
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� Wellcome Trust’s Clinical Research Facility where over 375 
studies have been approved since the facility opened in 2002; 

� The University of Manchester whose Cancer Studies and Nursing 
Research were ranked first in the Research Assessment Exercise 
2008;  

� The presence of Trustech, the NHS body responsible for 
commercialising medical research; and 

� Being the home of the National Institute for Health and Clinical 
Excellence (which sets drug standards worldwide). 

2.5 This clustering of nationally and internationally significant 
organisations recognises the sector’s importance within the local 
economy and also presents a strengthening asset on which to build. 
The mass of organisations supports the attraction of further 
organisations, facilities and expenditure into the City Region (see 
examples below) as well as highly skilled staff. This position 
continues to build Greater Manchester’s reputation for high quality 
clinical care and research as well as providing opportunities for 
capture of wider economic benefits through greater levels of 
expenditure (by both organisations and employees) and supply 
chain linkages. 

A Growing Sector in the Greater Manchester Economy  

2.6 At a time of public sector budget cuts, there is an impetus to support 
continued innovation within the health sector. Steps are being taken 
to draw on the sector’s assets, bringing together public and private 
sector expertise and attracting scarce investment to support growth 

and improved patient care.  Significant opportunities are already 
being taken forward in the City including the development of:  

 
� Citilabs – a new 100,000ft2 bio-medical centre of excellence at the 

former Royal Eye Hospital, within the heart of Europe’s largest 
clinical and academic campus. The development (which is due to 
open in winter 2013) will provide wet laboratories, specialised 
research facilities, a hub for research and development and 
interaction plus teaching facilities for vocational training. The 
location of the facility in Manchester reflects the North West’s 
membership of the ‘European Super League’ of biotech clusters 
by Strategem with Manchester providing the core of the cluster;  
  

� Manchester MediPark – the MediPark is to be constructed across 
200 acres around the University Hospital South Manchester. It 
forms part of the Manchester Enterprise Zone and will provide a 
nurturing and supportive environment in which businesses can 
grow. Links will be established between the hospital and 
companies located within the MediPark to support the 
development and commercialisation of drugs, medical devices 
and treatments. Occupiers are expected to include research and 
development functions, healthcare support services and 
commercial operations that complement core MediPark 
occupiers.   
 

� Circle Manchester – Circle is Europe’s largest employee co-owned 
partnership of healthcare professionals.  In November 2011 
Circle achieved full planning permission for a 10,500 sqm 
compact hospital on the Didsbury Point site in West Didsbury.  
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Circle treats privately-insured and self-pay private patients, as 
well as government-sponsored NHS patients. Circle Manchester 
will admit patients for elective surgery and diagnostics, and is 
expected to have a throughput of around 600 patients a week. 
The hospital will have the latest digital operating theatres and 
have the ability to carry out a full range of procedures including 
those that necessitate the need for an intensive care unit. This 
building was designed by architects Foster + Partners. 

2.7 Continued growth of The Christie will further support the dominance 
of the health sector in Greater Manchester, through direct 
investment and building on the sub-region’s growing reputation for 
excellence in both clinical care and research. Planned developments 
both at The Christie and across the City will contribute to job 
creation, economic growth and improved health outcomes.  

Spatial Context  

2.8 The Christie site is in Withington in South Manchester. It is located 
approximately 500m south of Withington District Centre. It lies 
within an established residential area with a number of local shops 
and small business lying nearby on Wilmslow Road. The site fronts 
both Wilmslow Road and Palatine Road. These are significant radial 
routes into the City Centre and are also major bus corridors. The site 
is also within easy reach of West Didsbury local centre 
(approximately 1 km south to the south-west via Palatine Road) and 
Didsbury Village district centre (approximately 1.5 km to the south 

via Wilmslow Road).  Metrolink stations in both these centres are 
due to open in 2013. 

2.9 The main clinical site occupies land between Wilmslow Road and 
Palatine Road. Oak Road forms the southern boundary of the site, 
and is the location of the main entrance to the facility. The Christie 
buildings also present frontages to both Wilmslow Road and Palatine 
Road and Palatine Road has a major pedestrian entrance to the main 
corridor.  

2.10 The Trust also occupies land on the eastern side of Wilmslow Road. 
This land, known as the ‘Kinnaird Road site’ lies between Cotton 
Lane, Kinnaird Road, Frith Road, Rathen Road and Cotton Hill. This 
site is used for supporting non-clinical uses, such as research, 
administration, nurses accommodation and car parking. The 
Wilmslow Road frontage of this site is the location for the 
prestigious new Manchester Cancer Research Centre (MCRC), which 
is due to open in 2014. 

The Need to Advance Cancer Care  

2.11 Projections for the incidence of cancer in the UK show an increase in 
the number of cases to 2030. There is a need to cater for a growing 
patient demand and to innovate both in the service delivery models 
and treatments to ensure the best possible outcomes are achieved. 
The Christie sits at the forefront of this agenda.  

2.12 The Department of Health’s Improving Outcomes: A Strategy for 
Cancer, 2011 recognised the need to respond to patient priorities, 
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including having timely and local access to assessments and the best 
treatment, and to be cost effective and efficient. The Christie is 
already responding to these priorities through recent and planned 
developments.  

2.13 The Christie is already Europe’s largest cancer centre and is the 
acute trust delivering the second highest number of research studies 
with a strong drive to continue to improve both clinical treatments 
and research advances, at The Christie and internationally. 
Continued investment, including in new and improved premises, is 
required to ensure that The Christie retains and builds on its leading 
position. This will be supported by other partners with strengths in 
the sector.  

2.14 The Trust and its partners continue to attract interest in high profile 
new research and treatment facilities at The Christie (for example 
the MCRC and Proton Beam Treatment Centre). These opportunities 
should be grasped and programmed in a way that ensures that the 
aspirations of the Trust can be met and wider social and economic 
benefits secured. If such new facilities cannot be located at The 
Christie then there is a significant risk that they will be developed at 
other locations and in association with other organisations outside 
of Manchester, with a resultant detrimental impact to the City’s 
economy.   
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Figure 2.1. Wider Context Plan  

Withington 
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West Didsbury 
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3 LOCAL CONTEXT  

Physical Context  

3.1 The surrounding area is largely residential in character, with the 
exception of clusters of small businesses on Wilmslow Road. On 
Palatine Road there are many large Victorian houses which are now 
mostly in multiple occupancy or have been converted to separate 
flats. On other streets, particularly to the east of Wilmslow Road, 
houses largely remain as undivided residences for families.  

3.2 The character of the area surrounding the site is noticeably different 
on each street that borders the site, with a difference in the status 
of the street and the Christie buildings’ response to it. Each of these 
streets need to be considered in turn in order to understand the 
local character. The key defining characteristics for each street 
environment are summarised below. 

Green Infrastructure 

3.3 In 2011/12 Red Rose Forest worked with The Christie, Natural 
England and the Joint Health Unit at Manchester City Council on a 
Green Infrastructure plan for The Christie site in Withington, 
Manchester. 

3.4 The plan has helped highlight and quantify the role that Green 
Infrastructure can play at a facility like The Christie. 

3.5 Benefits include: reducing vulnerability to climate change, providing 
health benefits to patients, staff and visitors and cutting costs by 
improving building energy efficiency and reducing utilities costs. The 
plan involved detailed analysis of a range of different variables such 
as air quality, flood risk and noise pollution and provides a clear 
picture of where new GI could be targeted to help address these 
issues.  

3.6 This plan will continue to influence the  development of The Christie 
campus and the street environment on the streets surrounding the 
site. The approach could be extended in partnership with 
Manchester City Council to improve legibility in the wider 
neighbourhood and direct visitors and staff from The Christie to the 
Metrolink stops and district centre. 

Withington District Centre 

3.7 The Christie is located immediately south of the Withington District 
Centre. In 2010 Manchester City Council published the ‘Withington 
Village Action Plan 2010-2020’ to inform decision making and guide 
future change. The vision for the centre is that “Withington will play 
a key role as a sustainable district centre that is an attractive place 
to live, work and shop.” One of the aims of the Action Plan is that 
the Christie will be better linked to the district centre. This is to be 
done by promoting key walking routes between the site and the 
district centre (on Wilmslow Road and Palatine Road) and by 
improved signage.  
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3.8 The Trust recognise the important role that The Christie can have in 
supporting the district centre and support these initiatives. 
Additionally, increased employment numbers at the site will help to 
support local spending in the district centre. 

Local Character Analysis  

Wilmslow Road 

3.9 Wilmslow Road was historically the main focus and primary frontage 
of The Christie. This is not the case now in functional terms but this 
remains the frontage where the facility is most often viewed by 
those passing by and is the point at which The Christie interacts 
most strongly with the Withington community. It is also the point 
where the main site connects with the Kinnaird Road site on the 
opposite side of Wilmslow Road.  Although outside the district 
centre proper, there are clusters of local shops and small businesses 
alongside residential uses on Wilmslow and there are frequent 
double-decker bus services, which all create activity. There is also a 
pedestrian crossing here. 

 

Wilmslow Road 

3.10 The original 1930s buildings have since been much altered but the 
long curved sweep of this frontage, and retained 1930s elements 
(such as decorative boundary treatments and gates) present a 
strong contribution to townscape, especially when viewed in the 
context of the Withington Green open space on the opposite side of 
Wilmslow Road. The new MCRC building will add a contemporary 
quality to the strong character of this setting. Local businesses and 
regular buses on Wilmslow Road create activity and a different 
functional character here to other streets. Views northwards to key 
buildings in the district centre (e.g. St Cuthbert’s RC church, St Paul’s 
church and the Red Lion PH) also create a strong local townscape. 
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Retained 1930s elements on the frontage 

3.11 Contemporary development by the Trust has responded to this 
character and activity. For example, the recent addition of a glazed 
canopy at the pedestrian entrance, and the new MCRC building on 
the Kinnaird Road site.   

 

The Golden Lion site (seen from the south) 

3.12 The Golden Lion site lies a short distance to the south of the Christie 
on Wilmslow Road. The site, formerly occupied by a public house, 
has now been vacant for a number of years. The boundary has a low 
brick wall and benefits from several mature street trees on its 
Wilmslow Road frontage (which is now overgrown). The surrounding 
area is  characterised by domestic scale inter-war and post-war 
housing and extensive vegetation to the street frontage within 
private gardens. 

3.13 Key characteristics of the area comprise: 
� Long continuous Christie frontages following the curve of the 

road. 
� Development of between two and three-and-a-half storeys. 
� Predominant use of brick. 
�  Buildings set back from the street to varying degrees, often with 

no boundary treatment to allow increased space for public 
realm activity. 

� In general, a wide road creates an open feel, with the curving road 
alignment allowing long views of the long Christie frontage. 

� Buildings framing the triangular-shaped Withington Green, which 
creates a point of interest on Wilmslow Road. 
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Withington Green 

Palatine Road 

3.14 Palatine Road was opened in 1862 as a toll road, acting as a spur for 
development in the area. Today the long straight nature of the road 
reveals this history and the road remains an important traffic artery 
and bus corridor. Historically the status of the road led to a larger 
scale of development and the predominant established form here is 
of large two-and-a-half storey Victorian properties. These are set 
back from the street behind low stone walls with significant planting 
within front gardens. These large properties are now mostly 
subdivided into houses of multiple occupancy for young 
professionals or are sub-divided into flats. There has also been new 
development of significant scale, for example the large, four-storey 
Laurel Court care home. Apart from The Christie, all buildings are in 

residential or institutional use, giving the area less pedestrian 
activity than Wilmslow Road and a different character. 

 

Palatine Road 

3.15 This form of development has been continued by the Christie 
buildings which front the eastern side of Palatine Road. The Wolfson 
Molecular Imaging Centre and multi-storey car park follow the 
established building line and present buildings of a significant 
massing, as does the proposed Young Oncology Unit (YOU). The 
building line actually shifts around 10m on the eastern side between 
no. 41 Palatine Road and the buildings to the north. This transition is 
resolved within the design of the YOU.  

3.16 The property on Candleford Road (recently acquired by the Trust), 
sits on the opposite side of Palatine Road at the junction of Palatine 
Road and Candleford Road. This is a Victorian villa which has 
previously been converted to a public sector office use. It is two-to-
three storeys with a steep roof pitch and several gables. The 
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property is set back from Palatine Road behind a low stone wall and 
with extensive vegetation and mature trees on all sides. The building 
addresses Candleford Road and there are areas of hardstanding on 
the other sides of the building. Candleford Road is a minor street 
that is now characterised by modern care home development, of 
three storeys, and extensive street trees and planting to the street 
frontage. 

 

The Candleford Road property and its relationship with Palatine 
Road 

3.17 Key characteristics of the area: 
� A strong established building line (of around 8m and then 18m 

set-back from the back-of-pavement on the Christie side)/ 
� Planting to the front of properties, including significant numbers 

of mature trees which creates a boulevard along the long 
straight road. 

� A consistent presence of low stone walls to define the front 
boundary of properties. 

� Buildings of significant massing, between two-and-a-half to four 
storeys with large footprints. 

� The presence of both traditional Victorian materials (i.e. brick and 
slate) and contemporary materials (glazing, cladding panels, 
terracotta). 

Oak Road 

3.18 Oak Road, a secondary road linking the aforementioned two 
principal arteries, has a residential character and a quieter, more 
private character. The road forms an interface between the Christie 
and the surrounding residential community, with Christie buildings 
lying on the north side and residential properties on the southern 
side. 

3.19 Existing non-Christie buildings are domestic in scale, ranging from 
two storeys to two-and-a-half storeys at either end of the road. 
Most properties are in terraces. These buildings are set back around 
6m from the pavement edge with planting to the front boundary 
including a consistent row of mature trees at the street edge. The 
boundary treatment varies and includes low stone walls, hedgerows, 
fences and an open frontage. 
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Oak Road 

3.20 On the northern side of the road the Christie buildings are of a 
significantly greater massing. Recent development and landscape 
enhancements has established this as the main entrance to The 
Christie. Buildings here are around four commercial storeys in height 
with large footprints, and are of a contemporary design. This 
development has established a building line with a set back from the 
pavement edge of around 16m. The landscaped entrance to the site 
occupies an area where buildings are set back further from the 
street.  

3.21 The western part of the site is occupied by the soon to be vacated 
former Young Oncology Unit (which will be replaced by the new 
facility on Palatine Road) and by the Barry Court flats which lie 
outside the Christie site. In front of all these buildings is surface car 
parking, which represents the most accessible parking for patients.  

3.22 Unifying this frontage is a strong landscape boundary to the street 
with a number of mature trees, similar to the landscape frontage on 
the opposite side of the road. The effect of this planting is to soften 
the streetscene, helping to integrate the larger Christie buildings and 
bring together the two sides of the street into a consistent 
character. 

3.23 Key characteristics of Oak Road 
� Christie buildings of around 4 commercial storeys with large 

footprints and a set-back of around 6m from the street.  
� Residential buildings between two and two-and-a-half storeys, in 

terraced form, with a set-back of around 5m from the street. 
� A strong landscape edge to the street on both sides with mature 

trees softening the streetscene. 
� Traditional materials on the southern side of the street and 

contemporary materials on the northern side of the street. 

Tatton Grove 

3.24 Tatton Grove represents a small but significant area of interface at 
the northern edge of the Christie site with its own distinct character. 
This is an area of surviving pre-industrial buildings with a smaller 
scale, more rural character. This is reflected in the inclusion of this 
area within the Withington Conservation Area. The most significant 
buildings in proximity to the Christie are the row of terraces that lie 
perpendicular to Tatton Grove and the Red Lion public house on the 
northern side of Tatton Grove.   
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Terrace on Tatton Grove 

3.25 The terrace is interesting both because it lies at right angles to the 
street and because the properties have their own gardens that lie at 
the front of the dwellings, separated by a shared path (see 
photograph above). The Christie lies immediately to the south of this 
historic enclave. This has meant that a lower scale of Christie 
development has occurred in order to respect views from this part 
of the Conservation Area. 

3.26 The Red Lion is a particularly historic building, dating from the 17th 
Century. It is Grade II listed. It also has its own bowling green, 
located behind a stone wall on Tatton Grove (the public house fronts 
Wilmslow Road). Although it is of a small height and not directly 
adjacent to the site this is an important building and its setting and 
the impact of the Christie on views from and to it need to be fully 
considered. It is also a well known local landmark building in this 
part of Manchester. 

3.27 The key relevant characteristics of Tatton Grove are: 
� Historic development of a more rural nature and more domestic 

scale. 
� The unique arrangement of properties and gardens associated 

with the terrace adjacent to the site. 
� The need for the Christie to respond to the sensitivity of views 

from the Conservation Area and the setting of the listed Red 
Lion. 

Cotton Lane 

3.28 Cotton Lane is a residential street that carries through traffic to 
other residential areas and to St Cuthbert’s RC Primary School. The 
homes on this street are traditional two-storey semi-detached post-
war houses. 

 

Cotton Lane 
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3.29 The Kinnaird Road site of the Christie borders this road but does not 
present a built frontage to it. Instead there is a long brick wall, 
approximately 2m high, running the entire length of this frontage. 
This is reinforced by some significant mature trees lying behind the 
wall on the eastern part of the frontage. Access to the Christie site 
behind the wall is taken from a separate road that is accessed near 
the junction with Wilmslow Road. At the eastern end of the site 
there is an opening in the wall that provides access to the car park 
for the adjacent administration block. 

3.30 Behind the wall, at the western end, is the site of the new MCRC 
(which at the time or writing is under construction). On the eastern 
part of the site are three three-storey brick blocks which are 
principally used for nurses accommodation and offices. All of these 
buildings are set back from the road. The intervening mature trees 
and brick wall mean that they do not have a direct relationship with 
Cotton Lane and so the increased height of these buildings does not 
affect the streetscene of the domestic scale housing on the opposite 
side of Cotton Lane. The wall and mature trees provide a buffer 
which ensures that the Kinnaird Road site makes a positive 
contribution to the streetscene. 

3.31 Key characteristics of Cotton Lane: 
� The strong presence of the continuous brick wall in the 

streetscene. 
� The positive contribution of mature trees to the streetscene. 
� Traditional domestic scale post-war semi-detached houses. 
� Larger scale Christie buildings set back from the street behind the 

wall. 

� A dedicated separate access for Christie activities behind the brick 
wall. 

Kinnaird Road/Frith Road/Rathen Road 

3.32 This area has a similar character which is distinct from the other 
surrounding streets. It is a residential area with housing uniformly 
consisting of large late-Victorian semi-detached properties of two to 
two-and-a-half storeys in height. These are set back from the street 
approximately 6-8m in consistent building lines. The properties sit 
comfortably within spacious plots with fairly large back gardens. The 
street frontages consist of low brick walls (approximately 1m high) 
with stone gate piers. Significant planting behind these walls serves 
to soften the streetscene. 

3.33 This housing has a changing relationship with the Kinnaird Road site 
along its southern boundary. Houses face onto Kinnaird Road, 
opposite the site. On Rathen Road they back onto the site at its 
eastern end. Frith Road has no properties fronting it, instead the 
side elevations and boundary treatments of properties on the other 
two streets face this road. 

3.34 There is little built development on the Kinnaird Road site to any of 
these frontages, a previous building having been recently 
demolished. The exception is a series of single storey brick buildings 
adjacent to Kinnaird Road, which currently house Trust 
administrative functions. These do not play a significant role in the 
character of the street. Most of the Kinnaird Road site in this area is 
currently used for car parking, although the western part of the 
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Kinnaird Road frontage will be extensively landscaped as part of the 
MCRC proposals. 

 

 

Kinnaird Road 

 

Frith Road 

 

Rear of properties on Rathen Road 

3.35 The Kinnaird Road site presents a similar boundary treatment to 
these streets. This consists of a low brick wall (generally 
approximately 1m high) behind which there is considerable planting. 
A similar treatment also exists to the rear of the properties on 
Rathen Road. On Kinnaird Road a boulevard of mature trees on the 
Kinnaird Road frontage makes a very strong contribution to the 
street scene. 

3.36 The area has the following characteristics: 
� Two-and-a-half storey late Victorian large semi-detached houses 

within spacious plots. 
� A frontage on both sides of streets consisting of 1m high brick 

walls with planting behind. 
� A strong boulevard of trees on the Christie’s Kinnaird Road 

frontage. 
� A changing relationship between the Kinnaird Road site and 

fronts/backs of adjacent housing.   
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Cotton Hill 

3.37 Cotton Hill is a residential street accessed off Cotton Lane. It lies at 
the eastern end of the Kinnaird Road site. The site has no direct 
relationship with this street but properties on the western side of 
the street back onto the site. These properties include some recently 
semi-detached housing at the northern end of the street (on the site 
of the former Cotton Tree public house), to the south of this a 
Victorian terrace and further south a post-war terrace. All of these 
properties are two-storey and have short back gardens.  

3.38 The Kinnaird Road site behind these properties is currently used for 
car parking, with two linked administration buildings located in the 
north-eastern corner of the site. The site responds to this boundary 
with a brick wall with intermittent planting behind. This planting is 
significant at the southern part of the site and behind the new 
housing but thins out behind the Victorian terrace. The wall is 
around 1m on the Rathen Road side of the site. On the Cotton Hill 
side the wall is generally around 1.5m tall but rises northwards, to a 
height of around 3m adjacent to the administrative buildings. There 
is a change in level along this boundary. The site is approximately 
level with its surroundings at the southern end but in the region of 
the administrative buildings the site ground level sits approximately 
0.5m lower than the housing to the east (a sudden drop behind the 
tall brick wall).  To the south of these buildings the level change is 
evident as an earthwork mound along the eastern edge of the site.  

  

Site relationship with Rathen Road properties 

Figure Ground Analysis 
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Aerial Photograph of Local Context 
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Figure 3.1: Site Context Analysis 
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4 STRATEGIC FIT 

Economic Context and Benefits 

4.1 The role of the Trust within the Manchester economy is already 
significant with future development plans to further contribute 
towards local and national economic priorities. The table below 
summarises the contributions The Christie’s development proposals 
will make to both national and sub-regional policy priorities.  

 

Table 4.1: Anticipated Contributions 
 
Strategy Anticipated Contribution 
Manchester 
Independent 
Economic Review 

Plans to contribute towards continued growth 
within the City Region, as a driving force for the 
national economy. Expansion of The Christie will 
build on the identified cluster of major health 
services, research and teaching facilities already 
found in the city region. Productivity gains will be 
supported by investment in physical capital and 
innovation identified through research and later 
applied in the service offer.   
 

Prosperity for All: 
The Greater 
Manchester 
Strategy (AGMA) 

Developments will continue the exploitation of 
Manchester’s world class knowledge base and 
support the improved health of residents. By 
continuing to build on research and healthcare 
strengths, investments will allow for the 
employment of highly skilled workers within the 

City Region, including by helping to attract the 
most talented people and organisations. 

Greater Manchester 
Growth Plan 
(Greater 
Manchester 
Economic Advisory 
Panel) 

The strategy recognises health as a high growth 
sector which the Christie’s ongoing development 
will continue to support. Potential to attract a 
growing healthcare business base into the sub-
region to build on the identified global commercial 
potential of the sector.  

Greater Manchester 
LEP Proposal to 
Government 
(Greater 
Manchester LEP) 

Opportunity to continue to build on world class 
research, science and innovation capabilities which 
is identified as an economic priority. Development 
also provides an opportunity to lever further 
investment into the sub-region and to grow the 
bio-medical sub-sector (an identified priority 
sector).  

South Manchester 
Strategic 
Regeneration 
Framework (SRF) 
(Manchester City 
Council) 

The SRF recognises the Christie’s existing role as a 
major employer and the need to support its 
planned expansion. Phased development will 
support the SRF’s second policy theme of achieving 
full potential in education, skills and employment 
by supporting the growth of local employment 
opportunities.  

Strategy for UK Life 
Sciences 
(Department for 
Business Innovation 
and Skills) 

Development at The Christie will support 
continued innovation and the advancement and 
commercialisation of research as a priority. In 
return, the Trust will benefit from the reduced 
bureaucracy offered by Government in relation to 
clinical trials and steps to continue to attract and 
nurture talent. This will allow an expanding 
programme of activities to be accommodated on 
site and for research advances to be translated 
into clinical practice more quickly. 
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Innovation and 
Research Strategy 
for Growth 
(Department for 
Business Innovation 
and Skills) 

This strategy recognises the need to innovate to 
respond to both challenges and opportunities and 
identified life sciences as a key technology based 
sector within the UK. Expansion of The Christie will 
support a larger research programme that can be 
translated into clinical solutions, including through 
collaboration with academic institutions. 
Significant Government contributions will support 
development plans, e.g. investment in the Proton 
Therapy Centre. 

Science and 
Innovation 
Investment 
Framework 2004-
2014 (HM Treasury) 

Ongoing development of The Christie complex 
supports the framework’s drive to support a 
continued ability to compete on high technology 
and intellectual strength, helping to make Britain 
the most attractive place in the world for science 
and innovation. The importance of research and 
innovation within the health sector is emphasised 
through the framework. Investments at The 
Christie will build on existing strengths and explore 
new areas of innovation.  

Innovation Health 
and Wealth; 
Accelerating 
Adoption and 
Diffusion in the NHS 
(Department of 
Health) 

The need for innovation to support the future 
operation of the NHS is highlighted, both through 
research and new delivery approaches. Ongoing 
investment in The Christie site will contribute to 
both of these agendas. It will provide new and 
innovative facilities and service offers for patients 
and advance the research process to support 
ongoing innovation within the Trust’s operations 
and more widely across cancer care. The co-
location of research and clinical care on a single 
site will accelerate the transition from research to 
practice. 

Planning Policy  

4.2 The Strategic Planning Framework is a planning document that 
forms the part of the planning policy context for the site. It should 
be read alongside the National Planning Policy Framework (NPPF), 
the Core Strategy for Manchester and the Saved Policies that form 
part of the Local Development Framework. As the summary below 
shows, this Strategic Planning Framework is fully consistent with this 
planning context and will help to deliver the objectives of both the 
NPPF and the Core Strategy. Any future development on the site 
must also comply with all other relevant national and local planning 
policies. 

National Planning Policy Framework 

4.3 The National Planning Policy Framework (NPPF), published on the 
27th March 2012 by the DCLG, sets out the overarching planning 
policy framework in a single, coherent document.  

4.4 The NPPF states that "At the heart of the planning system is a 
presumption in favour of sustainable development, which should be 
seen as a golden thread running through both plan making and 
decision-taking". Local planning authorities should positively seek 
opportunities to meet the development needs of their area and 
approve development that accords with the development plan 
without delay. Sustainable development is defined as development 
that meets the needs of the present without compromising the 
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ability of future generations to meet their own needs. It has 
economic, social and environmental dimensions [NPPF, p2-4]. 

4.5 It identifies a Core Planning Principle for the need to "take account 
of and support local strategies to improve health, social and cultural 
wellbeing for all, and deliver sufficient community and cultural 
facilities and services to meet local needs" [NPPF,p6]. 

4.6 The Government attaches great importance to the design of the 
built environment. Developments should add to the quality of an 
area and establish a strong sense of place, responding to local 
character and history whilst not preventing innovation. Safe, 
accessible and visually attractive developments should be created 
that optimise the potential of the site to accommodate 
development and support local facilities and transport networks 
[NPPF, p15]. 

4.7 The NPPF promotes sustainable transport. Developments that 
generate significant movement should be located where the need to 
travel will be minimised and the use of sustainable modes can be 
maximised. Plans and decisions should ensure that the opportunities 
for sustainable modes have been taken up and that safe and suitable 
access can be achieved for all people. A key tool in facilitating these 
measures will be the Travel Plan. 

Core Strategy for Manchester 

4.8 The Core Strategy for Manchester was recently adopted (11 July 
2012) and now forms the primary development plan that covers the 
Christie site. The ‘spatial priorities’ for the Core Strategy are set out 

in Policy SP 1. These principles will guide the strategic development 
of Manchester to 2027. It includes the following ‘Core Development 
Principles’: 

Development in all parts of the City should: 

� Make a positive contribution to neighbourhoods of choice;  
� Minimise emissions, ensure efficient use of natural resources and 

reuse previously developed land wherever possible; 
� Improve access to jobs, services, education and open space by 

being located to reduce the need to travel and provide good 
access to sustainable transport provision. 

4.9 The Christie, and its associated future development aspirations, 
makes a positive contribution to these objectives by making 
effective use of an existing employment site, providing local jobs in a 
sustainable transport location and supporting the local housing 
market and district centres. 

4.10 The Christie site is within the South Manchester area, covered by 
Policy EC9: 

Policy EC 9: South Manchester 

South Manchester is not expected to make a significant contribution 
to employment provision within the City. New development is 
expected to mainly comprise office development, although proposals 
for high technology industry and research will also be supported. 
Employment and economic development provision will be within: 
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1. Existing employment locations, such as Business Parks -i.e. Towers, 
Didsbury Point, Christie Fields and Parkway; Christies Hospital; Along 
Princess Parkway; 

2. District Centres of Chorlton, Didsbury, Fallowfield, Levenshulme 
and Withington. These will be suitable for mixed use development 
providing local needs and services.  

Development proposals and planning applications should have 
regard to: 

� Ensuring efficient use of existing employment space; 
� Improving public transport, walking and cycling connectivity 

between residential neighbourhoods and employment locations 
such as the City Centre, district centres, Trafford Park and 
Manchester Airport, particularly orbital connectivity. 

4.11 This policy therefore supports further economic development at The 
Christie site. It will be important to make efficient use of the space 
(which is a priority given the constrained nature of the site). The 
Transport and Parking Framework responds to the policy above. 

4.12 There are a number of important environmental policies which the 
development has had regard to and which will further influence 
design development at reserved matters stage. These policies (EN4 
to EN8)  set out the City’s aspiration for development to contribute 
to high standards of sustainability. The proposed development 
already achieves many of these aims by being located in a 
brownfield, urban location that is highly accessible by public 
transport (i.e. accessible by frequent bus services on Wilmslow Road 
and Palatine Road and within walking distance of the Metrolink). 

4.13 The Development Framework will make a positive contribution to 
these policies. The site is well located, in being easily accessible by 
public transport and the framework responds to design and 
sustainability policies. 

Saved Policies  

4.14 Many UDP policies also remain extant. This includes site specific 
policies for small areas that affect the Christie site. 

4.15 The site falls within the Withington and Burnage sub-area for which 
the general policy (Policy WB1) is to: 
� ensure that the area remains an important location in which to 

live and work; 
� protect and enhance the quality of Withington village and other 

shopping areas as local shopping centres; 
� retain the primarily residential character of the area; 
� encourage commercial opportunities only where they will not 

cause harm to residential amenity and where they will have 
clear job creation advantages; 

� promote the use and exploit the potential of recreational 
facilities, particularly open spaces, for leisure activities. 

4.16 The Christie is specifically identified with reference to policy WB2: 

In considering proposals for the expansion and/or redevelopment of 
major employment sites in the area, particularly the Christie 
Hospital on Wilmslow Road, the Council will have regard to the need 
to minimise any impact upon the environmental quality and 
character of the area, residential amenity, and traffic movements. 
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4.17 This policy clearly supports expansion of The Christie, whose 
importance is recognised. The requirement to consider 
environmental quality, residential amenity and traffic movement 
echoes the driving principles of this Framework and the analysis that 
has informed the Development Framework and Transport and 
Parking Framework . 

Guide to Development in Manchester 

4.18 The City Council has published a revised version of its design guide:  
‘The Guide to Development in Manchester’ (adopted in 2007). This is 
a Supplementary Planning Document against which all planning 
applications will be assessed. The Guide primarily deals with the 
design of buildings, streets and spaces and also mix of uses and 
density of development sites. It is acknowledged as a source of good 
advice in ensuring best practice and quality urban design. The 
following principles are addressed by the Guide: 
� Design 
� Accessibility 
� Environmental Standards 
� Street Hierarchy 
� Parking Guidelines 
� Housing Density 
� Promotion of a Safer Environment 
� Design for Health 
� Internal Design Principles 

4.19 The Development Framework and Design Principles within this 
document follow the guidance set out in the Guide for Development 
in Manchester. The Guide should also be referred to when designing 
the proposed development on the site. 
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5 THE CHRISTIE TODAY 

Christie Activity  

5.1 The Christie treats more than 40,000 patients each year and was the 
first UK centre to be officially accredited as a comprehensive cancer 
centre. The Christie is recognised as a national specialist centre and 
is the leading provider of cancer treatment in the North-West. It 
caters for 270,000 patient visits every year of which 240,000 visits 
are to the Withington site. The scale of the Trust’s activities makes 
the Christie a major employer. The Trust employs approximately 
2,400 staff. 

5.2 The ‘Mission’ of the Trust, as set out in its Commercial Strategy, 
2010 is: 

“Our mission is to be a world leading cancer institute. To achieve our 
mission we must retain The Christie as an independent organisation 
which is demonstrably well managed, meets nationally determined 
objectives, has secure inter-organisational partnership arrangements 
and is internationally recognised as one of the world’s leading 
comprehensive cancer centres.” 

5.3 The Trust has the following ‘Core Principles’: 

Our mission and strategic objectives are supported by nine core 
principles. We will: 

� Provide an excellent experience for everyone who comes into 
contact with us; 

� Maintain our independence and autonomy as a specialist 
comprehensive cancer centre; 

� Lead the provider network of cancer services to ensure high 
standards of cancer care research and education are available 
throughout the north west of England; 

� Be one of the UK’s leading health care employers as recognised by 
our staff; 

� Adhere to the core set of Christie values; 
� Be compliant with all national standards for performance, quality 

and financial management; 
� Foster effective relationships with external stakeholders; 
� Demonstrate value for money, efficiency and effectiveness in 

everything we do; 
� Protect the environment and enhance our local community. 

5.4 The Christie is already a pioneer in radiotherapy advances, for 
example, delivering the first clinical use of multileaf collimation in 
the UK, the first clinical use of intensity modulated radiotherapy 
(IMRT) in the UK and the first clinical use of image guidance 
radiotherapy (IGRT) worldwide. This reputation will continue to be 
built upon through new development and continued investment in 
existing facilities. 

5.5 The co-location of clinical services and research facilities on a single 
site is a significant strength. It allows basic science and clinical 
expertise to be integrated, allowing developments in experimental 
medicine to be aligned with clinical need to ensure rapid translation 
into practice.  
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The Christie’s 20:20 Vision 

5.6 The Trust published its ‘20:20 Vision’ in September 2012. This is new 
strategy, up to the year 2020, and derives from a process that 
included a series of public engagement and stakeholder events, staff 
consultation and engagement with key partners. Four key themes 
were identified, each with ambitions for the future: 

5.7 Leading cancer care: 
� To be recognised by healthcare professionals and the public as 

one of the world’s top five cancer centres. 
� To be the hospital of choice for patients requiring specialist cancer 

treatment across the country. 
� To demonstrate excellent clinical outcomes and continued 

improvements in survival rates. 

5.8 The Christie experience: 
� To employ the best clinical staff. 
� To extend services into local communities, with more flexible 

options for cancer follow-up care. 
� To develop a new Sir Norman Foster designed Maggie’s Centre to 

provide holistic support services for patients.  

5.9 Local and specialist cancer care: 
� To develop more chemotherapy closer to patients’ homes using a 

mobile unit. 
� To extend the network radiotherapy centres. 
� To reduce delays in diagnosis and provide direct access to 

specialist services and offer patients more choice. 

� To tailor services to local needs. 
� To improve access to our specialist cancer surgeons. 
� To be recognised internationally as a specialist centre for 

minimally invasive cancer treatments.  

5.10 Best outcomes: 
� To make surgical care available to more patients and further 

develop expertise in bowel, urological, gynaecological and 
plastic reconstructive surgeries. 

� To provide world-class radiotherapy research, building on the 
existing programme and the proton beam service. 

� To achieve national recognition by award of Biomedical Research 
Centre Status. 

5.11 Clearly a broad range of actions will be required to deliver these 
aspirations, and developments at the main Withington site will play 
a fundamental role in meeting many of these objectives. 

Economic Contribution  

5.12 The Christie has an important presence in Withington, the City and 
the North West. In addition to the high number of patient visits the 
scale of the Trust’s activities makes the Christie a major employer. At 
the time of writing the Trust currently employs 2,394 people across 
2,173 full time equivalent posts (excluding around 300 volunteers 
and 300 University staff at the Paterson Institute). It makes an 
important contribution to local employment – approximately 21% of 
the workforce lives in the M14, M20 and M21 post codes that 
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surround the Withington site, 38% in Manchester as a whole and 
49% elsewhere in Greater Manchester.  

5.13 In 2011/12, the Trust’s wage bill was £77.374m (excluding National 
Insurance and pensions). This equates to an average wage of 
£35,600 per full time employee, making The Christie a high value 
employment provider2.  A wide range of posts are supported, 
including medical and research posts as well as in-house catering 
and estates maintenance roles, providing employment opportunities 
for people with a cross-section of skills and experience.  

5.14 Expenditure on other goods and services totalled £65.5m in 
2011/12. This is a substantial investment and a high proportion is 
captured within the City and across the sub-region. Of the £65.5m 
spent, 19% (£12.1m) was spent in Manchester and 11% (£7.3m) 
elsewhere in Greater Manchester. Spend within Greater Manchester 
is estimated to support approximately 170 jobs in the sub-regional 
economy3. 

Partnerships 

5.15 The Christie is working with partners to support Manchester to 
exploit its strengths in health research and innovation. The Trust 
regularly engages local, national and international partners who are 
leaders in their field. Partners include the University of Manchester, 
University of Liverpool, the Manchester Academic Health Science 

                                                           
2 Annual Survey of Hours and Earnings, ONS, 2011 shows full time earnings in Manchester average 
£25,900.  
3 Across the North West economy, expenditure of £113,701 is required to support one full time 
equivalent job. 

Centre and Cancer Research UK. Collectively, the organisations are 
ensuring that Manchester’s research and clinical strengths continue 
to be built upon at both a national and international level to 
advance innovation in cancer treatments and success rates.  

5.16 The Christie is also committed to working with the local community. 
For example, the Trust:  
� Offers medical careers days to 120 sixth form students per year 

and 60 linked work experience placements; 
� Provides volunteering opportunities, resulting in over 300 

volunteers currently being on the database; 
� Works with local employers and community groups to understand 

local issues and needs. 

5.17 The opening of the new education centre in 2013 will allow further 
events to be offered to local residents to allow them to understand 
more about The Christie’s activities. An expanded Apprenticeships 
programme will also be offered to allow people to gain practical 
experience of working in the health sector. 

 

Local Employment and Suppliers  

5.18 The Christie is committed to securing local benefits through its 
activities. Local employment and procurement policies are in place 
and will apply across future phases of development. Current 
employment and expenditure patterns (outlined earlier in this 
report) demonstrate the pro-active measures being taken by The 
Christie to capture a high share of employment and expenditure 
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locally. Diversity and competition is supported through the Trust’s 
Commercial Strategy, including the engagement of SMEs and the 
voluntary and community sector, whilst local businesses are 
encouraged to bid for supply opportunities through the publication 
of requirements and simplification of procedures.  

 

Local Employment Partnerships  

5.19 Local Employment Partnerships are a deal between Government and 
employers to tackle the increasing recruitment and skills challenges 
of today’s labour market and economy. The aim is to help 
organisations find the right people, and people in the right numbers 
by accessing the range of Government services available to 
employers. They are designed to build on organisations existing 
approaches to recruitment by bringing new opportunities and 
services. 

5.20 There are many people with potential who organisations cannot 
reach by either traditional recruitment methods like newspaper 
advertising or with electronic media like online job boards and 
internet job sites. This is where Local Employment Partnerships can 
assist and connect us to these people from within the local 
community. The scheme can provide people with an opportunity to 
build confidence in applying for a new job and expand the 
organisations labour market giving access to people in the local area. 

5.21 Job centre plus have nominated a named contact to manage the 
agreement with the Christie NHS Trust at a national level. Local 

advisers will get to understand The Christie’s business and 
recruitment needs. The advisers will help to fill vacancies at The 
Christie using their knowledge of the local labour markets, finding 
and funding the right skills support for the trust drawing on their 
network of skills and training partners through to making sure the 
vacancies are open to the talent available and effectively publicised 
in the best places. 

5.22 The Trust has a Local Employment Partnership Agreement that 
includes commitments to: 

 
� Review recruitment processes to ensure that they do not 

unnecessarily exclude anyone; 
� Give current employees the chance to represent the Christie and 

mentor people who want to return to work; 
� Try new ways to help people take up a job for example offering 

flexible working patterns; 
� Offer funded work trials, for an agreed number of potential 

recruits; 
� Hold group seminars, run by Jobcentre Plus advisers to introduce 

potential recruits to work; and 
� Work with Jobcentre Plus and partners on the design of pre-

employment training, where required, for potential recruits to 
ensure that it is relevant to employer’s needs. 

5.23 There are a number of other initiatives that the Trust will consider in 
the future as part of the Local Employment Partnership agreement 
which include joining forces with the job centre to develop pre-
employment training and offering opportunities for people who 
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complete the training and working with the Skills Academy for 
Health with their pre employment programmes. 

5.24 The Trust is also committed to increase the proportion of locally 
employed staff.  

Recent Development  

5.25 The Trust has been active in recent years in securing investment and 
is currently in the process of delivering some significant new 
committed development projects. These ‘committed’ projects are 
considered to be schemes that are currently in the process of being 
delivered. Figure 5.1 describes the existing Christie site, although 
this is due to change when these committed projects are 
implemented. 

5.26 The Manchester Cancer Research Centre (MCRC) – a joint project 
with the University of Manchester this major new research centre 
will support the expansion of research into personalised cancer 
treatments. This is located on the Kinnaird Road site. Construction 
started on site on 8 November 2012. 

5.27 A planning application for the joint YOU/HTU facility on Palatine 
Road has recently been approved. The YOU (Young Oncology Unit) 
replaces outdated accommodation on Oak Road and will provide 
new specialised accommodation for teenagers with cancer. The HTU 
(Haematology Transfer Unit) provides enhanced clinical 
accommodation for treatment of blood cancers and provides a co-
locational benefit for teenagers with blood cancers. 

5.28 In order to mitigate car parking spaces lost to the MCRC 
development a re-configuration of surface car parking spaces on the 
Kinnaird Road site has recently been implemented.  

Transport and Parking Overview 

5.29 The Christie is a major generator of travel in south Manchester.  
There are two distinct groups of travellers to the site, employees 
and patients.  There are some 240,000 patient visits to the site each 
year.  The majority of these are outpatient visits; there are only 170 
inpatient bed spaces in the Christie.   On the busiest days there are 
just under 1,000 patients treated at the site.  

5.30 There are about 2,700 people employed on the site, including just 
over 300 employed by the University of Manchester in the Paterson 
Building.  As with all similar healthcare facilities, there is a wide 
range of types of employment but because of the predominance of 
outpatient care the majority at the Christie work the “day shift” 
albeit with many different hours worked. 

5.31 The site is located on the Wilmslow Road corridor which is 
renowned for its high frequency bus services.  To the north of the 
site in Withington the Wilmslow Road corridor effectively splits with 
one section, Palatine Road, heading to West Didsbury and 
Northenden and the other, the continuation of Wilmslow Road, 
heading to East Didsbury and Cheadle. 

5.32 Palatine Road forms the western boundary of the site while 
Wilmslow Road runs through the site. The majority of activity 



 

Page 38
The Christie - Strategic Planning Framework 

 

including all patient care takes place on the section of the site 
between Palatine Road and Wilmslow Road.  This section of the site 
is commonly known as the Palatine Road side.   

5.33 There are research and administrative activities on the section of the 
site to the east of Wilmslow Road.  This section of the site is 
commonly known as the Kinnaird Road side – the main access to it is 
from Cotton Lane – and is where future research facilities will be 
developed such as the MCRC building.      

5.34 The area surrounding the Christie is primarily residential in nature.  
Many people live in walking and cycling distance of the site. 

5.35 This high level of accessibility means that many people travel to 
work by sustainable modes of transport and this number has 
increased in recent years.  This has been supported by the Trust’s 
Travel Plan which has been in place since 2005 and has been given 
the Green Apple Award for environmental best practice.  Regular 
surveys of staff travel to the site are undertaken the results of which 
are discussed in Section 7, but in summary the most recent surveys 
of journeys to work in 2011 showed: 
� 11% using public transport 
� 6% cycling 
� 15% walking 
� 5% car sharing and 
� 63% car driving 

5.36 Notwithstanding this, it is travel to the site by car which 
predominates and it is issues around travel by car, particularly car 
parking which are the most recognised transport concerns 

associated with the site.  The Christie is of course not alone in this.  It 
is a characteristic shared by the majority of large healthcare sites. 

5.37 Parking is provided on-site for patients and staff but much of the 
parking takes place on streets surrounding the site. Until recently 
there were about 310 patient/visitor parking spaces on site and 560 
spaces for employees.  The on-site parking provision is undergoing a 
period of change at the current time with a reallocation of the 
spaces closest to the Christie on the Palatine Road side to 
patients/visitors with employee parking provided on the Kinnaird 
Road site.  In addition a programme of works to rationalise the 
parking provision is underway on the Kinnaird Road site associated 
with the MCRC development.  Further detail on these changes is 
provided in Section 7. 

5.38 Christie staff undertake surveys of employee parking in the two 
main employee car parks (Kinnaird Road and the multi-storey car 
park on Palatine Road) on a regular basis. Historically these showed 
parking on site was well used with high levels of occupancy.  More 
recently, primarily as a result of the on-going car park works the 
level of use of the employee parking has fallen by a small degree and 
as a consequence patients/visitors are currently permitted to use 
the Kinnaird Road staff car park.  Based on the most recent survey 
results from the staff car parks the use of this car park by 
patients/visitors is relatively small which is not surprising given the 
distance to patient treatment areas of the Christie.  Comparing the 
data before and after patients were permitted to use the staff car 
park suggests about 20 patients are using it during the busiest 
periods. 
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5.39 Surveys of the patient/visitor parking (in the patient/visitor car 
parks) taking place on site were undertaken in November 2012 (5th 
to 16th November).  These showed that the patient/visitor car parks 
are effectively full on a daily basis.  

5.40 At the time this report was compiled there were about 338 
patient/visitor spaces and 510 staff spaces of which 460 were in the 
two main staff car parks (Kinnaird Road and the multi-storey car 
park on Palatine Road).  The surveys show that at the busiest time of 
the day (which is late morning) effectively all the surveyed spaces 
were full.  If it is assumed that the small number of un-surveyed 
spaces had a similar level of occupancy then the level of parking 
currently taking place on site is about 800 cars of which about 330 
are patients/visitors and 470 are staff. 

5.41 Comprehensive surveys of on- street parking were also undertaken 
in November 2012 (26th to 29th November 2012) over the area 
shown in Figure 5.2.  The surveys were undertaken once at night to 
identify residents’ cars and then repeated every two hours during 
the working day to identify the numbers of non-residents parking in 
the survey area.  The survey was designed to differentiate between 
short stay parkers (likely to be patients) and longer stay (likely to be 
staff).  A summary of the results is shown in the table below. 

 

Table 5.1: Parking Survey Results 

 09:00 11:00 13:00 15:00 
Resident Visitor Resident Visitor Resident Visitor Resident Visitor 

Monday 249 858 213 884 195 868 168 757 
Tuesday 206 873 176 947 167 913 163 830 
Wed’day 195 906 152 934 138 930 128 897 
Thursday 193 860 172 924 169 913 163 876 

5.42 There were up to some 950 non-residents cars parked in the survey 
area, the majority of which it is considered will be associated with 
The Christie.  Of these 820 were longer stay and are assumed to be 
staff while 130 were short stay. 

5.43 A summary of all these surveys is included in Appendix 1. 

5.44 The Trust is funding the implementation of a parking scheme on 
streets surrounding the Christie.  Manchester City Council is 
currently consulting on the scheme but the concept is to apply a 
time limited waiting restriction which would allow short stay parking 
but prevent longer stay.  This would allow patients to park on street 
but prevent staff from doing so.  Local residents would be exempt 
from the long stay ban if they have a permit.  The extent over which 
the scheme is being consulted on is shown in Figure 5.2. 

5.45 The consultants preparing this study have spoken to the City Council 
about the scheme but made no formal representations to them.  
There appear to be a number of locations within the proposed 
scheme area where longer stay on street parking could be 
accommodated without a detrimental impact on local residents.  
The south side of Cotton Lane and on Parkville Road alongside Fog 
Lane Park would appear to be the most obvious examples.  
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Servicing 

5.46 There are a number of points from which the site is serviced on 
Palatine Road, Wilmslow Road, Oak Road, and Kinnaird Road.  There 
are no proposals to change this servicing arrangement going 
forward. 
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Figure 5.1: The Existing Christie Site (main site) 
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Figure 5.2. Resident Parking Zone (for consultation) 
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6 THE OPPORTUNITY 

Strategic Aspirations  

6.1 As a leading cancer centre, the Trust continues to plan service 
provision that best responds to patient needs as well as 
technological and research advances. The Withington site will 
continue to play an important role in the Trust’s plans supported by 
local provision through satellite facilities where appropriate. This 
includes the satellite radiotherapy centres already operational in 
Salford and Oldham, a pilot scheme that allowed patients in Bury to 
receive chemotherapy treatment at a health clinic, plus recently 
announced plans to offer chemotherapy through a mobile unit that 
will improve accessibility across the region. This mobile facility is 
forecast to treat 11,000 patients per year, allowing patients to 
access treatment close to home and thereby reducing patient 
numbers at the Withington site. These plans have been developed in 
response to public feedback.  

6.2 All emerging development proposals focus on the need to support 
advances in cancer treatment and enhance patient survival rates. 
For example, NHS patients in the UK currently have to travel to 
America or Switzerland to access proton beam therapy (an approach 
that uses a particle beam to focus radiotherapy on cancer cells 
therefore minimising damage to surrounding material), but from 
2017 it will be offered at The Christie. This is an important advance 
for patients, the Trust and the UK cancer healthcare offer.  

6.3 The table below summarises the evolving service models for 
different strands of the Christie’s service offer. This demonstrates 
the drive for continued innovation in research and healthcare 
delivery that in a number of cases will require the development of 
new or improved premises (potentially both on and off site) to allow 
services to be offered efficiently and to a high standard. 
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 Table 6.1: Evolving Service Models 

Service Evolving Model Site Implications 
Chemotherapy Push for greater local provision and flexibility to improve service access. 

Examples include delivery through local doctors’ surgeries and the launch of 
a new mobile unit. Currently, 53% of clinically suitable treatments are 
delivered locally with a target in place to raise this proportion to 80% by 
2014/15, at a time of growing treatment numbers.  

On-site delivery will continue to be focused on the Oak Road 
Treatment Centre with young people to benefit from the 
new integrated Young Oncology Unit. 

Radiotherapy Proposals are being prepared in response to a recognised need for 
additional radiotherapy capacity over the next five years. Continue delivery 
on-site and through a network of satellite centres, e.g. Salford and Oldham, 
to provide patients with more local and convenient provision.  Ultimate 
intention to ensure no patient in Greater Manchester and Cheshire has to 
travel for more than 30 minutes to access treatment.  

Proton Beam Treatment Centre proposed on the Christie 
site. 

Specialist services Continued focus on building/maintaining the critical mass of specialist 
expertise on site to build on existing specialisms in both research and clinical 
practice. For example by hosting a new proton beam therapy centre and 
building on strengths in Peritoneal Tumour Services.  

Proton Beam Treatment Centre proposed on the Christie site 

Education The School of Oncology aims to become one of the country’s leading 
providers of cancer education. Provision will include independent 
educational programmes and working in collaboration with other key 
education providers to ensure both staff on site and in specialist centres can 
deliver the highest quality of care. There is a desire to deliver more training 
on site as well as a larger e-learning programme.  

Proposed extension to the Education Centre on the site. 

Research Desire to continue building the research base on site to ensure alignment 
with clinical practice, thereby supporting prompt take up. External resources 
will continue to be attracted to support research programmes and 
infrastructure investments. Research functions will continue to grow 
through the attraction of new funding and the creation of new posts which 
may result in the need for new or improved premises over time.  

New MCRC building on site. Potential reserved for a Phase 2 
expansion. 
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Emerging Developments  

6.4 In addition to the committed projects described in Section 5 (the 
MCRC and YOU/HTU) there are also emerging and anticipated 
development projects that have been considered within the 
Framework. The exact location and physical requirements of these 
developments are not yet fully known and it will be necessary to 
review this Framework at regular intervals as detailed requirements 
become better known and potentially new projects may arise (as 
discussed in Section 1). In the meantime the Framework reflects 
reasonable assumptions about these emerging and anticipated 
development projects.  

6.5 The Schedule of Development Projects (Table 6.2 overleaf) sets out 
the current knowledge on projected development projects at The 
Christie. The key physical projects that the current Development 
Framework seeks to accommodate are summarised below. 

6.6 ‘Committed’ projects have already been allocated a site and 
designed in detailed. They may be at various stages in the planning 
and construction process. They include: 
� YOU/HTU facility 
� MCRC Phase 1 
� Brachytherapy services  - courtyard infill 

6.7 ‘Emerging’ projects are those which have already been identified in 
terms of funding and programme, although not fully scoped and 
confirmed. The emerging projects identified are: 

 
� Proton Beam Treatment Centre – a proposal for a specialised 

treatment centre for patients that currently have to travel 
abroad.  
 

� Maggie’s Centre – The Trust are in discussions with the Maggie’s 
Centre charity about providing one of their patient and relative 
support facilities at The Christie. This is to be designed by Foster 
+ Partners. 
 

� Ambulatory Centre – 2-storey facility, to be developed alongside 
the Proton Beam Treatment Centre. 

� Outpatients Department - re-organisation 
� Integrated Procedures Unit 
� Haemotology OPD 

6.8 ‘Anticipated’ projects are considered to be aspirational projects that 
the Trust would like to deliver in the future. At present this includes: 

 
� MCRC Phase 2 – a site has been identified behind the new MCRC 

building for potential future expansion. 
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Table 6.2: Schedule of Development Projects  (as of June 2013) 

Project Name Brief Description Status  GIA 
m2 

Investment 
£k 

Comments  
 

Critical Care Unit 4-storey critical care unit & Trust HQ offices Complete  7,225  
 

Multi-Storey Car 
Park 

4-storey, 216-spaces on Palatine Road Complete  3,000  

Oldham 
Radiotherapy 

Satellite 

Christie-branded ambulatory 3-linac radiotherapy 
unit 

Complete  14,395 Development managed by 
Pennine Acute Hospitals Trust, 

financed by Christie 
Oak Road Patient 
Treatment Centre 

5-storey chemotherapy, clinical trials and private 
patients 

Complete 6,650 35,480  

Salford 
Radiotherapy 

Satellite 

Christie-branded radiotherapy centre with 
stereotactic radiosurgery capability 

Complete TBC 17,420 Development managed by 
Salford Royal, financed by 

Christie 
Operating theatres Conversion of existing internal space Complete 895 4,130  
Education Centre 2-storey extension Complete TBC 1,200  

 
Additional 

administration 
accommodation 

 

Candleford Road purchase Complete  824  

Car park 
re-configuration 

Interim works to maintain existing capacity Complete TBC 1,050  

Brachytherapy 
suite 

2-storey courtyard infill Committed 815 3,200  

MCRC Phase 1 3-storey research labs and clinical trials co-
ordination unit 

Committed 5,980 29,700 Development managed by 
UoM, financed by 

UoM/Christie/CRUK 
Integrated 
YOU/HTU 

New 3-storey young oncology unit integrated 
with extended (additional floor) existing 

haematology & transplant unit 

Committed 3,130 12,200  
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Purchase of 
Golden Lion site 

Use TBC Committed  2000  

Proton Beam 
Treatment Centre 

3-storey 3-gantry PBT facility Emerging 6,580 141,000 £125m funding from central 
government 

Clinical Facility 2-storey clinical facility above PBTC Emerging 4,950 15,000  
 

Maggie’s Centre Drop-in holistic support services for cancer 
sufferers, relatives & friends 

Emerging 600 3,000 Development led by Maggie’s 
Caring Centres, designed by 

Foster + Partners 
Out Patients Dept 

re-organisation 
 Emerging TBC   

Integrated 
Procedures Unit 

 Emerging TBC   

Haematology OPD  Emerging TBC 
 

  

Surgical facility 
upgrade 

Ward refurbishment and potential theatre 
expansion  

Emerging TBC 500  

MCRC Phase 2  Anticipated 
 

TBC   

3rd Radiotherapy 
satellite 

 Anticipated TBC   

Long-term parking 
solution 

 Anticipated TBC   

Admin re-provision  Anticipated TBC   
Overnight & 
residential 

accommodation 

 Anticipated TBC   

New education 
centre 

 Anticipated TBC   
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Estimated Benefits 

6.9 As well as supporting important advances in cancer treatment, The 
Christie’s development proposals will make a significant contribution 
to economic growth. Planned developments will attract substantial 
new investment into the City. These are unique opportunities to 
capture mobile funding that would not be realised in the absence of 
new purpose built premises. As examples: 

 
� The Proton Beam Treatment Centre will receive £125m from 

central government; 
� The Manchester Cancer Research Centre has attracted £10m of 

funding from Cancer Research UK; and 
� Maggie’s will make a £3m investment in their new capital facility 

plus recurrent costs of £6m over 10 years.  

6.10 These examples build on the Trust’s successful track record of 
attracting external investment to support recent projects, such as 
the Oak Road Treatment Centre which attracted a grant of over £4m 
from Cancer Research UK. 

6.11 Each of the planned developments outlined above has been 
attracted to the City on the strength of the Christie’s existing 
reputation and plans for the future as well as Manchester’s wider 
strengths in the health sector. Investments are mobile and there is a 
need to demonstrate to funders that the Christie can deliver, from a 
perspective of physical development as well as new and improved 
patient services and sector leading research. The development of 

new facilities also provides the opportunity for new research funding 
to be attracted into Manchester further raising the benefits. For 
example, the University of Manchester’s successful £12.8m bid to 
the UK Research Partnership Investment Fund which will pay for 
equipment as part of the Manchester Cancer Research Centre and 
forecast research income of £1.2m per annum by 2014/15 linked to 
the Proton Beam Therapy Centre.  

 

6.12 Initial estimates show that developments will create over 550 new 
jobs in Manchester. For example:  

 
� Manchester Cancer Research Centre – currently under 

construction and due to open in 2014 creating 60 jobs within the 
clinical trials unit and a further 70 posts through the University 
of Manchester; and  

� Proton Beam Treatment Centre – a £135m scheme due to be 
completed by 2017, supporting 120 jobs on-site.  

6.13 This builds on the Trust’s successful track record in employment 
creation, including the addition of 90 posts through the opening of 
the Oldham and Salford radiotherapy satellite centres.  

 

6.14 Taking the full potential development portfolio (as outlined in Table 
6.3), the following gross economic contributions are forecast4:  

                                                           
4All timescales based on previously discussed development blocks. Therefore 
2012-14 developments are education centre, car park, brachytherapy suite, 
MCRC phase 1, integrated YOU/HTU and Maggie’s centre, 2015-2018 
developments are proton beam therapy centre and ambulatory centre and post 
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Table 6.3: Forecast Economic Contributions 
 
Timescales Projects New Jobs Additional 

Contribution 
to GVA5 

2012-2014 Education centre, car park 
alteration, brachytherapy 
suite, MCRC phase 1, 
integrated YOU/HTU and 
Maggie’s centre 

140 £4.4m 

2015-2018 Proton beam therapy centre 
and ambulatory centre 

165 £5.2m 

Post 2018 See Table 6.2 250 £7.8m 
 

6.15 All of the jobs above are forecast to be additional to current levels. 
Some developments, e.g. the integrated young oncology unit and 
haematology and transport unit, will not generate new employment 
but will ensure that existing employment levels are sustained and 
the patient offer enhanced. 

6.16 Construction programmes will also support the creation of 
temporary construction employment, helping to boost the sector at 
a time of challenging market conditions. The 2012-18 development 
programme is estimated to represent an investment of over £200m 

                                                                                                                                      
2018 developments are all remaining schemes. The forecast includes 
consideration of which  developments will create new jobs (a large number of 
developments will accommodate relocated existing posts) and the broad 
numbers for each. 

5 GVA benefits are calculated based on the average GVA contribution per FTE post 
in the North West Human Health and Social Work activities sector. 

which will support 2,090 construction job years (209 construction 
job equivalents6).  

6.17 The Christie will be an important driver of employment creation 
within Manchester over the next few years. At a time when 
investment conditions remain challenging, the developments 
planned at The Christie will make an important economic 
contribution, both through the construction and operational phases. 
The jobs created by new and enhanced facilities will mirror the mix 
of employment already offered at the Trust, providing employment 
opportunities for a high number of local residents across a range of 
occupations and skills. The Local Employment Partnership (see 5.19-
5.24) will play a significant role in ensuring that local residents 
benefit from the resulting employment opportunities. The planned 
developments will also attract new highly skilled individuals to 
Manchester and neighbourhoods local to The Christie.  

 
 

                                                           
6 Assuming 10 construction job years equate to one construction job equivalent.  
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Figure 6.1: Projected Development Projects  (main site) 
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7 THE CHALLENGE 

Issues to Address  

7.1 This section describes the issues that must be addressed for the 
development aspirations of the Trust to be met. These challenges 
include issues of both development form and character; and 
transport and parking. 

Local Character and Capacity for Development  

7.2 The Christie site sits within an established residential area and on 
the boundary of Withington Conservation Area. When 
accommodating the development required it is important to ensure 
that issues of local character and residential amenity are not 
compromised. This means first understanding the character of the 
surrounding area and then positioning and designing new 
development in a manner that responds to this understanding.  

7.3 Section 3 has set out our detailed understanding of the 
surroundings. This is also summarised in Figure 3.1. The 
Development Framework responds to this analysis according to 6 
Design Principles. 

 

 

 

Design Principles 
 

1. Ensuring that the existing character of surrounding streets 
is preserved. 

2. Maintaining and enhancing existing street frontages by  
respecting established boundary treatments, landscape 
treatments and building set-backs and following the 
established relationship of buildings to the street. 

3. Establishing parameters for development that identify the 
maximum height and scale of new built form that can be 
accommodated without prejudicing local character or 
amenity. 

4. Ensuring that important street views that contribute to 
local character are not adversely affected by development.  

5. Ensuring that the setting of the Conservation Area, and the  
of the Grade II listed Red Lion PH, are not adversely 
impacted. 

6. Where existing properties back onto the site ensuring that 
residential amenity, privacy and security to these dwellings 
is maintained by the boundary treatment, landscape buffer 
and position and scale of new buildings. 

7.4 The Development Framework (see Section 8) responds to all of 
these points.  

7.5 First it is necessary to consider where on the site new development 
may be located. This is a highly developed site with little obvious 
space for new development. In order to meet the requirements and 
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aspirations of the Trust a considered and creative approach is 
necessary. 

7.6 Sites for new Christie development are likely to be on currently 
undeveloped parts of the site or on parts of the site that could be 
redeveloped at a greater scale without adversely affecting the issues 
described above. These are the potential principal development 
zones. There are also likely to be smaller scale infill and 
redevelopment sites within the existing built-up area that cannot yet 
be identified.  

7.7 Following the recent acquisition of the Golden Lion and Candleford 
Road sites , there is no current strategy for further land acquisitions. 
Also, it should be noted that this Framework concerns the main 
Christie site in Withington and does not cover development by the 
Trust at other sites (e.g. the satellite centres at Oldham and Salford), 
which remain an important part of the Trust’s wider strategic 
operations. 

7.8 Some of the potential development zones are currently used for car 
parking. Where spaces are lost this loss will need to be considered 
and mitigated for as part of the Transport and Parking Framework 
(see Section 9).  

7.9 The Framework focuses principally on the edges of the site, ensuring 
that development will not prejudice surrounding street character or 
have adverse impacts on neighbouring properties. However, there 
may also be opportunities for redevelopment within the core of the 
main site (between Palatine Road and Wilmslow Road) in locations 
that do not directly neighbour surrounding properties and are 

consequently less sensitive. Development here could be at a greater 
scale and height, although it would still have to be appropriate in 
terms of local character. Such redevelopment will be assessed on a 
scheme-by-scheme basis as opportunities emerge. 

7.10 The principal development zones comprise: 

1. The larger part of the Kinnaird Road site, to the east of the MCRC. 
This area is mostly occupied by car parking at present but also 
includes a number of uses in outdated buildings that could 
potentially be accommodated in better accommodation. A large 
part of this site could be developed at an appropriate scale whilst 
respecting set back distances, providing suitable landscape buffers 
and retained mature trees. Development of this site would need to 
fully integrated with thinking on the Transport and Parking 
Framework as it is likely to displace many spaces. 

 
2. Under-utilised parts of the Christie site facing Oak Road (including 

the soon to be replaced YOU). 
 
3. Palatine House (see photograph below) – this is in active Christie 

use but is only a two-storey building and is set back further from 
the street than the established building line. A larger scale building 
could potentially be accommodated here if required.  
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Palatine House 

 
4. The site fronting Wilmslow Road that is currently occupied by 

temporary buildings. In addition to considering an additional storey 
on the two storey element of the original frontage building. 
 

 

Temporary buildings on Wilmslow Road 

5. The Mortuary and Estates building, which is relatively low-rise and 
may have potential for an extension in height.  
 

6. The property recently acquired by the Trust on Candleford Road. 
This comprises a Victorian building converted to office use, and its 
grounds. 
 

7. The site formerly occupied by the Golden Lion PH, now a cleared 
site, on Wilmslow Road, also recently acquired by the Trust. 

7.11 The guiding development principles, in Section 8, provide further 
guidance on how these sites should be developed in order to meet 
the criteria discussed earlier (at paragraph 6.3). 
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Figure 7.1: Potential Development Capacity  
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Sustainable Transport & Parking  

Travel by Patients 

7.12 Due to the nature of the illnesses which the Christie deals with, it 
treats patients with the utmost sensitivity.  This includes any 
attempt to influence the way patients travel to the site and while 
much information is available to patients about how they can travel 
to the site the Trust’s policy is to accommodate patient parking on 
site and as close to the point of treatment as possible. 

7.13 The current arrangement for patient parking provides spaces on 
both the Palatine Road and Kinnaird Road sides but over time all 
patient parking will be relocated to the Palatine Road side. 

7.14 There are currently about 310 patient parking spaces on site which 
are controlled by a pay and display system.  32 of these are for 
disabled patients.  At the time of writing this report patients are also 
permitted to park in the Kinnaird Road staff car park.  There are 
some 330 patients parking on the site at the current time.    

7.15 Patient parking also takes place on the streets surrounding the site.  
The surveys of on street parking indicate that there is a maximum of 
around 130 patients and visitors parked at any one time.  On this 
basis the approximate demand for patient/visitor parking is 460 
spaces.      

7.16 It is the Trust’s intention to meet this level of patient demand on site 
in car parks on the Palatine Road side.  As this new parking 
arrangement is introduced the parking control / payment 

arrangement will be changed from pay and display to a barrier 
controlled pay on foot arrangement. 

7.17 The Trust do not expect there to be a significant increase in the 
numbers of patients visiting the site.  Of the new proposed 
developments it is only the Proton Building that will result in 
additional patients being treated at the site.  It is anticipated that 
this will generate the requirement for 16 additional patient parking 
spaces.  

Travel by Staff  

7.18 The Christie has been monitoring how staff travel to work since 
2005.  Table 7.1 below shows how the proportion of staff using each 
mode of transport has changed in this period.  Acknowledging that 
there are some statistical effects in the figures the overall trend is 
for a reduction in the number of staff who drive to work (nb. The 
2010 survey had a low response rate and has not been used in this 
analysis as it is not considered representative).  This trend has been 
encouraged by the site’s Travel Plan which has been in operation 
since 2005 and as referenced above has been given a ‘Green Apple’ 
award. 
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Table 7.1: Staff Travel Patterns 

 March 2005 May 2006 July 2009 2011 
Public 
Transport 

9% 9% 13% 12% 

Cycling 5% 7% 7% 6% 
Walking 9% 12% 14% 15% 
Car Share 6% 6% 7% 5% 
Car Driver 71% 66% 59% 63% 
 

7.19 The most recent mapping of staff postcodes was undertaken in 
2011.  In terms of the distances travelled to work Table 7.2 below 
sets out a summary of the data. 

 
Table 7.2: Distance Travelled to Work Based on Postcode Analysis 
(AECOM 2011) 

Distance to Work Number of Staff Percentage 
Under 2 kilometres 416 18% 
2-5 kilometres 505 22% 
5-10 kilometres 623 27% 
Over 10 kilometres 734 32% 
 2278 100% 

7.20 Based on an analysis of staff surveys Table 6.3 sets out the distance 
travelled to work by car drivers.  [NB. the sample size is low]. 

 

 

 

Table 7.3: Distance travelled by staff driving to work (AECOM)  

Distance Travelled by 
Car Driver 

Number of Staff Percentage of all 
Drivers 

0-1 miles 4 3% 
1-2 miles 13 8% 
2-3 miles 30 19% 
3-5 miles 28 18% 
5-10 miles 44 28% 
10-20 miles 22 14% 
20-30 miles 14 9% 
30+ miles 5 3% 

7.21 Based on a further analysis of postcode data undertaken in 2011 
using the Accession software (this allows journey times by public 
transport to be analysed) the Table &.4 below sets out the journey 
times by public transport for staff at the Christie.  This includes all 
staff not just those who drive. 

 

Table 7.4: Public Transport Journey Times from Accession (AECOM) 

Public Transport 
Journey Time 

Number of Staff Percentage 

0-10 minutes 132 6% 
11-20 minutes 378 17% 
21-30 minutes 366 16% 
31-40 minutes 362 16% 
41-50 minutes 227 10% 
51-60 minutes 246 11% 
Over 1 hour 567 25% 
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The Travel Plan 

7.22 The Christie has had a Travel Plan in place since 2005.  The latest 
version of the document was produced in early 2011.  The Travel 
Plan has helped reduce the number of staff members who drive to 
work and has won a Green Apple Award for environmental best 
practice. 

7.23 Despite this and due to the fact that there is a plentiful supply of 
free (no cost) on street parking surrounding the site, the Travel Plan 
to date has been trying to achieve two conflicting aims.  On the one 
hand it is aiming to increase the number of people who use 
sustainable travel modes to get to work while on the other hand it is 
trying to maximise the use of on-site parking to limit the number of 
people who park on street. A travel plan requires ‘sticks’ which 
discourage people to drive and ‘carrots’ to encourage people to use 
other modes of transport.  With the current parking arrangements it 
is very difficult to provide a sufficiently strong parking “stick” to give 
any “carrots” a reasonable chance to be effective.     

7.24 The implementation of the Section 106 parking scheme will change 
this and will make the implementation of a stronger carrot and stick 
approach more effective. 

7.25 In this context the Christie is committed to implementing a revised 
and stronger Travel Plan and the process of preparing and 
implementing the Plan is ongoing. 

7.26 The data presented above suggests there is scope to influence a 
potentially significant change in travel behaviour with the right 
balance of carrots and sticks in the revised Plan.  The key headline 
figures are : 
� 18% of staff live within 2km of the site.  2km is recognised as a 

relatively achievable walking distance for most able and 
moderately fit people.  Given that 15% of staff are already 
walking to work there is probably limited scope to increase the 
proportion of staff walking. 

� 40% of staff live within  5km of the site.  5km is recognised as a 
relatively achievable cycling distance for most able and 
moderately fit people.  As only 6-7% currently cycle there is 
potential scope to increase this proportion. 

� 55% of staff live within a 40 minute public transport journey of 
the site.  40 minutes is generally recognised as an acceptable 
journey to work time.  As only 11-13% of staff are currently using 
public transport there is potential scope to increase this 
proportion. 

7.27 Set out in the sections below is a brief summary of the provision for 
each major mode of transport.  This is followed by a consideration of 
the potential mode splits that could be achieved. Section 9 discusses 
recommendations as to how the Travel Plan can respond to these 
points and provide sustainable modal shifts (i.e. by providing 
‘carrots’). 
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Public Transport 

7.28 The Christie is located on the Wilmslow Road bus corridor which is 
renowned for its high frequency bus service.  The services split 
between Palatine Road and Wilmslow Road and there are bus stops 
conveniently located on both roads.  The Palatine Road buses serve 
districts such as Northenden, Sale and Wythenshaw.  The Wilmslow 
Road buses serve Didsbury, the Heatons and Stockport. 

7.29 To the north of the Christie the buses run pretty much exclusively on 
the Wilmslow Road corridor so while the population in this corridor 
has very high bus accessibility to the Christie, away from the corridor 
there is a reliance on connecting services which makes bus travel 
less attractive particularly under current ticketing arrangements. 

7.30 The same point about relying on connecting bus services applies to 
rail as well, with perhaps the most convenient connections available 
in the City Centre although the connection between heavy rail and 
bus in the City Centre is not currently particularly convenient. 

7.31 Significant investment in public transport provision is on-going 
across Greater Manchester and this will benefit the Christie.  The 
Metrolink connection to Didsbury will open in 2013 and The West 
Didsbury station on Lapwing Lane will serve the Christie site. 

7.32 The cross city bus services and the introduction of consistent 
ticketing between all operators including an Oyster type ticket will 
also be significant.  It will extend direct bus services and make 
connections, including between modes more convenient. 

7.33 The Christie is committed to working with GMPTE, MCC, and public 
transport providers through its Travel Plan to make the most of 
these significant changes in public transport.   

Cycling 

7.34 South Manchester has an established culture of cycling.  The terrain 
is flat and a lot of the road network has specific cycling facilities.  
There are already a relatively significant number of people who cycle 
to work at the Christie. 

7.35 On site there are 124 cycle parking spaces spread over a number of 
locations.  92 of these are covered stands.  There are staff showers 
on site but only in one location. 

7.36 The Christie recognises that provision for cyclists can be improved 
through the provision of more covered cycle stands and additional 
showering and changing facilities located at a number of locations 
across the site.  More cycle parking stands will be required if the 
proportion of cyclists increases significantly.  

7.37 Manchester City Council have targeted Wilmslow Road and Palatine 
Road as priorities for an enhanced maintenance regime for cyclists 
as part of the Greater Manchester Cycling Ambition City Grant 
submission (co-ordinated by Transport for Greater Manchester). The 
aim is to deliver continuous, dedicated, segregated cycle lanes 
wherever possible. If sufficient funding is unlocked this would offer 
significant improvements for cycle travel to The Christie.  
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Walking 

7.38 Walking is the second most commonly used mode of transport for 
staff and has seen the most significant increase since 2005.  The 
local area is conducive to walking.  In a physical context there is not 
much the Christie can do to encourage more staff to walk although 
the provision of improved showering and changing facilities could 
encourage walking / running from further afield. Of course, there is 
also an element of walking combined with public transport use. 

Motorcycles 

7.39 There are five motorcycle parking hooks available on the site.  There 
is very little travel to the site by motorcycle and the original travel 
surveys showed little interest in motor cycling.  In this context the 
Trust is not pursuing any measures to encourage further use of 
motorcycles.  Should a demand for motorcycling materialise in the 
future the Christie would review this approach. 

Car Passengers (Car Sharing) 

7.40 Some staff car share and there are 21 car sharing spaces on site and 
a specific car share permit has to be obtained to use this car park.  
For a site employing so many people there should be the 
opportunity for more to car share.  In this context it may be 
appropriate to dedicate more spaces for sharing. 

7.41 One approach the Christie can consider is the provision of car share 
spaces for staff located in more convenient locations.  This could be 
a real incentive to car share. 

Car Drivers 

7.42 There are currently 510 staff parking spaces on site of which 6 are 
disabled spaces.  Staff require a permit to park on site for which 
there is a small charge made each month.  Staff have to apply for a 
permit.  There has been a freeze on the issue of new permits for the 
past year or so while the travel plan is reviewed and developed.  A 
considerable amount of staff parking also occurs on the streets 
surrounding the site. 

7.43 As reported in Section 5 at the time of writing there were about 470 
staff parking on site and a further approx 900) on street. 

7.44 With the implementation of the strategy to relocate all 
patient/visitor parking to the Palatine Road site there will be a 
reduction in the onsite provision for staff.  Once the parking 
rationalisation works are complete on the Kinnaird Road side there 
will be some 430 spaces available for staff on site.  

7.45 This clearly represents a reduction in on-site parking provision for 
staff.  Considering this alongside the implementation of the Section 
106 on street parking scheme the journey to work by car will 
become significantly less convenient.  As said previously, The 
Christie recognises this as an opportunity to re-launch a revised and 
stronger travel plan and the Plan will include measures (sticks) to 
reinforce the constraints for staff parking.  
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7.46 The Christie’s aim is to attempt to be self-sufficient in terms of 
parking supply and thereby minimise parking on street to avoid the 
conflicts with local residents which have been a feature of the site 
for many years.  A main element of achieving this aim is the 
implementation of the revised and stronger Travel Plan. Alongside 
this however, additional off street car parking may be required.    

Potential Mode Split 

7.47 In Section 9 a summary is provided of the measures The Christie is 
intending to introduce into the revised Travel Plan and these have 
been touched upon in the commentary of each travel mode above.  
This, considered alongside the very significant change to the parking 
environment for staff, will mean the Christie has a strong Travel Plan 
in place which, if implemented effectively, should result in further 
significant modal shift and a reduction in the number of single 
occupancy staff cars. 

7.48 Research was undertaken a number of years ago into the 
effectiveness of Travel Plans at hospitals.  This indicated that the 
most effective travel plan was implanted at Derriford Hospital in 
Plymouth where a 24% (78%-54%) reduction in car use was achieved 
over a 6 year period.   

7.49 At Nottingham City Hospital a 17% (72%-55%) reduction was 
achieved over a 3 year period.  A 4% (58-54%) reduction was 
achieved at The Radcliffe hospital in Oxford over a one year period.   
The Department for Transport’s Report making “Travel Plans Work” 
(2005) indicates that the most effective Travel Plans could 

potentially result in a 30% reduction in single occupancy car use over 
a three to four year period.     

7.50 The Christie has already achieved an 8% reduction in the number of 
staff who drive to work in the six years between 2005 and 2011 and 
this was in an environment with little or no restraint to convenient 
car parking. 

7.51 From the 2001 census (2011 info not available) for the Manchester 
Local Authority District the proportions of residents using the main 
modes of transport to get to work were:- 
� Walking 12% 
� Cycling 3.5% 
� Car share 7% 
� Public Transport 25%  
� Car Driver 49% 

7.52 The future modal split of staff travel to the site is very difficult to 
assess.  Based on the post code analysis the mode with the greatest 
scope to achieve a significant increase in use is public transport 
where the site will also benefit from the public investment that is 
being made in Metrolink and other public transport schemes.  A 
challenging but potentially realistic target for public transport use 
over a 3 year period would be a 20% mode share.  This represents 
9% more staff using public transport or an 82% rise over the existing 
levels.    

7.53 The level of car sharing at the site is low and could also increase with 
the right travel plan measures (focused on priority parking).  Over 
the years the staff travel surveys have been undertaken the 
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proportion of staff car sharing has varied between 5 and 7%.  It 
should be possible to increase this to about 10% over a relatively 
short timeframe. 

7.54 Similarly with cycling the proportion of staff has varied between 5 
and 7%.  This is already a relatively high proportion but is achieved 
on a site with relatively limited facilities for cyclists.  In this context it  
should be possible to increase the proportion of people cycling to 
about 10% although this is a more challenging target than the 
increase in car sharing.   

7.55 There is probably little scope to increase the proportion of walkers 
as at 15% this already represents a similar proportion of the staff 
who live within 2km of the site. 

7.56 In this context the future proportion staff driving to work would be 
between 45% and 50% based on challenging targets for increases in 
the other modes.  At none of the other hospital sites referenced 
above was the proportion of sole drivers less than 50%.  We believe 
this mode split represents a challenging but realistic target for use 
by staff at least in a short to medium timeframe (3 to 5 years). 

Future Parking Demand  

7.57 The current 63% mode split is generating a staff parking demand of 
some 1,300 spaces.  This indicates that there were about 2,050 staff 
on site at the busiest time within the survey period.  As a cross check 
this represents about 75% of the total number of staff which is 

considered reasonable. For the purposes of this assessment we are 
assuming that 80% of staff will be on site at any one time. 

7.58 In this context with a 50% car driver mode split the demand for staff 
parking would be about 1,025 spaces.  If the modal split was 45% 
then the demand for staff car parking would be about 920 spaces. 

7.59 Table 6.3 (in Section 6) presented an estimates of new jobs 
associated with future developments at The Christie.  140 new jobs 
are anticipated to be created over the next 2 years.  With the 50% 
mode split this would create a demand for around 55 additional 
spaces (or 50 spaces at 45% mode split).  Between 2015 and 2018 it 
is anticipated that a further 165 new jobs will be created.  With the 
50% mode split this would create a demand for around 65 additional 
spaces (60 spaces at 45% mode split). 

7.60 Beyond 2018 it is anticipated that a further 250 new jobs will be 
created.  With the 50% mode split this would create a demand for 
around 100 additional spaces (90 spaces at 45% mode split). 

   Table 7.5: Existing Parking Supply  

 Location Parking Spaces 
Staff Kinnaird Road 408 
 Block C car park 21 
 Palatine Centre 28 
 Total 457 
Patients/Visitors Oak Road 166 
 Palatine Road Multi-

Storey 
209 

 Palatine House 5 
 Total 380 
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Table 7.6: Projected Staff Parking Demand (based on 50% modal shift) 

New 
jobs 

Staff 
on 
site  

Modal 
Split      
(% 
cars) 

Parking 
Demand 

Shortfall in 
spaces  
(based on 
457 current 
staff spaces) 

Current  2,050 63% 1,300 840 
(after s106 is 
implemented) 
 

Revised 
Travel Plan  
target met, 
no growth 

 2,050 50% 1,025 570 

Phased Growth with Travel Plan Improvements 

End of 2014 140 2,162 60% 1,295 840 

End of 2018 165 2,294 55% 1,260 800 

Beyond 2018 250 2,494 50% 1,245 790 

 

NB. Projected parking demand and shortfall is given to nearest 5 spaces 

 
 
 
 
 
 

Table 7.7: Projected Staff Parking Demand (based on 45% modal shift) 

 New 
jobs 

Staff 
on site  

Modal 
Split      
(% cars) 

Parking 
Demand 

Shortfall in 
spaces 
(based on 
457 current 
staff spaces) 

Current  2,050 63% 1,300 840 

(after s106 is 
implemented) 

Revised 
Travel Plan 
Target met, 
no growth 

 2,050 45% 920 465 

Phased Growth with Travel Plan Improvements 

End of 2014 140 2,162 58% 1,255 800 

End of 2018 165 2,294 50% 1,145 690 

Beyond 2018 250 2,494 45% 1,120 665 
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7.61 On this basis with a challenging Travel Plan target for car drivers of 
between 45% and 50% the future total staff parking demand would 
be between 1,120 and 1,245 spaces. At present there is car parking 
on the site for 837 spaces, 457 of which are for staff. There is 
therefore a projected shortfall of around 665-790 staff spaces, 
assuming that challenging Travel Plan targets are met.  

7.62 There are currently 380 patient / visitor spaces on site.  This has 
increased recently from a longstanding provision of some 310 
spaces.  The demand for patient parking is about 460 spaces, with 
the balance of parking taking place on street.  There is unlikely to be 
a significant increase in the number of patients/visitors to the site 
going forward with only the Proton Building likely to generate the 
demand for additional patient / visitor parking and this would only 
be in the order of 16 spaces.  The Maggies Centre will primarily serve 
patients already visiting the site as part of a linked trip. The Christie 
anticipate that the balance of patient / visitor parking will continue 
to take place on street.  Discussions with the City Council are 
ongoing about how the residents parking scheme can be designed to 
facilitate this.    
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8 DEVELOPMENT FRAMEWORK 

Development Framework 

8.1 The analysis explained in the previous sections of this report has led 
to the preparation of a Development Framework for The Christie 
site. This has identified parameters for development that will allow 
the Trust to continue meet its objectives whilst ensuring that issues 
of local character, residential amenity and traffic and parking are not 
adversely affected.  

8.2 The Development Framework is provided overleaf as Figure 8.1. This 
follows the approach described in Section 7 by considering the parts 
of the site with development potential. For each of these sites the 
Development Framework indicates maximum parameters for 
potential development. It is important to note that these are 
maximum parameters and do not represent continuous 
development footprints and site coverage within these zones. It 
should also be noted that any development would also have to 
respond to the Transport and Parking Framework before it could be 
considered appropriate. This is especially the case where new 
development will displace existing parking and generate an 
additional parking demand.   

8.3 The Framework identifies seven principal development zones. The 
Framework also recognises that there will be a need for ongoing 
refurbishments and smaller scale infill, and potentially 
redevelopments of parts of existing building.  As described in Section 

7, there is also potential for a greater scale of redevelopment in the 
core of the site, away from neighbouring properties. The scale and 
form of development here would have to be assessed as such 
opportunities emerge. 

8.4 The principal development zones are: 
1. Kinnaird Road Site 
2.  Oak Road Site 
3.  Palatine House 
4.  Wilmslow Road 
5.  Mortuary and Estates Building 
6. Candleford Road 
7. The Golden Lion 

8.5 During the life of this Framework other development zones may 
emerge and it may be necessary to review and update this 
Framework. In terms of the current principal development zones the 
Development Framework sets the following parameters. 

8.6 It should also be noted that the Development Framework is 
concerned with the scale and massing of development. It does not 
consider elevational appearance. This is an important consideration, 
but one which is best left to the architects of individual development 
schemes, and assessed as  proposals emerge. It will be important to 
respond to the local character of the area and preserve the 
distinctive parts of the Christie’s character (e.g. the 1930s frontage 
on Wilmslow Road) whilst also delivering high quality design that 
meets specific clinical and operational requirements. 
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Figure 8.1: Development Framework 
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1. Kinnaird Road Site  

8.7 This is the largest and most complex site, and also the most 
sensitive. The site has the potential to accommodate a range of uses 
such as Phase 2 of the MCRC, the Maggie’s Centre, improved 
accommodation for existing administrative functions, and staff 
parking in response to projected requirements from the Transport 
and Parking Framework , and potentially other uses. The extent of 
these requirements and their positioning within this site is not 
confirmed at this stage. The development parameters set a 
framework within which these requirements could be met without 
compromising residential amenity and local character. 

8.8 These parameters vary across this site, in accordance with the 
changing site conditions and interface with the surrounding 
environment, as assessed in Section 2. In general the Kinnaird Road 
site has the potential to accommodate development of a massing 
that reduces in scale eastwards, from the large MCRC building to a 
domestic scale development at the sensitive eastern edges of the 
site. The labels below relate to those indicated on Figure 8.1. All 
parts of the site will continue to be accessed by the existing access 
road that runs parallel to Cotton Lane and then turns into the site. 

8.9 (1a) The site immediately behind the MCRC has been previously 
identified for a Phase 2 expansion of this facility. The large set back 
from Cotton Lane, with its strong boundary treatment, and the large 
set back from Kinnaird Road and boulevard of trees at this edge, 
means that a building of similar scale to the MCRC, following the 
same building line on both sides, would be appropriate. This would 

indicate a development of around approximately three commercial-
sized storeys (approx 13 m to ridge height).  

8.10 (1b) To the east of this, the Cotton Lane frontage offers potential for 
development of around three residential-sized storeys (approx 9.5m 
to ridge height) in a continuous frontage. This would not adversely 
affect the character of Cotton Lane due to the set-back of the 
building line, the wall and the mature trees here, and the presence 
of the three existing blocks confirms this. These existing blocks could 
potentially be demolished and replaced by new development. The 
building line could come forward from the position of these blocks 
but should seek to retain the mature trees where they are in good 
condition. A detailed tree survey should provide guidance on the 
appropriate building line. The wall should be retained along this 
frontage. 

8.11 (1c) An attempt should be made to provide greater presence, and an 
active frontage on the north-eastern corner of the site, in order to 
provide a presence on the street and a pedestrian entrance. There is 
a break in the tree belt that would allow this, though a small portion 
of the wall would need to be removed.  The presence of the school 
opposite this part of the site establishes a context for buildings of a 
larger footprint than domestic housing. A height equivalent to three 
residential storeys (approx 9.5 m to ridge height) would be 
appropriate here. 

8.12 (1d) The edge of the site facing Frith Road is more sensitive in that it 
has a strong relationship to existing houses on Kinnaird Road and 
Rathen Road. A domestic scale of development of two-and-a-half to 
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three storeys (approx 8 - 9 m to ridge height) to match the height of 
these tall houses would be appropriate. This means that 
development within this zone would not be continuous. Instead 
building should be set within a landscaped area. The boundary 
treatment should match that of the existing streets:  i.e. a low brick 
wall with openings and planting to soften the street scene. 
Development should front Frith Road and include a pedestrian 
entrance here. This site offers strong potential for a well designed 
and well-sited building to terminate the vista that is created by the 
trees on either side of Kinnaird Road (see photograph below). 

  

Vista down Kinnaird Road 

8.13 (1e) The frontages to the rear of properties on Rathen Road and 
Cotton Hill are more sensitive. Residential amenity, privacy and 
security must be respected by any development along this frontage. 
This will necessitate locating development at an appropriate set 
back from these properties with a strong landscape buffer being 
provided along this interface. Any development here should be of a 

similar scale to these properties, i.e. the equivalent of two-and-a-
half residential storeys (approx 8 - 9 m to ridge height).  

8.14 (1f) This leaves the interior of this site. At present this is used for car 
parking. If the surrounding areas are developed, and landscaped as 
discussed above, then there is potential for this area to be 
developed without adversely affecting local character or residential 
amenity. Given the increased distance from the edges and the 
removal of any direct relationship to a street, this site could 
accommodate development of up to three commercial-sized storeys 
(approx 13 m to ridge height).  Given the impact on existing parking 
spaces here, and those lost on the parts of the site described above, 
this area is likely, at least in part, to be required to provide a car 
parking solution for wider site, in accordance with agreed Transport 
& Parking Strategy. This could involve multi-storey car parking to be 
provided within the parameters discussed above. 

2. Oak Road Site  

8.15 The Oak Road site has excellent functional relationships with existing 
clinical accommodation and would represent a very effective site for 
the Proton Beam Treatment Centre development. If this site was 
redeveloped then the new development should follow the building 
line established by the recently built Oak Road Centre adjacent to it. 
Development here could match the height of the Oak Road Centre  
(approximately four and a half commercial-sized storeys, approx 20 
m to ridge height).   The set back from Oak Road and the existing 
established planting on the street boundary will ensure that it will 
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not adversely affect the character of this street, as indeed has been 
proved by the neutral impact of the Oak Road Centre. 

8.16 The Framework also considers the potential for smaller scale 
development at either end of Oak Road. These would serve to 
‘bookend’ the Christie development on this side of the road and 
articulate these corners. These developments would be set further 
forward, matching the set-back distance of the residential properties 
on the other side of the road. They would be lower in height than 
the main Christie development on Oak Road, coming down in height 
to address the houses opposite.  

8.17 On the eastern corner site there is currently a substation. This may 
become replaced by a new substation as part of Proton Beam 
Treatment Centre development, leaving this site available for 
redevelopment. 

8.18 The western corner site is currently part of the visitors’ car park. The 
availability of this site would be dependent on the wider Transport 
and Parking Framework. If these spaces were no longer required 
then development should be set back from both Oak Road and 
Palatine Road, retaining planting at the perimeter. The set-back to 
Palatine Road will need to be agreed; at present it is varied in this 
block. It is suggested that development here follows the building line 
of the existing Christie buildings (and as proposed for development 
zone 3), Oak Road would represent a logical point for the building 
line to step back, as it does to properties on its southern side.  

8.19 Additionally, the main entrance to the Christie on Oak Road is 
currently a single storey build-out from the main elevation, within 

the entrance courtyard. This could be extended in height to three 
storeys without prejudicing residential amenity or the integrity of 
the surrounding buildings and courtyard. 

3. Palatine House 

8.20 There are no current or anticipated development projects for this 
site but if Palatine House was redeveloped the site does have 
potential to accommodate a development block that follows the 
existing building line of the YOU and Molecular Imaging Centre and 
to match the height of these buildings (approximately four to five 
commercial-sized storeys -20 m to ridge height).  As established by 
the adjacent Christie buildings, this would not adversely affect the 
character of Palatine Road. It will however be important to ensure 
that any development presents a strong and active frontage to 
Palatine Road and retains or matches the existing boundary 
treatment to the street: a low brick wall and tree planting. 

4. Wilmslow Road 

8.21 There is a site on the Wilmslow Road frontage that currently houses 
temporary accommodation. This has clear development potential 
and permanent buildings will be required to replace the existing 
temporary accommodation. The important issues here are 
presenting a strong frontage to the very visible main road frontage 
and preserving residential amenity and the character of the 
Conservation Area to the rear. A stand-alone building of up to three 
storeys will be appropriate, representing a step-down in height from 
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the main Christie frontage to the two-storey shops on the northern 
side. The existing original boundary treatment of railings and a brick 
wall should be retained if possible.  

8.22 Adjacent to this the main Christie frontage comprises the original 
1930s brick-built range at 2 storeys, with an additional storey 
modern clad extension floors. At the southern end of the range is a 
modern four storey brick building with a similarly clad upper storey. 
This results in a frontage of 4 storeys at the southern end of this 
frontage, falling to 2 storeys adjacent to the temporary buildings at 
the northern end. This northern end has not been extended above 
the original brick frontage and it is felt that an extension to provide a 
third storey above this would be appropriate here. The extension 
could be designed as a better quality frontage than the modern 
cladding on the rest of this range. This would complement 
Withington Green and the surrounding frontages and would not 
compromise local character.  

5. Mortuary and Estates Building 

8.23 The mortuary and estates building is a relatively low rise building of 
two storeys in the interior of the main site (with the mortuary at 
ground level and the Estates Department offices on the first floor). 
An extension to provide an additional storey could be added without 
compromising the character of the surrounding area. This 
assessment has been based on analysis of views from Tatton Grove, 
which is within Withington Conservation Area. 

6. Candleford Road 

8.24 The Candleford Road site offers an opportunity for the Trust to 
provide ancillary non-clinical accommodation in the vicinity of the 
main Christie site. The existing Victorian building here has been 
refurbished for office accommodation and will be re-used by the 
Trust. If any new development occurs on this site it should respect 
the existing building lines (as shown on the Development 
Framework plan) and retain the mature trees and stone wall at the 
site boundary. Additional development or redevelopment proposals 
would be subject to first assessing the architectural and historic 
value of the building and the impact of the proposals upon its 
character.  The site, and its operations, should continue to positively 
address Palatine Road and respect the amenity of surrounding 
residential and institutional neighbours (Including the single storey 
nursery to the north). 

 
The Trust’s property on Candleford Road 
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7. The Golden Lion 

8.25 The former Golden Lion site provides an opportunity for the Trust’s  
phasing and decant strategy to support redevelopment on other 
parts of the site . Any new development here, whether temporary or 
permanent, must respect the existing building and the amenity of 
surrounding residential properties. A domestic scale of two to two-
and-a-half storeys would be appropriate. The existing mature trees  
on the edges of the site should be retained, unless they are shown 
to be in poor condition. A strong interface to the public street, with 
well maintained landscaping, will help to ensure that the new 
development integrates with its surroundings. 

 

 

The Golden Lion site 

 

Key Views and Sections 

8.26 The images on the following pages are designed to show the 
potential street scenes and development form that would result 
from a maximum level of development that follows the principles 
described above. They are based on a computer-based massing 
model that has been specifically developed for this document. This 
realistically assesses the proposed three-dimensional development 
envelopes in the context of existing buildings, shown in their 
appropriate position and scale.  

8.27 Key views are taken of this model, shown alongside photographs of 
the existing views. Figure 8.2 shows where the views, and sections, 
are taken from. The views selected are important views that are 
experienced regularly by local residents and visitors and contribute 
to the townscape character of the area.    
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Figure 8.2: Key Views 

 



 

Page 73
The Christie - Strategic Planning Framework 

 

3D Model Views  (NB. these show development zone parameters 
and not actual building footprints) 

Existing  

 

 

 

 

 

 

 

Potential Development Envelopes 
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Key Views  - Existing and Potential (see Figure 8.2) 

1. Cotton Lane from Wilmslow Road 

 

8.28 Key characteristics of the Wilmslow Road area comprise: 
� Long continuous Christie frontages following the curve of the 

road. 
� Development of  between two and three-and-a-half storeys. 
� Predominant use of brick. 
�  Buildings set back from the street to varying degrees, often with 

no boundary treatment to allow increased space for public 
realm activity. 

� In general a wide road wide and open feel, with the curving road 
alignment allowing long views of the long Christie frontage. 

 
 
 

 
 
 

 

8.29 Development Framework response: 
� Buildings of larger massing to reflect original Christie buildings. 
� Development of up to three commercial-sized storeys. 
� Buildings set back from the street and enhanced public realm. 
� Retention of Withington Green. 
� Retention of brick wall and trees on Cotton Lane frontage. 
� Elevations and materials to respond to existing materials palette.  
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2. Cotton Lane from Heyscroft Road 

  

8.30 Key characteristics of Cotton Lane: 
� The strong presence of the continuous brick wall in the street 

scene. 
� The positive contribution of mature trees to the street scene. 
� Traditional domestic scale post-war semi-detached houses. 
� Larger scale Christie buildings set back from the street behind the 

wall. 
� A dedicated separate vehicle access for Christie buildings from the 

western end of Cotton Lane behind the brick wall. 
 
 
 
 

 
 
 

 

8.31 Development Framework response: 
� Retention of brick wall on Cotton Lane and mature trees. 
� Christie administration buildings (up to 3 residential-sized storeys 

closest to frontage) set back from the street behind the wall and 
trees. 

� A dedicated separate vehicle access for the Christie buildings from 
the western end of Cotton Lane behind the brick wall and trees. 

� Elevations and materials to respond to existing materials palette.  
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3. Cotton Lane from the East 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8.32 Development Framework response: 
� Retention of brick wall on Cotton Lane with some openings for 

pedestrian access. 
� Retention of most mature trees with removal of a few trees 

(subject to the findings of a tree survey) to allow the new 
buildings to have a presence on the Cotton Lane frontage on this 
key corner. 

� Christie administration buildings, up to 3 residential-sized storeys 
closest to frontage, set back behind wall and trees, (except on 
the above mentioned corner). 

� Existing access retained for small staff car park and servicing. 
� Elevations and materials to respond to existing materials palette.  
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4. Kinnaird Road from Wilmslow Road 

  

8.33 The Kinnaird Road area has the following key characteristics: 
� Two-and-a-half storey late Victorian large semi-detached houses 

within spacious plots. 
� A frontage on both sides of streets consisting of 1m high brick 

walls with planting behind. 
� A strong boulevard of trees on the Christie’s Kinnaird Road 

frontage. 
� A changing relationship between the Christie site and fronts/backs 

of adjacent housing.   
 
 
 
 
 

 

 

8.34 Development Framework response: 
� Potential for new MCRC Phase 2 development (up to 3 

commercial-sized storeys). 
� This development would be set back considerably from the street, 

behind an attractively landscaped public plaza. 
� Retention and enhancement of existing wall and boulevard of 

trees. 
� Removal of existing single storey-administration blocks. 
� The Maggies Centre will terminate this street vista: a domestically 

proportioned but iconic building designed by a signature 
architect. 

� Pedestrian access to the MCRC Phase 2 and Maggie’s Centre will 
be provided from the street but vehicle access will be via the 
existing site access road from Cotton Lane. 

� Elevations and materials to respond to existing materials palette.  
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5. Oak Road from Wilmslow Road 

  

8.35 Key characteristics of Oak Road: 
� Christie buildings of around 4 commercial storeys with large 

footprints and a set-back of around 6m from the street.  
� Residential buildings between two and two-and-a-half storeys, in 

terraced form, with a set-back of around 5m from the street. 
� A strong landscape edge to the street on both sides with mature 

trees softening the street scene. 
� Traditional materials on the southern side of the street and 

contemporary materials on the northern side of the street. 
 
 
 
 

 

 

 

8.36 Development Framework response: 
� New 4-storey development behind the existing Christie 

development on Oak Road, at the same height and following the 
same building line as the existing buildings. 

� Retained and enhanced trees and planting along the Oak Road 
frontage. 

� Potential for a three-storey ‘bookend’ development to define the 
Wilmslow Road/Oak Road corner in place of the existing 
substation. 

� Elevations and materials to respond to existing materials palette.  
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6. Oak Road from Palatine Road 

 

8.37 Key characteristics – see view 5. 
 

 

 

 

 

 

 

 

 

 

 

8.38 Development Framework response – see view 5.
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7. Palatine Road, looking northwards 

 

8.39 Key characteristics of the Palatine Road area: 
� A strong established building line (of around 8m and then 18m 

set-back from the back-of-pavement on the Christie side). 
� Planting to the front of properties, including significant numbers 

of mature trees which creates a boulevard along the long 
straight road. 

� A consistent presence of low stone walls to define the front 
boundary of properties. 

� Buildings of significant massing, between two-and-a-half to four 
storeys with large footprints. 

� The presence of both traditional Victorian materials (i.e. brick and 
slate) and contemporary materials (glazing, cladding panels, 
terracotta). 

 

 

 

8.40 Development Framework Response: 
� Potential for redevelopment of the Palatine House site. 
� New development to follow the established 8m building line 

established by the existing Christie buildings (and the 
forthcoming YOU). 

� Retention of mature tree planning on frontage (or removal and 
replacement) and retention of stone wall. 

� Elevations and materials to respond to existing materials palette.  
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8. Palatine Road, looking southwards 

  

8.41 Key characteristics – see view 5. 
 

 

 

 

 

 

 

 

 

 

 

 

8.42  

8.43  

8.44  

8.45  

8.46  
 

8.47 Development Framework response – see view 5. 
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Key Site Sections of Development Parameters 

Figure 8.3: Site Sections Key Plan 

 

8.48  
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Figure 8.4: Potential Site Sections 1
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Figure 8.5: Potential Site Sections 2  
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9 TRANSPORT AND PARKING FRAMEWORK 

Development of the Travel Plan 

9.1 The Christie recognises the need to enhance the travel plan with a 
greater emphasis on incentives (carrots) to use sustainable modes of 
transport and disincentives (sticks) to drive.  Reproduced below is 
the text from the Travel Plan Addendum Statement submitted with 
the planning application for the MCRC building.  It represents a step 
change in the provision of ‘carrots’ to use sustainable modes and 
recognises that parking permit cost and allocation can be used as 
effective sticks.  

 

The Christie’s offer: 

� offer interest free season ticket loans to all staff;  
� work with the MCC Travel Change Team and TfGM to provide new 

staff with a comprehensive information pack of the sustainable 
travel options and engage travel advisors to work with staff to 
ensure that they are fully aware of the travel options available to 
them that are available to them;  

� inform all visitors of the best ways to access the site, prioritising 
sustainable travel and discouraging access by car;  

� offer cycle training to staff;  
� ensure all staff have access to cycle facilities including secure cycle 

storage, lockers, washing and changing facilities, and twice-
yearly free ‘bike doctors’;  

� ensure all visitors have access to covered short-term cycle racks 
(Sheffield stands or similar), and visitors staying for longer than 
four hours have access to secure cycle storage;  

� review the car parking permit system including the levels of 
oversubscription, permit eligibility and charges, and change the 
system to prevent the encouragement of permit holders driving 
every day;  

� locate allocated staff parking spaces away from the main building 
entrances;  

� locate cycle parking in a prominent location close to the main 
building entrances;  

� Work closely with Metrolink and bus and rail operators, including 
Stagecoach, to discuss opportunities for bespoke ticketing and 
marketing materials for staff to use local bus services, the East 
Didsbury Metrolink extension, and rail services from East 
Didsbury/Mauldeth Road.  

To collect and regularly report the following information  

� Staff modal share  
� Staff aggregate postcode data  
� Take up of policy incentives e.g. tax free bikes scheme, and 

interest free loans  
� Use of infrastructure e.g. cycle parking, and car share car park  
� Car Park utilisation  
� Level of on street car parking  

To produce annual progress reports and action plans for the Travel 
Plan for submission to Manchester City Council and to commit to 
using best endeavours to deliver the targets set out in the Plan.  
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To ensure that specific dates are set against this; the first report to 
be produced 12 months from the date of the first use of the site and 
produced annually from this point.  

The Trust proposes to encourage sustainable transport use by 
prioritising, in this order, cycling and walking, tram/ bus/train, 
motorcycle, car sharing; and will discourage single occupancy car (or 
other motorised vehicle) access for staff.  

A named dedicated member of staff will oversee this work and 
specific targets will be owned by identified members of staff.   

 

9.2 Further suggestions are provided here in respect of the Christie’s 
offer: 
� The person with day to day responsibility for the travel plan 

should be given the title Travel Plan Coordinator (TPC).  This is a 
key role if the implementation of the travel plan is to succeed 
and the TPC must be able to enthuse and inspire people to take 
an interest in their travel behaviour. 

� Senior management responsibility for the Travel Plan including 
the overall achievement of targets should be at Board Level and 
be clearly articulated in the Plan.   

� Greater emphasis should be placed on car sharing and access to a 
car sharing data base.  This is potentially a low cost win. 

� Cycle user groups and buddy schemes can be effective.  There are 
probably one or two enthusiasts who will coordinate this in their 
own time.  

� Travel behaviour should not be presented as an all or nothing.  A 
complete change in travel behaviour can be a real disincentive 
but presented as a day or week or even fortnight can be 
acceptable and from small beginnings more significant change 
can follow.  For example United Utilities headquarters in 
Warrington operate a 4 days a week parking system with staff 
using sustainable modes one day a week. 

Future Parking Framework 

9.3 The analysis in this report clearly presents a number of challenges 
for the Trust in terms of managing transport patterns and resulting 
parking demand, if the Christie’s important development aspirations 
are not be compromised. 

9.4 The first objective must be to continue to change the behaviour of 
staff and promote more travel by sustainable means and car sharing. 
Significant progress on this has already been made by the Trust since 
2005 – reducing the percentage of staff who drive to work from 71% 
to 63%. National best practice from other hospital sites indicates 
that reducing travel by private car to 45-50% would be a challenging 
but potentially achievable target. 

9.5 Unfortunately, the analysis of current parking demand and provision 
reveals a significant shortfall in supply of staff parking in comparison 
to demand. This is corroborated by the large numbers of staff that 
are parking on surrounding streets (around 800 staff per day). 
Existing Christie car parks are currently at full capacity so 
consequently if the resident parking scheme is implemented as 
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currently proposed this would result in an immediate additional 
demand of around 800 spaces which needs to be addressed. 

9.6 These changes in travel behaviour will not happen overnight; based 
on existing travel patterns the outstanding demand will be 840 
spaces. Even when the challenging Travel Plan targets are applied 
there would  still be an outstanding demand of 465-570 spaces.  

9.7 There is then the need to consider the additional staff parking 
demand that will result from the committed, emerged and 
anticipated new developments – which are of major importance for 
both the Trust and the City in terms of both healthcare treatment 
and the local economy. Based on current estimates of the number of 
additional jobs this is likely to result in a total outstanding demand 
of 665 spaces (applying achievement of a 45% Travel Plan target). 

9.8 Patient and visitor parking must also be factored into considerations 
of supply and demand. This is a less major issue numerically than 
that of staff parking. Nevertheless patient/visitor car parks are 
currently at capacity and surveys indicate that around 120 
patients/visitors are parking on-street every day. Future demand of 
projected new development equates to an additional 16 spaces for 
the Proton Centre. 

9.9 There is a physical maximum to the extent of parking that can be 
provided on the Christie site – this is defined by the parameters 
shown within the Development Framework (Figure 8.1). These 
parameters are based on detailed analysis and need to be 
maintained to ensure that there is no detrimental impact to local 
character and residential amenity. Furthermore, development 

within these zones is likely to displace a significant number of 
existing spaces, which would then need to be added to the 
additional parking demand.  

9.10 It therefore appears unlikely that sufficient parking can be provided 
on the Christie site to fully meet future parking demand on site, 
even when challenging Travel Plan targets are applied.  Clearly there 
are significant challenges here and a creative solution must be 
applied.  Table 9.1 below sets out a number of options to address 
this deficit. These options consider potential off-site park and ride 
options and a range of on site opportunities. It is worth noting that 
all options have assumed that the Trust will seek to meet the most 
challenging Travel Plan targets that are achievable. 

9.11 It is also recommended that the City Council reviews the extent of 
the proposed resident parking scheme (in terms of time controls if 
not spatially) in light of the implications that this is likely to have. 
There are areas within the controlled zone that could be used for 
some parking without compromising residential amenity – for 
example the spaces alongside the wall on Cotton Lane, which are 
not in front of houses. The needs of all user groups should be 
considered when developing the resident parking scheme. 
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Table 9.1: Strategic Car Parking Options for Discussion 

 

Option Description Advantages Disadvantages 
 

1 Retain current surface parking layout and use 
balance of site for development parcels. 
Implement enhanced travel plan 

Low visual impact on surrounding residential 
area. 
Low cost solution 

Limits the development capacity significantly 
Doesn’t address car parking shortfall or 
pressure for parking in surrounding areas 

2 Create development parcels with surface 
parking retained at significantly reduced scale  
Establish Park & Ride off site for majority of 
current and future demand 
Implement enhanced travel plan 

Low visual impact on surrounding residential 
area, and reduced on site traffic impacts. 
Addresses overall parking requirements 

Dependent on implementing Park & Ride 
elsewhere successfully (site / development / 
use) 

3 Create development parcels including a 
limited scale MSCP to maintain current levels 
of parking 
Establish Park & Ride off site for balance of 
demand 
Implement enhanced travel plan 

Retains more parking on the Christie site 
than option 2. 
Provides more development opportunities 
than Options 1 or 2 
Addresses overall parking requirements 

Dependent on implementing Park & Ride 
elsewhere successfully (site / development / 
use) 
External perceptions of additional site 
development density compared to Option 2, 
including MSCP 
 

4 Create substantial MSCP on site to address as 
much of the parking shortfall as possible, 
together with reduced scale of development 
parcels alongside 
No Park & Ride off site 
Implement enhanced travel plan 

Addresses more of parking shortfall on site. 
Doesn’t involve implementation of off-site 
Park & Ride 

Reduced scale of development opportunities 
due to size of MSCP. 
Maximum impact on surrounding residential 
area 
May still not meet full parking need 
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10 NEXT STEPS 

10.1 This Strategic Planning Framework makes several important 
contributions. It has: 
� Explained the importance of the Christie and the Trust’s 

development aspiration to the people of Manchester – in terms 
of treatment and also economic benefits including jobs. 

� Set out the Trust’s development commitments and aspirations for 
the next 15 years. This will be subject to regular review with 
scope to update this document in response. 

� Established appropriate scale and location parameters for 
development that could be positively accommodated without 
compromising local character and residential amenity. 

� Set out recommended measures to make significant 
improvements to the Travel Plan and encourage further modal 
shift to challenging but achievable levels. 

� Analysed patterns of current and projected parking supply and 
demand.  

10.2 The parking analysis has identified a significant immediate excess 
demand which will become even more apparent when the resident 
parking scheme is implemented. This parking deficit will increase to 
720-840 spaces, when projected developments are completed, and 
assuming that challenging Travel Plan targets are met. A failure to 
address this excess demand has the potential to limit the Trust’s 
important development aspirations. 

10.3 This report sets out a number of potential strategic options to 
address this parking issue. The Trust are currently pursuing these 
options and will resolve the long-term parking requirement. The 
preferred approach will be discussed and agreed with Manchester 
City Council and shared with the Neighbourhood Forum. 

10.4  This Planning Framework has now been formally signed off by the 
Trust and will be endorsed by the City Council for public 
consultation.  Following consultation  it will then become a material 
consideration against which planning applications will be assessed. 
This will give it a real status as useable and useful document to steer 
subsequent planning proposals to delivery and to help alleviate 
resident’s concerns. 

10.5 To remain useful the Framework will be the subject of regular 
monitoring and review. The Trust will update the Framework as 
development is implemented and their commitments and 
development aspirations change – which is inevitable in the context 
of the ever-changing healthcare treatment and research. This review 
and update process will be jointly undertaken by the Trust and the 
City Council and will be the subject of future consultation with the 
Neighbourhood Forum.  
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APPENDIX 1. Supporting Transport Data 
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Executive 20 November 2013 

Manchester City Council 
Report for Resolution 

 
Report to: The Executive - 20 November 2013  
 
Subject: The Christie 
 
Report of: The Chief Executive 
 
 
Summary 
 
To seek the Executive’s endorsement of a Strategic Development Framework (SDF) 
for The Christie site in South Manchester. The SDF would provide the context for 
future development at the site and allow its full economic, social and environmental 
potential to be achieved in a manner that is consistent with and respectful of its 
sensitive contextual setting.  
 
Recommendations 
 
The Executive is recommended to: 
 
i)  endorse, in principle, the new Strategic Development Framework for The 

Christie site to provide a context for the future development of The Christie 
site; and, 

 
ii) request the Chief Executive undertake a public consultation exercise on the 

SDF with local residents, businesses and stakeholders, and to report back to 
the Executive on the outcome of the consultation. 

 
 
Wards Affected Withington, Old Moat, Didsbury West, Didsbury East 
 
 

Community Strategy Spine Summary of the contribution to the strategy 

Performance of the economy of 
the region and sub region 

 The City Region is a driving force in the regional 
and national economy. It accounts for 52% of the 
North West’s total economic output and 5% of UK 
output. The health sector plays a central role 
within this and employment has grown in the 
sector by 13% between 2001 and 2011 and it is 
the second largest employer in the city region, 
employing over 150,000 people. The NHS spends 
£3.2bn on goods and services annually across the 
North West, of which 40% is retained in the 
region. In Manchester, the health sector employs 
40,500 people contributing over £1bn per annum 
to the economy.  
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Reaching full potential in 
education and employment 

The Christie employ 2,394 people plus around 
300 volunteers and there are 300 University staff 
at the Paterson Institute with 21% of the workforce 
living in the M14, M20 and M21 post codes, 38% 
in Manchester as a whole and 49% elsewhere in 
Greater Manchester.  

Individual and collective self 
esteem – mutual respect 

 

Neighbourhoods of Choice The development aspirations of the Christie would 
be accommodated in a manner that respects local 
character and amenity and key issues that have 
caused ongoing problems in the area regarding 
parking are being addressed. 

 
Full details are in the body of the report, along with any implications for: 
 
Equal Opportunities Policy 
Risk Management 
Legal Considerations 
 
Financial Consequences – Revenue 
None 
 
Financial Consequences – Capital 
None 
 
 
Contact Officers: 
Name: Howard Bernstein    Name: Pat Bartoli  
Position:  Chief Executive   Position: City Centre Regeneration  
Telephone:  234 3006    Telephone: 234 3329 
E-mail: h.bernstein@manchester.gov.uk  Email: p.bartoli@manchester.gov.uk  
 
Name:  Dave Roscoe 
Position: Planning Development Manager 
Telephone:  234 3567  
Email:  d.roscoe@manchester.gov.uk  
 
 
Background documents (available for public inspection): 
The Christie Strategic Planning Framework
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Introduction 
 
The Christie has been pioneering cancer research breakthroughs for over 100 years 
and is the largest cancer care centre in Europe. It treats more than 40,000 patients 
each year, with 25% coming from outside Greater Manchester, and was the first UK 
centre to be officially accredited as a comprehensive cancer centre. The main site is 
in Withington, with satellite radiotherapy centres in Oldham and Salford. The Trust is 
one of the major employers in South Manchester employing around 2,600 staff and 
300 volunteers together with 300 University of Manchester staff employed at the 
Paterson Institute.  
 
The Christie is a dynamic place and must constantly respond to advances in 
research and treatment, and this will often require new development. It is however, 
located in a sensitive area, surrounded by residential properties, and therefore any 
future development must be carefully planned in order to preserve local character 
and mitigate potential transport and parking impacts.  
 
In the past, new development at the Christie has generated concern within the local 
community in relation to both the scale of development and the impact that it could 
have on surrounding streets, mainly in terms of car parking by staff and patients. The 
introduction of a residents parking scheme within surrounding streets should fully 
address this latter issue when implemented. 
 
In order to help to address this, The Christie has produced an SDF which would 
provide a context for the future development at the site and establish design 
principles and parameters against which future schemes could be tested. 
 
The SDF aims to provide an agreed framework for the ongoing development of the 
site over the next 15 years. It seeks to establish an appropriate scale and location for 
new development that could be accommodated without compromising local character 
and residential amenity and sets out recommended measures to make significant 
improvements to the Travel Plan and encourage further modal shift away from car 
usage. The Christie have established stronger working relationships with community 
stakeholders in the evolution of their planning and development proposals and the 
content of the SRF has been the subject of this partnership approach.  
 
The remainder of this report sets out: the contribution that the health sector and The 
Christie make to the economy; the planning and transport context; the issues this 
presents; The Christie’s strategic aspirations; and, the key principles of the SDF. 
 
The Site 
 
The Christie site is located approximately 500m south of Withington District Centre in 
an established residential area. It has frontages onto both Wilmslow Road and 
Palatine Road, both of which are significant radial routes into the City Centre and 
major bus corridors. The site is also within easy reach of West Didsbury local centre 
and Didsbury Village district centre both of which have Metrolink stations.  
  
The main clinical site is located between Wilmslow Road and Palatine Road with Oak 
Road forming the southern boundary, which also forms the main entrance. The 
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Christie buildings front onto both Wilmslow Road and Palatine Road. The Trust also 
occupies land on the eastern side of Wilmslow Road, known as the ‘Kinnaird Road 
site’ which lies between Cotton Lane, Kinnaird Road, Frith Road, Rathen Road and 
Cotton Hill. It is used for supporting non-clinical uses, such as research, 
administration, nurses’ accommodation and car parking. The new Manchester 
Cancer Research Centre (MCRC), which is due to open in 2014, is on the Wilmslow 
Road frontage. 
 
The area surrounding the site is predominantly residential in character. There are 
large Victorian houses on Palatine Road some of which are in multiple occupancy or 
have been converted to separate flats. On other streets, particularly to the east of 
Wilmslow Road, is mainly family housing. The character of the area surrounding the 
site is noticeably different on each street and this is reflected in the document which 
sets out the key characteristics of the different streets and the SDF subsequently 
seeks to respond to this when identifying future development requirements.  
 
Economic characteristics and impact 
 
The City Region is a driving force in the regional and national economy. It accounts 
for 52% of the North West’s total economic output and 5% of UK output.  
 
The health sector plays a central role within this which is recognised within The 
Greater Manchester Growth Plan. Employment within the sector has grown by 13% 
between 2001 and 2011 and it is the second largest employer in the city region, 
employing over 150,000 people. The NHS spends £3.2bn on goods and services 
annually across the North West, of which 40% is retained in the region. More than 
half of spend in the North West is derived from Greater Manchester hospitals and 
Clinical Commissioning Groups (CCG’s). In Manchester, the health sector employs 
40,500 people (27% of the sub-regional total) contributing over £1bn per annum to 
the economy. Institutions and businesses within the city are leaders in research and 
patient care at a national and European level including: The Christie’s specialism’s in 
cancer care; the Manchester Academic Health Science Centre, designed to support 
Greater Manchester to be a world leader in health research and education; the 
Wolfsons Trust’s Clinical Research Facility where over 375 studies have been 
approved since the facility opened in 2002; the University of Manchester whose 
Cancer Studies and Nursing Research were ranked first in the Research Assessment 
Exercise 2008; Trustech, responsible for commercialising medical research; and the 
home of the National Institute for Health and Clinical Excellence.  
 
This clustering of nationally and internationally significant organisations reflects the 
sector’s importance within the local economy and is a strengthening asset to build 
upon. This mass of organisations attracts further organisations, facilities and 
expenditure into the City Region as well as highly skilled staff. This continues to build 
Greater Manchester’s reputation for high quality clinical care and research as well as 
providing opportunities to capture wider economic benefits through greater levels of 
expenditure, by both organisations and employees and supply chain linkages.  
 
Continued growth at The Christie would further support the dominance of the health 
sector in Greater Manchester, through direct investment and supporting the sub-
region’s growing reputation for excellence in both clinical care and research. Planned 
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developments both at The Christie and across the City will contribute to job creation, 
economic growth and improved health outcomes.  
 
The Christie is an important presence in Withington. In addition to the high number of 
patient visits the Trust employs 2,394 people ( 2,173 full time equivalent posts ) plus 
around 300 volunteers and 300 University staff at the Paterson Institute. It makes an 
important contribution to local employment with 21% of the workforce living in the 
M14, M20 and M21 post codes, 38% in Manchester as a whole and 49% elsewhere 
in Greater Manchester.  
 
In 2011/12, the Trust’s wage bill was £77.374m equating to an average wage of 
£35,600 per full time employee, making The Christie a high value employment 
provider. A wide range of posts are supported, including medical and research posts 
as well as in-house catering and estates maintenance roles, providing employment 
opportunities for people with a broad range of skills and experience.  
Expenditure on other goods and services totalled £65.5m in 2011/12, a high 
proportion of which is captured within the City and across the sub-region. 19% 
(£12.1m) was spent in Manchester and 11% (£7.3m) elsewhere in Greater 
Manchester. Spend within Greater Manchester is estimated to support approximately 
170 jobs in the sub-regional economy.  
 
The co-location of clinical services and research facilities on a single site is a 
significant strength. It allows basic science and clinical expertise to be integrated, 
allowing developments in experimental medicine to be aligned with clinical need to 
ensure rapid translation into practice.  
 
The Christie works with partners and supports Manchester in exploiting its strengths 
in health research and innovation. It also works with the local community and offers 
medical careers days to 120 sixth form students per year and 60 linked work 
experience placements; provides volunteering opportunities, resulting in over 300 
volunteers currently being on the database and works with local employers and 
community groups to understand local issues and needs. The opening of the new 
education centre in 2013 will allow further events to be offered to local residents to 
allow them to understand more about The Christie’s activities. An expanded 
Apprenticeships programme will also be offered to allow people to gain practical 
experience of working in the health sector.  
 
Planning Context 
 
The Core Strategy was adopted in July 2012 and is the primary development plan for 
the Christie site. There is clear policy support for the expansion of The Christie, and 
its importance is recognised in the plan. This is set out in detail in the document. The 
‘spatial priorities’ for the Core Strategy are found in Policy SP 1 and these principles 
guide the strategic development of Manchester to 2027.  
 
The Christie is identified as an employment site and its future development 
aspirations, would therefore make a positive contribution to the Core Development 
Principles of the Plan by making effective use of an existing employment site, 
providing local jobs in a sustainable location and supporting the local housing market 
and district centres.  
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Policy EC9: South Manchester supports further economic development at The 
Christie site and there are a number of important environmental policies which new 
development must have regard to which will further influence design development 
including EN4 to EN8, relating to high standards of sustainability.  
 
Development here would already achieve many of these aims by being located in a 
brownfield, urban location that is highly accessible by public transport with the 
frequent bus services on Wilmslow Road and Palatine Road and within walking 
distance of Metrolink.  
 
The requirement to consider environmental quality, residential amenity and traffic 
movement echoes the driving principles of this Framework and the analysis that has 
informed the Development Framework and Transport and Parking Framework .  
 
Transport  
 
The Christie inevitably generates a significant amount of journeys in south 
Manchester through its employees and patients. There are some 240,000 patient 
visits to the site each year, the majority being by outpatients. On the busiest days 
1,000 patients are treated at the site and there are about 2,700 employees. The 
predominance of outpatient care means that the majority of employees at the Christie 
work the “day shift”.  
 
The majority of activity including all patient care takes place between Palatine Road 
and Wilmslow Road. There are research and administrative activities on land to the 
east of Wilmslow Road known as the Kinnaird Road side where future research 
facilities will be developed such as the MCRC building.  
 
The high level of accessibility by public transport means that many people travel to 
work by sustainable modes of transport, and many employees live in walking and 
cycling distance, and this number has increased in recent years. The most recent 
surveys of journeys to work in 2011 showed:  
 

 11% using public transport  
 6% cycling  
 15% walking  
 5% car sharing and  
 63% car driving  

 
Private car is the highest individual mode and this is a characteristic shared by the 
majority of large healthcare sites. Whilst significant levels of parking is provided on-
site for patients and staff a considerable level has also taken place surrounding 
streets and this has caused local issues over a long period of time. On-site parking 
provision is changing with employee parking moving to the Kinnaird Road site with 
patients/visitors spaces will be at the main clinical site.  
 
In order to address the problems caused by staff parking on surrounding streets, the 
Trust, through a section 106 agreement, is funding the implementation of a proposed 
parking scheme. The scheme would apply a time limited parking restriction allowing 
short stay parking, benefiting many patients, but prevent longer stay parking, 
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impacting on staff. Local residents would be exempt from the ban on longer stay 
parking providing they have a permit. A detailed, non statutory consultation is 
currently being undertaken of the scheme and will close the 22nd November. To date 
the response has been positive. Following the consultation a report will be presented 
to the Executive Member and Head of Service to consider approval of the scheme. If 
approval is given the traffic orders will need to be publicised and representations 
considered. The earliest that the scheme could be implemented is spring 2014. 
 
Strategic Development Aspirations 
 
The Withington site will continue to play an important role in the Trust’s plans 
supported by local provision through satellite facilities including satellite radiotherapy 
centres in Salford and Oldham. A pilot scheme that allowed patients in Bury to 
receive chemotherapy treatment at a health clinic, plus recently announced plans to 
offer chemotherapy through a mobile unit that will improve accessibility across the 
region. This mobile facility is forecast to treat 11,000 patients per year, allowing 
patients to access treatment close to home and thereby reducing patient numbers at 
the Withington site. 
 
All emerging development proposals focus on the need to support advances in 
cancer treatment and enhance patient survival rates. At present, NHS patients in the 
UK currently have to travel to America or Switzerland to access proton beam therapy 
but from 2017 it will be offered at The Christie. This is an important advance for 
patients, the Trust and the UK cancer healthcare offer. 
 
In addition to the committed projects at MCRC and YOU/HTU, there are emerging 
and anticipated development projects that are considered within the SDF. The exact 
location and physical requirements of these developments are not yet fully known 
and it will be necessary to review this Framework at regular intervals as detailed 
requirements become better known and potentially new projects may arise. In the 
meantime the Framework reflects reasonable assumptions about these emerging 
and anticipated development projects. 
 
The following projects have been identified in terms of funding and programme, but 
have not yet been fully scoped and confirmed.  
 

 Proton Beam Treatment Centre – a proposal for a specialised treatment 
centre for patients that currently have to travel abroad and has received 
£125m from central government;  

 Maggie’s Centre – a patient and relative support facilities at The Christie 
designed by Foster + Partners. This represents a £3m investment plus 
recurrent costs of £6m over 10 years. 

 Ambulatory Centre a 2-storey facility, to be developed alongside the Proton 
Beam Treatment Centre. 

 Outpatients Department - re-organisation 
 Integrated Procedures Unit 
 Haemotology OPD 
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In addition to these projects, the trust would like to deliver a second phase of MCRC 
and a site has been identified behind the new MCRC building for potential future 
expansion. 
 
These proposals will support important advances in cancer treatment and will also 
make a significant contribution to economic growth. Planned developments will 
attract substantial new investment into the City. These are unique opportunities to 
capture mobile funding that would not be realised in the absence of new purpose 
built premises.  
 
Initial estimates show that these developments will create over 550 new jobs in 
Manchester plus temporary jobs during the construction process. The 2012-18 
development programme is estimated to represent an investment of over £200m 
which will support 2,090 construction job years (209 construction job equivalents).  
 
The jobs created by new and enhanced facilities would mirror the mix of employment 
already offered at the Trust, providing employment opportunities for a high number of 
local residents across a range of occupations and skills. The Local Employment 
Partnership would play a significant role in ensuring that local residents benefit from 
the resulting employment opportunities. The planned developments will also attract 
new highly skilled individuals to Manchester and neighbourhoods local to The 
Christie.  

 
Key Development Issues 
  
The Christie is in an established residential area and on the boundary of Withington 
Conservation Area. All new development must ensure that local character and 
residential amenity are not compromised.  
 
In order to ensure that new development can be properly assessed against agreed 
criteria, the SDF has set out design principles that have underpinned the preparation 
and delivery of the SDF namely.  
 
1.  Ensuring that the existing character of surrounding streets is preserved.  
2.  Maintaining and enhancing existing street frontages by respecting established 

boundary treatments, landscape treatments and building set-backs and 
following the established relationship of buildings to the street.  

3.  Establishing parameters for development that identify the maximum height 
and scale of new built form that can be accommodated without prejudicing 
local character or amenity.  

4.  Ensuring that important street views that contribute to local character are not 
adversely affected by development.  

5.  Ensuring that the setting of the Conservation Area, and the Grade II listed Red 
Lion PH, are not adversely impacted.  

6.  Where existing properties back onto the site ensuring that residential amenity, 
privacy and security to these dwellings is maintained by the boundary 
treatment, landscape buffer and position and scale of new buildings.  

 
The Christie is a highly developed site with little obvious space for new development 
and a considered and creative approach is therefore required to ensure that the 
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requirements and aspirations of the Trust can be delivered. Sites for new 
development are likely to be on parts of the site that are not developed or on parts of 
the site that could be redeveloped at a greater scale without adversely affecting 
these key design principles. Some of the potential development zones are currently 
used for car parking. Where spaces are lost, this will need to be addressed as part of 
the Transport and Parking Framework.  
 
The Framework focuses principally on the edges of the site to ensure that 
development will not prejudice surrounding street character or have adverse impacts 
on neighbouring properties. Within the core site, there may be opportunities for 
redevelopment in locations that do not directly affect surrounding properties which is 
therefore less sensitive. Development here could be at a greater scale and height, 
although it would still have to be appropriate in terms of local character.  
 
There is a need to enhance the existing travel plan with greater emphasis given to 
the provision of incentives to encourage a shift to sustainable transport modes.  
 
At present, The Christie does promote more sustainable forms of transport by both 
staff and visitors, and this includes:  
 

 offering interest free season ticket loans to all staff;  
 working with the MCC Travel Change Team and TfGM to provide new staff 

with a comprehensive information pack of the sustainable travel option � 
inform all visitors of the best ways to access the site, prioritising sustainable 
travel and discouraging access by car;  

 offering cycle training to staff;  
 ensuring all staff have access to cycle facilities including secure cycle storage, 

lockers, washing and changing facilities, and twice-yearly free ‘bike doctors’;  
 ensuring all visitors have access to covered short-term cycle racks with visitors 

staying for longer than four hours having access to secure cycle storage;  
 reviewing the car parking permit system including the levels of 

oversubscription, permit eligibility and charges, and change the system to 
prevent the encouragement of permit holders driving every day 

 allocating staff parking spaces away from the main building entrances;  
 locating cycle parking in a prominent location close to the main building 

entrances;  
 Working closely with Metrolink and bus and rail operators, including 

Stagecoach, to discuss opportunities for bespoke ticketing and marketing 
materials for staff to use local bus services, the East Didsbury Metrolink 
extension, and rail services from East Didsbury/Mauldeth Road.  

 
The Trust encourages sustainable transport use by prioritising, cycling and walking, 
tram/ bus/train, motorcycle, car sharing; and will discourage single occupancy car (or 
other motorised vehicle) access for staff.  
 
Future Parking Issues 
 
There are clearly a number of challenges for the Trust in terms of managing transport 
patterns and resulting parking demand, if the Christie’s important development 
aspirations are to be achieved.  
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They must continue to change the behaviour of staff and promote more travel by 
sustainable means and car sharing. The percentage of staff who drive to work has 
reduced from 71% to 63% since 2005. National best practice from other hospital sites 
indicates that reducing travel by private car to 45-50% would be a challenging but 
potentially achievable target and The Christie has established a target of 45%.  
 
Changes in travel behaviour will not happen overnight and even with the challenging 
Travel Plan targets there would still be an outstanding shortfall for parking on the site 
of around 500 spaces and this could increase to in excess of 600 as a result of 
additional development.  
 
There is a physical maximum that can be provided on the Christie site and this is 
defined within the Development Framework. The potential levels of parking that may 
be achieved assumes that there will be no detrimental impact to local character and 
residential amenity.  
 
It therefore appears unlikely that sufficient parking can be provided on the Christie 
site to fully meet future parking demand on site, even when challenging Travel Plan 
targets are applied. While local residents are protected by the proposed controlled 
parking scheme there will be significant challenges in the future and a creative 
solution must be applied. Options that will have to be considered include potential off-
site park and ride options and a range of on site opportunities. All options must 
assume that the Trust will seek to meet the most challenging Travel Plan targets that 
are achievable. 
 
The overall approach to parking will be an ongoing issue at the site and therefore it 
will need to be the subject of regular monitoring so that measures that are put in 
place can be kept under review.  
  
Conclusion 
 
The Christie has an important role to play in terms of the social and economic welfare 
of the City and the region. In order to ensure that it can continue to perform these 
essential roles into the future, it will be necessary to continue to bring forward new 
development. However, this is a sensitive site and this needs to be brought forward 
in a manner that respects local character and amenity. 
 
The Strategic Planning Framework explains the Trust’s development aspirations for 
the next 15 years and sets out how this could be accommodated at the site. It 
establishes an appropriate scale, location and parameters for development that could 
be delivered without compromising local character and residential amenity. It also 
sets out measures that would make significant improvements to the Travel Plan and 
encourage further modal shift to challenging but achievable levels.  
 
In does also recognise that there will be a significant shortfall in parking at the site 
once the residents parking scheme has been introduced that will have to be 
addressed so as not to limit the Trust’s important development aspirations.  
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This Planning Framework has been formally signed off by the Trust. Subject to 
endorsement by the Executive, the framework will go out to public consultation. A 
further report will be brought back to the Executive in due course with responses to 
the consultation exercise. It will then provide the basis for bringing forward individual 
schemes and become a material consideration against which planning applications 
will be assessed. This will give it a real status as a useable and useful document to 
steer subsequent planning proposals and to help alleviate resident’s concerns.  
 
To remain useful, the Framework would have to be monitored, reviewed and where 
necessary updated in response to the changing requirement of the sector and 
advances in healthcare treatment and research.  
 
Recommendations can be found at the front of this report. 
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