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Our Reference: 080241-CUR-XX-XX-T-TP-00001-P03 
 

24 May 2022 

Andy Connell 
Highways Service, Neighbourhoods Directorate 
Manchester City Council 
5th Floor Bridgewater House 
Whitworth Street 
Manchester 
M1 6LT 
 
 
 
 
Dear Andy, 
 

Re: Variation to 125990/FO/2020 – Land Off Oldham Road 

Background 

A full planning application was submitted on 21 January 2020 under planning application number 
125990/FO/2020 for the erection of a part 4 (plus ground), part 5 (plus ground) storey building to form 100 
residential apartments (Use Class C3a) together with ground floor commercial floorspace (Use Classes A1, 
A2, A3, B1 and D1) (211 sqm) and erection of 39 two and three storey dwellinghouses (Use Class C3a) along 
with associated access, landscaping, boundary treatment and car parking. The planning application was 
supported by a Transport Assessment (TA) and Interim Travel Plan (ITP) prepared by Curtins (report 
references: 74056-CUR-00-XX-RP-TP-001-V02 (TA) and 74056-CUR-00-XX-RP-TP-002-V02 (ITP) 
respectively). A decision notice granting approval was issued on 29 May 2020. 

The majority of the dwellinghouses would be accessed via Newton Street and Holyoak Street on the east side 
of the development site. The TA demonstrated safe and suitable access via Newton Street and Holyoak Street, 
with vehicle swept path analysis and visibility splay drawings provided to the rear of the report. 

A variation to the existing consent is being sought to amend the proposals for 2no. dwellinghouses on the 
north-east corner of Newton Street/Holyoak Street, known as Building 10. The proposals would amend the 
layout of the building plot to accommodate highway improvements at the adjacent junction. The improvements 
are proposed to the Newton Street/Holyoak Street junction to enhance accessibility to the Martin’s Bakery site, 
which is located on the south side of Holyoak Street. This is in response to pre and post-application discussions 
with the land owner and their agents. 

This letter provides details of the highway context and existing access issues relating to the Martin’s Bakery 
site. It then provide details of the proposed highway improvement scheme, including recent correspondence 
with Highways Officers at Manchester City Council. Finally, it provides a summary of the residential 
development proposals that would enable the delivery of the highway improvement scheme. This letter is 
supported by a series of drawings in the appendices to the rear of this letter. 

Highway Context 

Newton Street and Holyoak Street both form part of the adopted highway maintained by Manchester City 
Council. The extent of the adopted highway along the east side of Newton Street and the north side of Holyoak 
Street is the back of footway, as demonstrated on Manchester City Council records. An extract of these records 
is provided in Figure 1 below: 
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Figure 1 – Extract from Manchester City Council Highway Records 
© Crown copyright and database rights 2017. Ordnance Survey100019568. 

At present, it is evident that heavy goods vehicles (Allied Mill tankers) overrun the footway on the north-east 
corner of the junction to access the Martin’s Bakery site, which has caused damage to the kerbs and footways. 
Moreover, the overrunning extends beyond the back of footway into the development site, which is third party 
land controlled by One Manchester. The overrunning of the footway and third party land is illegal activity and 
presents a risk to pedestrians and other road users. 

The consented development on Land Off Oldham Road would occupy the land beyond the back of footway. 
The current practice of overrunning third party land would therefore cease following the implementation of the 
development. Any continuation of footway overrunning would remain an illegal activity. 

The servicing and delivery strategy for the Martin’s Bakery site should not rely on overrunning the footway or 
third party land. Existing and future delivery arrangements, including the routing and size of delivery vehicles, 
are a matter for Martin’s Bakery and their supply chain. It is also worth noting that the consented development 
could be implemented without a highway improvement scheme. 

Notwithstanding, One Manchester is open to working with neighbours of the development site. A highway 
improvement scheme has therefore been designed to enhance access to the Martin’s Bakery site and facilitate 
access by a maximum legal articulated heavy goods vehicle without overrunning the adjacent footways. The 
scheme would however involve the dedication of a portion of the development site as adopted highway. The 
details of the dedication would be finalised during the detailed design process that would follow the granting 
of planning consent for the proposed variation. 

Highway Improvement Scheme 

The highway improvement scheme comprises localised widening at the Newton Street/Holyoak Street junction 
to provide extra space for manoeuvring heavy goods vehicles. In particular, the scheme would enhance access 
to the Martin’s Bakery site. 

The localised widening is shown on the proposed layout drawing in Appendix A. The drawing also shows a 
2.5m wide footway around the bend and visibility splays based on the existing 20mph speed limit. 

Corner where 

Building 10 is located 

Martin’s 

Bakery Site 
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Vehicle swept path analysis drawings for a maximum legal articulated heavy goods vehicle are included in 
Appendix B. These drawings demonstrate that access to the existing service yard at the Martin’s Bakery site 
would be achievable via both Newton Street (forward in, forward out) and Holyoak Street (reverse in, forward 
out). These manoeuvres are a significant improvement on the existing situation whereby heavy goods vehicles 
overrun adjacent footways and third party land. 

Pre-application discussions were held with Highways Officers at Manchester City Council in November 2021 
and February 2022. The proposed highway improvement scheme has been agreed with Highways Officers 
and would be acceptable to Manchester City Council’s highways team. 

Residential Development Proposals 

The highway improvement scheme involves the realignment of the north-east kerbline at the junction of Newton 
Street/Holyoak Street. The kerbline would be set back thereby reducing the amount of land available for 
residential development. Consequently, the layout of the 2no. dwellinghouses at the junction (Building 10) and 
the remainder of the building plot have been redesigned. 

The proposed plans for Building 10 (cottage apartments) prepared by the project architect – tp bennett – are 
included in Appendix C. These plans demonstrate the compatibility of the residential development proposals 
with the proposed highway improvement scheme. 

Summary 

This letter summarises proposed amendments to the consented development on Land Off Oldham Road. The 
residential development proposals would not alter the upper limit of the consented development, but would 
reconfigure Building 10 on the north-east corner of the Newton Street/Holyoak Street junction. A highway 
improvement scheme is proposed at the junction to enhance access to the Martin’s Bakery site. Whilst these 
variations to the existing consent are not required to deliver the consented development, One Manchester is 
taking account of feedback received from neighbours of the development site to benefit the local community. 

This letter and its appendices provides the necessary information to support a positive outcome from the 
planning application. 

 

Yours sincerely, 

Carl Peers 

Business Unit Director – Transport Planning North 
For and on behalf of Curtins 
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Appendix A – Proposed Highway Layout 
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VEHICLE PROFILE: 13.61
6.16

Max 90° Horiz
Max 10° Vert

6.47 1.33 1.33 2.87

4.48
1.36 3.8

FTA Design Articulated Vehicle (1998)
Overall Length 16.480m
Overall Width 2.550m
Overall Body Height 3.870m
Min Body Ground Clearance 0.515m
Max Track Width 2.470m
Lock to lock time 3.00s
Kerb to Kerb Turning Radius 6.550m
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VEHICLE PROFILE: 13.61
6.16

Max 90° Horiz
Max 10° Vert

6.47 1.33 1.33 2.87

4.48
1.36 3.8

FTA Design Articulated Vehicle (1998)
Overall Length 16.480m
Overall Width 2.550m
Overall Body Height 3.870m
Min Body Ground Clearance 0.515m
Max Track Width 2.470m
Lock to lock time 3.00s
Kerb to Kerb Turning Radius 6.550m
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Appendix C – Cottage Apartment Plans 
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Driveway: 3m x 6m minimum (each bay)

0.55m high railing on 0.45m 
low wall base. Total height: 1m

Concrete paving.

1.5m close boarded fence with 
0.3m trellis to top. Total height: 
1.8m.

1.2m close boarded fence with 
0.3m trellis to top. 0.6m low wall to 
base. Total height: 2.1m.

b
ik

e
 s

to
ra

g
e

b
ik

e
 s

to
ra

g
e

b
ik

e
 s

to
ra

g
e

EV

EV

8.36 m²

kitchen / dining

8.10 m²

Bedroom 2

11.71 m²

Bedroom 1

17.37 m²

Living room

5.94 m²

Stair

0.49 m²

Store

4.49 m²

Bathroom

1.67 m²

Store

6.66 m²

Corridor

Dashed grey: 25m req. vision 
splay.

2.5m wide footway

8.36 m²

kitchen / dining

8.10 m²

Bedroom 2

11.70 m²

Bedroom 1

17.37 m²

Living room

7.60 m²

Stair

0.49 m²

Store

4.60 m²

Bathroom

6.02 m²

Corridor

3.83 m²

Store

tp bennett
architecture
interiors
planning

Project

Rev.tp bennett Project No.

Date

Issue Status

NOTES:

DO NOT SCALE. FIGURED DIMENSIONS ONLY TO BE TAKEN FROM THIS 
DRAWING. CHECK DIMENSIONS ON SITE AND REPORT 
DISCREPANCIES TO THE ARCHITECT.

THIS DRAWING IS PROTECTED BY COPYRIGHT.

ALL AREAS HAVE BEEN MEASURED FROM CURRENT DRAWINGS. THEY 
MAY VARY BECAUSE OF (EG) SURVEY, DESIGN DEVELOPMENT, 
CONSTRUCTION TOLERANCES, STATUTORY REQUIREMENTS OR RE-
DEFINITION OF THE AREAS TO BE MEASURED.

Drawing Title

Comments

Drawn Date Scale @ A3 Alt. Ref.

Series Zone Drawing No.

No. Drawn Chkd

Revisions

C

SERVICES ENGINEER

STRUCTURAL ENGINEER

CLIENT

CONSULTANT

13/05/2022 14:21:06

Building 10 Cottage Apartments
Proposed Plans

T8130

Residential Development
Newton Heath
Manchester

04/01/2022JMG 1:100

D I125110

Information

B
IM

 M
o
d
e
l 
R

e
f:

 T
8

1
3

0
-T

P
B

-B
1

0
-Z

Z
-M

3
-A

-0
0

0
1

-S
0

-P
0

1

Royal Mills  Unit 2B  17 Redhill Street  Manchester  M4 5BA | UK  +44 (0) 161 694 7700   www.tpbennett.com

One Manchester

Curtins Consulting

PSD Limited

Wilkinson Cowan Partnership

2 no. 2 bed 3 person single storey 
cottage apartments

Ground Floor: GIA 61.5m2

First Floor: GIA 63.5m2

Cottage Apartments

1 : 100

Cottage Apartment Ground Floor Plan
1

1 : 100

Cottage Apartment First Floor Plan
2

N

NOTE: 1. All dimensions are approximate only

P1 15-02-2022 Draft Planning Issue for Review JMG AJL

I1 13-05-2022 Issue For New Planning Application DJW AJL



 

 

Our Locations 

Birmingham 
2 The Wharf 
Bridge Street 
Birmingham 
B1 2JS 
T. 0121 643 4694 
birmingham@curtins.com 

Glasgow 
Queens House 
29 St Vincent Place 
Glasgow 
G1 2DT 
T. 0141 319 8777 
glasgow@curtins.com 

Bristol 
Quayside 
40-58 Hotwell Road 
Bristol 
BS8 4UQ 
T. 0117 302 7560 
bristol@curtins.com 

Kendal 
Units 24 & 25 Riverside Place 
K Village 
Lound Road 
Kendal 
LA9 7FH 
T. 01539 724 823 
kendal@curtins.com 

Cambridge 
50 Cambridge Place 
Cambridge 
CB2 1NS 
T. 01223 631 799 
cambridge@curtins.com 

Leeds 
Ground Floor 
Rose Wharf 
78-80 East Street 
Leeds 
LS9 8EE 
T. 0113 274 8509 
leeds@curtins.com 

Cardiff 
3 Cwrt-y-Parc 
Earlswood Road 
Cardiff 
CF14 5GH 
T. 029 2068 0900 
cardiff@curtins.com 

Liverpool 
51-55 Tithebarn Street 
Liverpool 
L2 2SB 
T. 0151 726 2000 
liverpool@curtins.com 

Douglas 
Varley House 
29-31 Duke Street 
Douglas 
Isle of Man 
IM1 2AZ 
T. 01624 624 585 
douglas@curtins.com 

London 
40 Compton Street 
London 
EC1V 0BD 
T. 020 7324 2240 
london@curtins.com 

Dublin 
11 Pembroke Lane 
Dublin 2 
D02 CX82 
Ireland 
T. +353 1 507 9447 
dublin@curtins.com 

Manchester 
Merchant Exchange 
17-19 Whitworth Street West 
Manchester 
M1 5WG 
T. 0161 236 2394 
manchester@curtins.com 

Edinburgh 
1a Belford Road 
Edinburgh 
EH4 3BL 
T. 0131 225 2175 
edinburgh@curtins.com 

Nottingham 
32 – 34 Stoney Street 
Nottingham 
NG1 1LL 
T. 0115 941 5551 
nottingham@curtins.com 

 

Curtins Consulting Ltd registered in England and Wales No: 2054159  
Registered office: 51-55 Tithebarn Street, Liverpool, L2 2SB 


