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1. INTRODUCTION 

1.1 The Planning Application 

1.1.1 Hydrock has been instructed by Manchester Life Development Company 2 Ltd. to prepare a Transport 

Statement [TS] in support of a planning application.  

1.1.2 The proposals are for a 118 dwelling residential development with circa 582 sqm of commercial 

floorspace across five units suitable for shops; financial and professional services; offices; or other 

appropriate services in a commercial, business or service locality [Use Class E (a), (c), and (g)(i)] in 

Ancoats, Manchester City Centre, referred to as Eliza Yard. 

1.1.3 The site is currently used as a car park and has 88 car parking spaces. 

1.1.4 The proposals are an addition to the Ancoats residential neighbourhood and are within walking distance 

to Manchester City Centre.  The proposals present an opportunity for the promotion of sustainable 

urban living, in line with Manchester City Council’s aspirations for the continuing regeneration in the 
area. 

1.1.5 Two disabled bays will be provided within the proposed development. Additional car parking will be 

facilitated within the Ancoats Mobility Hub. The Hub will be located on Poland Street and is a short walk 

for the Eliza Yard site. The Ancoats Mobility Hub is subject to a separate planning application.  

1.1.6 In addition, with regards to the ancillary commercial units, given the scale, location, type of use and lack 

of designated parking proposed, these units will be very much ancillary and not represent a 'new 

destination' for people to travel to by single occupancy car use.  Therefore, undertaking a trip 

generation analysis is not considered necessary and this has been agreed during scoping discussions 

with Manchester City Council [MCC].  

1.1.7 The Hub development will include a mix of commercial space, 408 car parking spaces, car club facilities, 

parking spaces and a deliveries hub. Residents of the proposed development will be encouraged to use 

the sustainable facilities implemented by The Hub development.  

1.1.8 This report will consider the impact of the proposed Eliza Yard development on the local highway 

network.  

1.2 Scoping  

1.2.1 Hydrock have undertaken pre-application scoping discussions via email with Manchester City Council 

Highways Team in September 2020.  A copy of the email correspondence with Manchester City Council 

highways team is presented in Appendix A of this report. 

1.2.2 The consultation identified that due to the site’s edge of city centre location and the corresponding 

limited proposed on-site car parking provision, the proposals were considered unlikely to generate 

substantive levels of traffic demand and the forecasted levels of trip generation do not warrant junction 

assessments.  Therefore, the planning application would not need to be supported by detailed highway 

network capacity analysis. 

1.3 Site Location and Background 

1.3.1 The development site is situated in Ancoats, on the north-eastern edge of Manchester City Centre, 

south of Collyhurst and north east of the Northern Quarter. The site is bounded by Jersey Street to the 

south, with Poland Street to the west and the A62 Oldham Road to the north.  
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1.3.2 The site in currently been occupied by Manchester Life Development Company [MLDC] as a temporary 

surface car park accessed from Jersey Street, for contractor parking only.  

1.3.3 The location of the site is illustrated in Figure 1.1 below. 

Figure 1.1: Site Location 

 

Source: OpenStreetMap 

1.3.4 This report has been developed in accordance with the now superseded DfT document "Guidance on 

Transport Assessment" [GoTA] (2007) and gives due regard to the NPPG "Transport Evidence in Plan 

Making" document.   

1.3.5 It sets out the transport matters relating to the development site and provides details of the 

development proposals, including an assessment of the predicted traffic flows, the corresponding 

impact on the surrounding highway network and matters associated with accessibility and connectivity. 

1.3.6 The report seeks to conclude that the proposed development can be accommodated without detriment 

to the operational capacity or safety of the local highway network and that it can be suitably accessed 

on foot, by cycle and by local public transport services. 
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1.4 Structure of Report 

1.4.1 This report comprises seven sections, including this introduction: 

• Section 2 offers a site description and review of the existing conditions;  

• Section 3 considers the national and local transport policy; 

• Section 4 assesses the sustainable accessibility of the site; 

• Section 5 outlines the development proposals; 

• Section 6 summarises the traffic impact of the development; and, 

• Section 7 sets out the summary and conclusions.  
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2. EXISTING CONDITIONS 

2.1 Site Location and Description 

2.1.1 The Site lies within the Ancoats and Beswick ward. During the late 18th to early 20th century, Ancoats 

and New Islington was a thriving industrial district of Manchester, until it suffered significant economic 

decline during the post-war years. The decline of Britain's textile industry saw Ancoats' population 

decline. By the '90s the area was suffering from high levels of crime and dereliction. From the early 

1990s onward the City Council has worked in conjunction with government agencies, businesses, 

community stakeholders and developer partners to develop and deliver comprehensive regeneration 

strategies in the area. The 2008 financial crisis halted many previous regenerations and placemaking 

efforts. With the remaining community vulnerable and a severe housing shortfall in the city, Ancoats 

was identified as a priority area for intervention on the Eastern edge of the city centre. 

2.1.2 Following a series of coordinated interventions and partnerships, Ancoats has now seen its population 

grow and is noted as one of the most liveable communities in the country. Developers, landlords, 

cultural venues, local businesses and community groups now contribute towards community cohesion, 

safety, and the continued improvement of public spaces. Critical infrastructure has been delivered 

including the completion of Cutting Room Square in 2010 and Cotton Field Park in 2011. A permanent 

home for the Manchester Grammar School sponsored New Islington Free School opened in September 

2013. New homes have been delivered, facilitating the area's transformation into a neighbourhood of 

choice. Manchester Life Development Company has delivered over 1,250 new homes for rent and sale 

across Ancoats and New Islington, including the refurbishment of the Grade II* Murrays' Mills. Over 200 

more are under construction for completion in summer 2021. Space for 14 local businesses has been 

provided across Manchester Life's developments with more coming in summer 2021. Collectively they 

have won a number of awards within two years of opening. Tenants have been identified, and leases 

managed closely to control opening hours and help create an attractive community for both businesses 

and residents, and a vibrant daytime and evening economy 

2.1.3 The Site is located within the Ancoats Conservation Area; however, the quality is severely degraded in 

this part of the conservation area. The nearest listed building to the development Site is the Grade II* 

Listed Beehive Mill, located approximately 121.9m to the west of the Site. 

2.1.4 The Site is located within Flood Zone 1 which means that there is less than 0.1% chance of flooding per 

annum. It falls within a Critical Drainage Area as prescribed by the Manchester, Salford and Trafford 

Strategic Flood Risk Assessment. 

2.1.5 The Site is located within the Ancoats and New Islington area. The regeneration and development that 

has taken place so far has been guided by the Ancoats and New Islington Development Framework 

which was originally endorsed by Manchester City Council in October 2014. 

2.1.6 In July 2020, Manchester City Council endorsed a refreshed Neighbourhood Development Framework 

which focused on the Poland Street Zone in Ancoats and was prepared to ensure future development 

preserved the character of the area whilst meeting future housing, sustainability and community needs. 

The Neighbourhood Development Framework states that the development will be a welcoming 

residential area with a range and mix of accommodation befitting a neighbourhood of choice within a 

low car use area with high levels of cycle parking. 
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2.1.7 The site benefits from its location on the north eastern edge of Manchester City Centre, the principal 

economic driver for the City Region and a focus for employment, leisure, retail and cultural facilities. In 

addition, it benefits from excellent connections to public transport. In this regard, the site is located 

within walking distance of Manchester Piccadilly Station and Victoria Station which provide national and 

regional rail links, as well as acting as transport interchanges for local rail services and Metrolink 

services across Greater Manchester. In addition, Shudehill Bus Station and Metrolink Station and 

Market Street Metrolink station are within walking distance of the site, providing connectivity to all lines 

on the Metrolink network and a number of regional bus services. 

2.1.8 A detailed location plan of the site and the surrounding area is illustrated in Figure 2.1.  

Figure 2.1: Site Location Plan 

 

Source: GoogleMaps © - Accessed 01/10/20 

2.2 Highway Network 

2.2.1 The following sub-sections offer a full description of the local highway network, including infrastructure 

characteristics and local highway traffic conditions. 

Poland Street 

2.2.2 Poland Street is single carriageway road, featuring a circa 4.5m wide carriageway with pedestrian 

footways on both sides of the carriageway. The road currently provides a link from the A62 Oldham 

Road in the north to meet with Jersey Street in the south.  
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2.2.3  The road extends for circa 250m in a north/south direction. The access to the two proposed disabled 

parking bays is proposed to be off the north-eastern side of Poland Street.  The road is governed by a 

20mph traffic calming speed limit, effective across the whole of the Ancoats controlled zone area. 

Poland Street has parking restrictions in the form of a single yellow line which prohibit parking within 

the controlled zone area between the hours of 08:00-18:00 Monday-Saturday.  

2.2.4 Poland Street is illustrated in Figure 2.2.  

Figure 2.2: Poland Street 

 
Source: GoogleMaps © - Accessed 01/10/20 

Jersey Street 

2.2.5 Jersey Street is a single carriageway road which bounds the site to the south, extending from Rodney 

Street to the east to meet with the A665 Great Ancoats Street to the west. Poland Street is located off 

Jersey Street. Jersey Street has a limited amount of Pay and Display (P&D) parking. 

2.2.6 Due to being within the Ancoats Controlled traffic calming zone, the site is governed by a 20mph speed 

limit. Pedestrian movements are aided through wide, lit footways, tactile paving and low kerbs.   Jersey 

Street is illustrated in Figure 2.3 below.  
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Figure 2.3: Jersey Street 

 
Source: GoogleMaps © - Accessed 01/10/20 

A665 Great Ancoats Street 

2.2.7 A665 Great Ancoats Street is a dual carriageway primary distributor road that forms part of the 

Manchester and Salford Inner Ring Road [MSIRR] orbital route adjoining the north-eastern edge of 

Manchester city centre.  Forming the western boundary of the site, to the north the route offers 

connections to the A62 Oldham Road, A664 Rochdale Road, A665 Cheetham Hill Road and A6042 Trinity 

Way into Salford.  To the south it provides connectivity to the A635 Ashton Old Road, A57 Hyde Road, 

A6 Stockport Road and the A57(M) Mancunian Way.   

2.2.8 The A665 Great Ancoats Street has continuous lit footways and multiple pedestrian crossing facilities.  

Figure 2.4 illustrates A665 Great Ancoats Street in a southerly direction. 

Figure 2.4: A665 Great Ancoats Street (North Direction) 

 
Source: GoogleMaps © - Accessed 01/10/20 
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A62 Oldham Road 

2.2.9 The A62 Oldham Road is a dual carriageway road which is an artery route into Manchester City Centre 

from Oldham in the north east. The A62 Oldham Road runs north east from the Manchester Inner Ring 

Road.  The A62 Oldham Road has continuous lit footways within the vicinity of the site and multiple 

pedestrian crossing facilities.  The A62 Oldham Road includes a segregated bus/cycle lane on approach 

to the A662 Great Ancoats Street. 

2.2.10  Figure 2.5 illustrates A62 Oldham Road in the north westerly direction 

Figure 2.5: A62 Oldham Road  

 
Source: GoogleMaps © - Accessed 01/10/20 

2.3 Accident Analysis 

2.3.1 The DfT document “Guidance on Transport Assessment” states that: 

“Critical locations on the road network with poor accident records should be identified. This is to 

determine if the proposed development will exacerbate existing problems or, if proposed, whether 

highway mitigation works or traffic management measures will help to alleviate the problems”. 

2.3.2 This subsection considers the accident record within the local study network to establish if there are 

any specific highway safety issues that need to be considered. 

2.3.3 A review of the Personal-Injury Accidents (PIAs) recorded within the study area has been undertaken 

using the most recently available five-year data (1st January 2015 - 31st December 2019) available from 

the DfT.  Examination of the PIA data revealed that 12 accidents have occurred within the study area 

during the five-year period.  Figure 2.6 illustrates the accident plot for the study area for the most 

recent 5-year period, as obtained from Crashmap.  
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Figure 2.6: Study Area Collision Data Map 

 
Source: Crashmap.co.uk 

2.3.4 The figure illustrates that several of the accidents occurred along the A62 Oldham Road at intersections 

with Bengal Street and Poland Street, along with accidents within the minor road network of Ancoats. 

The yearly breakdown is summarised in Table 2.1 below.  

Table 2.1: Accident Data Summary 

Severity 2015 2016 2017 2018 2019 

Slight 1 3 3 2 2 

Serious 1 0 0 0 0 

Fatal 0 0 0 0 0 

TOTAL 2 3 3 2 2 

 

2.3.5 From the above it is evident that the accident record within the vicinity of the site is modest, with on 

average 2.4 accidents per year occurring within the study area in the last 5 years.  There have been no 

fatal accidents within the study network during the analysed period.  

2.3.6 Out of the 12 accidents, 11 of those that occurred were slight and one serious. Whilst all accidents are 

unfortunate it is Hydrock's view that the occurrence is random and can be attributed to random 

fluctuations, circumstantial factors and driver behaviour as the main causes and therefore do not give 

rise to a material concern. 
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3. TRANSPORT POLICY CONTEXT 

3.1 Preamble 

3.1.1 In order to assess the proposals and develop a transport access strategy for the proposed development, 

it is necessary to review both local and national transport planning guidance.  

3.1.2 The following sections outline the relevant policy and guidance documents in respect of the proposed 

development. 

3.2 National Planning Policy Framework 

3.2.1 The NPPF sets out the Government’s policies for delivering sustainable development through the 

planning system. Local authorities are required to take these policies into account when formulating 

local development plans and when determining planning applications. 

3.2.2 The most recent NPPF report was published in February 2019 and sets out the Government’s planning 

policies for England and how these are expected to be applied at a local level. The NPPF is a significant 

material consideration in plan making and decision taking. 

3.2.3 Paragraph 102 seeks to encourage opportunities to promote walking, cycling and public transport use. 

This is supplemented by paragraph 103 which states that development should be focused in sustainable 

locations and offer a genuine choice of transport modes. 

3.2.4 Development proposals should also give priority to pedestrian and cycle movements and facilitate 

access to high quality public transport. The needs of people with disabilities and reduced mobility 

should also be addressed (paragraph 110). 

3.2.5 Development should only be prevented or refused on highways grounds if there would be an 

unacceptable impact on highway safety, or the residual cumulative impacts on the road network would 

be severe. 

3.2.6 Priority should be given to walking, cycling and public transport movements; conflicts between vehicles 

and vulnerable road users should be minimised through effective layout design. 

3.2.7 Having regard to the above objectives, the proposed site access strategy includes measures to connect 

the site with the adjacent community and sustainable travel network, including existing public transport 

services.  This TP considers the accessibility of the site by all modes and proposes a layout and access 

strategy that seeks to maximise the use of sustainable modes. 

3.2.8 The accessibility of the development is discussed in Section 4. 

3.3 Planning Practice Guidance: Travel Plans, Transport Assessments and Statements in Decision-

Making 

3.3.1 In March 2014, the Department for Communities and Local Government [DCLG] in conjunction with the 

Department for Transport [DfT], released advice on when transport assessments and transport 

statements are required and what they should contain, which is intended to assist stakeholders in 

determining whether an assessment may be required.  If an assessment is required, the level and scope 

of that assessment is then outlined within the document. 
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3.3.2 The advice reflects current Government policy, promoting a shift from the ‘predict and provide’ 
approach to transport planning to one more focused on sustainability.  The document focuses on 

encouraging environmental sustainability, managing the existing network and mitigating the residual 

impacts of traffic from the development proposals. 

3.3.3 The proposed development's sustainable accessibility is presented in Section 4 and Section 5. 

3.4 Manual for Streets [MfS] 

3.4.1 Manual for Streets (March 2007 and Sept 2010) supersedes Places Streets & Movement and Design 

Bulletin 32.  Manual for Streets should now be used where 85th percentile monitored traffic speeds are 

less than 37mph.  

3.4.2 The Manual deals with first principles in respect of what a street is for.  It outlines five principle 

functions, namely: 

• Place; 

• Movement; 

• Access; 

• Parking; and 

• Drainage and utilities. 

3.4.3 A sense of place encompasses a number of characteristics, namely, local distinctiveness, visual quality 

and human interaction. Of the five functions, place and movement are the most important in 

determining the character of streets and should be considered together, as opposed to in isolation. 

3.4.4 In new developments, Manual for Streets highlights that locations with a relatively high place function 

would be those where people are likely to gather and interact with each other, such as the town centre. 

3.4.5 In section 3 of the document, the design process highlights that the design of a scheme should follow 

the user hierarchy shown in Table 3.1: 

Table 3.1: User Hierarchy (taken from Table 3.2 of MfS, March 2007) 

Consider First Pedestrians 

 Cyclists 

Public transport users 

Specialist service vehicles (e.g. emergency services, waste etc.) 

Consider Last Other motor vehicles 

 

3.4.6 Sustainable access for the development is discussed in Section 4. 

3.5 Guidelines for Providing Journeys on Foot 

3.5.1 Various walking distances are quoted in the Chartered Institution of Highways and Transportation’s 
(CIHT’s) “Guidelines for Providing for Journeys on Foot”.  Table 3.2 (taken from Table 3.2 of the 

document) sets out the acceptable walking distances in various contexts: 
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Table 3.2: Acceptable Walking Distances 

Criteria  
Town Centre  

(m) 

School / Commuters 

(m) 

Elsewhere  

(m) 

Desirable 200 500 400 

Acceptable 400 1,000 800 

Preferred Maximum 800 2,000 1,200 

3.5.2 The accessibility of the development is discussed in Section 4. 

3.6 Greater Manchester Local Transport Plan 

3.6.1 The Greater Manchester Transport Strategy 2040, published in February 2017, sets out TfGM’s 
sustainable mobility plan for the future and forms Greater Manchester’s 4th Local Transport Plan 
(GMLTP4).  Building on its own 2040 Vision, the Strategy provides detail on the priority interventions 

needed to deliver that Vision.  The document highlights several key objectives relevant to the 

application site:  

• Reducing the need to travel by car, and the distance travelled. 

• Making the best use of existing infrastructure, particularly through increasing the density of 

development close to public transport nodes. 

• Increasing the use of sustainable transport to reduce the negative impacts of car use. The design of 

new development needs to make it easier for people to use sustainable modes e.g. the availability 

of safe and direct walk/cycle routes, the provision of secure cycle parking or the availability of EV 

charging points. 

• Establish cycling as a recognised and attractive component of the future integrated transport offer. 

‘Aim to double and double again’ the proportion of trips made by bicycle by 2025, with the 

aspiration that 10% of all trips should be made by bike. 

3.6.2 One of the priority interventions for the Manchester Regional Centre includes improvements to the 

Manchester and Salford Inner Relief Route Improvements at Great Ancoats Street. The scheme aims to 

unlock the potential regeneration and growth to the north and east of Great Ancoats Street (A665) by 

reducing severance and improving the public realm.  

3.6.3 The proposed development corresponds with the Greater Manchester Local Transport Plan by 

providing a high-density residential development within proximity to the city core and associated public 

transport infrastructure.  

3.7 Manchester Core Strategy 

3.7.1 Manchester's Core Strategy was adopted in July 2012 is the key Development Plan Document in the 

Local Development Framework (LDF). It sets out the long-term strategic policies for Manchester's future 

development and forms the framework that planning applications will be assessed against. 

3.7.2 Transport forms one of the six spatial objectives within the document. The overriding objective for 

transport is to ‘Improve the physical connectivity of the City, through sustainable and accessible 

transport networks, to enhance its functioning and competitiveness and provide access to jobs, 

education, services, retail, leisure and recreation’. 
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3.7.3 Within the Core Strategy there are three policies that set out how this objective will be achieved. These 

are now discussed in greater detail below. 

Policy T1 - Sustainable Transport 

3.7.4 The policy states the council's aim to deliver a sustainable, high quality, integrated transport system to 

encourage modal shift away from car travel to public transport, cycling and walking, to support the 

needs of residents and businesses and to prepare for carbon free modes of transport.  The Council will 

support proposals that: 

• "Improve choice by developing alternatives to the car. 

• Promote regeneration and economic vitality by relieving traffic congestion and improving access to 

jobs and services, particularly for those most in need and for those without a car. 

• Improve access to transport services and facilities in order to enable disabled people and people with 

mobility impairments to participate fully in public life. 

• Improve pedestrian routes and the pedestrian environment. 

• Improve and develop further Manchester’s cycle network (for example the Manchester Cycleway 

and the Trans Pennine Trail). 

• Contribute to improvements to the extent and reliability of the public transport network through 

safe and attractive waiting and interchange facilities, better priority, improved services and 

information provision. 

• Improve and develop appropriate road, rail and water freight transport routes and associated 

intermodal freight transport facilities in order to assist in the sustainable and efficient movement of 

goods. 

• Facilitate modes of transport that reduce carbon emissions e.g. by incorporating charging points for 

electric vehicles, subject to their appropriate design and location. 

• Would reduce the negative impacts of road traffic, for example, congestion, air pollution and road 

accident casualties. 

• Take account of the needs of road users according to a broad hierarchy consisting of, in order of 

priority: 

1.  Pedestrians and disabled people 

2.  Cyclists, public transport 

3.  Commercial access 

4.  General off-peak traffic 

5.  General peak time traffic" 

Policy T2 - Accessible Areas of Opportunity and Need  

3.7.5 The Council will actively manage the pattern of development to ensure that new development: 

• "Is located to ensure good access to the City's main economic drivers, including the Regional Centre, 

the Oxford Road Universities and Hospitals and the Airport and to ensure good national and 

international connections  
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• Is easily accessible by walking, cycling and public transport; connecting residents to jobs, centres, 

health, leisure, open space and educational opportunities. Particular priority will be given to 

providing all residents with access to strategic employment sites including: 

» Links between North Manchester residents and key employment locations, including the City 

Centre, Central Park, Salford Quays and Chadderton Industrial Estate and Trafford Park. 

» Links within East Manchester to employment locations, Central Park and Eastlands in particular. 

» Links within Central Area between residents and employment, the Corridor in particular and 

east/west connectivity for residents in Central Area to employment areas in Trafford and East 

Manchester. 

» Maintaining strong links between residential areas in the South and the Regional Centre and 

improving connectivity with the Airport. 

» Ensuring good links between Wythenshawe residents and the Airport and further employment 

opportunities in Stockport, Trafford and the Regional Centre. 

• Within the City Centre, provides a level of car parking which reflects the highly accessible nature of 

the location, as well as the realistic requirements of the users of the development. Elsewhere, all new 

development should provide appropriate car parking facilities, taking account of the guidance in 

Appendix B, which reflects policy in the Regional Strategy (RS). In all parts of the City proposals 

should have regard to the need for disabled and cycle parking, in line with Appendix B. If the RS is 

revoked the Council will continue to use these standards when applying this policy. Standards are set 

for two different area types: 

» District Centres 

» Areas not within the City Centre or District Centres 

• The car parking standards are maximums and the cycle and disabled car parking standards are 

minimums. However, the council will take the circumstances of each proposal into account to 

establish what level of parking is appropriate. 

• Includes proportionate Traffic Impact Assessments and Travel Plans for all major applications and 

for any proposals where there are likely to be access or transport issues.” 

Policy T3 - Strategic Integration 

3.7.6 The Council will support proposals that contribute to an economically and environmentally sustainable 

transport network including the following strategic transport initiatives: 

• "Metrolink extensions to Rochdale, Oldham, Ashton, South Manchester and the Airport. 

• The Council also supports future aspirations to extend the network to Trafford Park and Stockport. 

• A second Metrolink crossing in the City Centre. 

• A Metrolink extension to Marple on the current heavy rail network. Improvements to the heavy rail 

infrastructure. 

• The Cross-City Bus Package comprising new connections through the City Centre to Parrs Wood, 

Middleton and Salford. 

3.7.7 Any proposals which would prejudice the implementation of the strategic integration of projects will be 

refused." 
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3.8 Ancoats and New Islington Neighbourhood Development Framework 

3.8.1 The Neighbourhood Development Framework (NDF) was adopted in October 2014 and updated in 

2016. The NDF has been prepared to guide future development in Ancoats and New Islington in a form 

that creates attractive and successful neighbourhoods where increasing numbers of people will choose 

to live.  

3.8.2 The NDF has guided development across the neighbourhoods and Ancoats has been transformed from 

a depopulated, declining industrial zone into one of the UK’s most desirable emerging neighbourhoods.   

3.8.3 The document details some of the principles that are required to facilitate and accommodate the 

predicted increase in the Ancoats and New Islington areas. 

3.8.4 A summary of the key principles relating to pedestrian, cycling and sustainable modes of transport are 

provided below: 

• "More generally, new development should contribute towards a walkable, pedestrian and cycle -

friendly environment. 

• New buildings should be designed to support active streets particularly around key public spaces 

and pedestrian desire lines. 

• New development proposals should be accompanied by an appropriate car parking strategy which 

allows the potential demand generated by future residents to be met whilst considering the 

promotion of alternative sustainable forms of transport. 

• A sustainable development, both by maximising its locational advantages and proximity to public 

transport nodes and through building design." 

3.8.5 Additionally, the NDF document also states the following in relation to the growth of the Ancoats and 

New Islington District and the transportation services it offers: 

"Exceptional transport connections: As long-distance commuting continues to become more 

costly and time consuming, central locations such as Ancoats and New Islington have become 

increasingly attractive destinations due to their ease of access to employment opportunities and 

also to public transport. Ancoats and New Islington are extensively served by good transport 

links and high-quality existing infrastructure. Significant investment in the city’s public transport 
infrastructure will ensure it is better connected and has the capacity to grow. In particular, it is 

worth emphasising the area’s proximity to Piccadilly and Victoria Stations both of which are the 

subject of major public investment in the form of HS2 and the Northern Hub. In relation to 

Metrolink, a new stop and gateway to the wider network has been created at New Islington 

which provides quick access back to Piccadilly. The area additionally has excellent access to 

walking and cycling routes and the city’s Inner Ring Road and important arterial routes heading 

out to the M60 and the wider motorway network." 

3.8.6 Furthermore, the NDF also acknowledges that there are existing road constraints within the Ancoats 

and New Islington District, which adds to the 'neighbourhood environment' and connectivity within the 

area, stating the following: 

"The vehicle dominated environment of Oldham Road and Great Ancoats Street constrain a 

sense of connectivity with the wider area and contribute to Ancoats and New Islington’s insular 
character. 
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The local streets which make up the Ancoats and New Islington area are typically narrow single 

carriageways and many of the junctions do not include priority control. Formal on-street parking 

is also prevalent. The local network has been designed this way in attempt to reduce vehicle 

speeds and improve safety for pedestrians and cyclists. 

There is an issue associated with the current vehicular “rat runs” which exist throughout the 

Study Area. As this has been identified as a specific challenge for the Study Area, it is therefore 

considered within this update." 

3.8.7 The NDF also confirms that non-vehicle traffic movements are high within the Ancoats and New 

Islington District, and vehicle traffic is typically low and at low speeds. 

"Other streets within the Ancoats grid, such as Jersey Street, Blossom Street and George Leigh 

Street are heavily used by pedestrians and cyclists, though vehicular traffic is limited and slow 

moving." 

3.8.8 MCC has recently refreshed the NDF with specific master planning focus on the area known as Back of 

Ancoats, centred on Poland Street.  The purpose of the refresh is to ensure that it incorporated current 

thinking in terms of the redevelopment of the area and is properly aligned to the current market 

context relating to a number of key issues including zero carbon and affordable housing.   

3.8.9 The master plan described this area as having an interrupted street grid pattern that is dominated by 

two industrial estates on Poland Street; vacant and underutilised sites that detract from the visual 

amenity; being part of the Conservation Area but gaining little benefit from that; as having some open 

space at Kemp Street that attracted a high level of anti-social behaviour; with a lack of pedestrian 

footfall and visible daytime activity; and with low value buildings that do not front onto the Rochdale 

Canal and therefore do not exploit the advantage of a waterside location. 

3.8.10 The specific objectives that are now being proposed for this area in the refresh of the NDF are: 

• "the reinstatement of the grid pattern street layout to improve connectivity and movement through 

the area as well as creating legible routes that draw pedestrians into the area and through to the 

surrounding areas; 

• the creation of a mixed living and working neighbourhood, delivering flexible commercial 

floorplates for office and modern light industrial uses that can co-exist with a residential 

development that offers a range of typologies and tenures including the provision of affordable 

housing; and 

• the creation of high-quality amenity and green spaces integrated with surrounding uses and would 

draw people into and through the area." 

3.8.11 Following public consultation, the Ancoats and New Islington Neighbourhood Development Framework 

[NDF] Character Area 3 - Poland Street Zone was approved by MCC’s Executive Committee in July 2020.  

3.8.12 The proposed development accords with the Ancoats NDF, the development proposals and links to the 

wider Ancoats area are presented in Section 5. 

3.9 Manchester Residential Quality Guidance 

3.9.1 Manchester's Residential Quality Guidance outlines the considerations, qualities and opportunities that 

will help deliver high quality residential development as part of successful and sustainable 

neighbourhoods across Manchester. The Manchester Residential Quality Guidance provides clear 
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direction on what is required to deliver sustainable neighbourhoods of choice where people will want to 

live and also raise the quality of life across Manchester. 

3.9.2 The document highlights nine ‘key ingredients’ for developments in Manchester. The ingredients 

incorporate a number of key actions relating to walking, cycling and sustainable modes which have 

particular relevance to the application site.  A list of these key actions is presented below: 

• "Facilitate and encourage walking and cycling; 

• Create clear, safe and obvious connections to the public transport network; and 

• Provide secure cycle parking for residents and visitors, which is safe and convenient and within the 

envelope of the building." 

3.9.3 The proposed development will encourage walking and cycling throughout Ancoats and will provide 

secure cycle parking, this is presented in Section 4 and Section 5. 

3.10 Manchester City Council Draft City Centre Transport Strategy (2020) 

3.10.1 The Draft City Centre Transport Strategy 2020 framework developed with TFGM, Salford City Council 

and GMCA outlines plans for future City Centre Transport. The strategy envisions a well-connected, 

zero-carbon centre at the heart of the North, offering residents, workers and visitors a great place to 

live, work and play, and getting the right balance between the different ways of travelling. The strategy 

is for travel in and around the centre from 2020-2040.  

3.10.2 One of the main ambitions contained in the Draft City Centre Transport Strategy is "Walking is the main 

way of getting around the city centre" - The city centre is safe and easy to walk around with clear, well-

signed routes. Pavements and public spaces will be high quality, green and accessible; catering for 

everyone, no matter what their age or mobility needs.  

3.10.3 A further ambition is "Parking in the city centre is smarter and integrated with other modes"- Parking is 

reduced and appropriately located in the city centre but available to those with specific mobility needs. 

Outside of the city centre, parking is smarter and better integrated with other modes of travel. 

3.10.4 Finally, another key ambition is "The city centre benefits from better public transport connections" - 

There are better rail connections to other cities and towns (to support commuting, business and leisure 

trips), more capacity on peak hour Metrolink, bus and rail services, and better integration between 

modes. Operating hours support travel at evenings and weekends, particularly for leisure and 

commuting trips. Cross-city services are convenient, reliable, safe and secure, clean, quiet and 

accessible to all. 

3.10.5 Manchester City Council, Salford City Council and Transport for Greater Manchester (TfGM) have 

several committed transport interventions for the city centre, which will be delivered in the next five 

years and contribute to achieving the vision. 

3.10.6 One of the key improvements across the City Centre with regards to Ancoats is the 'Ancoats Travel Hub' 

which states the following:  

» Proposed to meet the parking requirements of residential and commercial development in the 

next phase of redevelopment in Ancoats, removing parking from individual schemes and 

promoting a modal shift away from car ownership by providing the infrastructure which offers 

sustainable alternatives; 
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» Designed to provide access to sustainable modes including cycling and walking, public transport 

and car clubs; 

» Integration with enhanced cycling and walking routes, including the canal towpaths and the 

route towards New Islington Metrolink stop; 

» Inclusion of secure cycle storage and cycle hub facilities to encourage cycling as a primary mode 

of transport; 

» Promotion of EVs where private car use is required, with EV charging infrastructure provided; 

» Utilising the latest digital technology to help customers plan how they use transport through 

interactive systems to book car clubs, EV charging and cycle facilities; 

» Use of the hub for a local car club which encourages flexible car sharing/ rental over car 

ownership, offering a range of vehicles to suit as many users as possible. Visible to users via 

digital means such as an app; and 

» A hub for parcel deliveries including smart parcel lockers, with last mile deliveries to be 

arranged via electric vehicles or cargo bikes. 

3.10.7 The proposed development corresponds with the Manchester City Centre Transport Strategy, this is 

discussed within Section 4 and Section 5.  

3.11 Manchester City Council Parking Standards 

3.11.1 Appropriate parking standards are also recommended for all new developments to reflect demand and 

simultaneously encourage alternative travel choices.  

3.11.2 The council recognises the need to promote sustainable travel and as such the parking standards aims 

to reflect current demand whilst striving to limit overprovision and discourage out of town 

developments.  

3.11.3 Although maximum car parking standards and minimum cycle parking standards are given for different 

land uses, these do not apply to the city centre where each development will be considered on a case-

by-case basis.  

3.11.4 Consistent with Policy T2 of the Core Strategy, the proposed parking provision should be sufficient to 

satisfy demand, while simultaneously acting as a mechanism for demand management and encouraging 

sustainable travel behaviour.  

3.11.5 The proposed development provides two accessible bays for residents, additional parking for the site 

will be facilitated by the provision of spaces located within the proposed Ancoats Mobility Hub. The 

parking provision is discussed in Section 5. 

3.12 Summary 

3.12.1 The above policy review summaries the transport policies relevant to the proposed development site.  

As such it sets out the context in which the proposed development needs to be compliant. 

3.12.2 Throughout this TS it will be demonstrated that the proposed development scheme will be designed to 

satisfy the key objectives within NPPF, GMLTP4, Manchester’s Core Strategy, NDF and Manchester’s 
Residential Quality Guidance documents by being able to promote more sustainable transport choices 

and reduce reliance on travel by private car. 

3.12.3 Access on foot, cycle and public transport is discussed in the following section of this report.  
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4. SUSTAINABLE ACCESSIBILITY  

4.1 Accessibility on Foot 

4.1.1 Walking is the most important mode of travel at the local level and offers the greatest potential to 

replace short car trips, particularly those under 2km.  The guidance on the preferred maximum walking 

distances to amenities is given in the Chartered Institution of Highways and Transportation [CIHT] 

document "Providing for Journeys on Foot" (2000).   

4.1.2 In terms of commuting journeys by foot, the desirable distance is 500m, the acceptable distance is 1km 

and the preferred maximum is 2km.  However, the distance that people are prepared to walk depends 

upon many factors; there are obvious physical factors such as age, health and disabilities, along with 

factors concerning the quality of the route and the environment.   

4.1.3 Paragraph 2.3 of TA91/05 Provision for Non-Motorised Users states that ‘Walking is used to access a 

wide variety of destinations including educational facilities, shops, and places of work, normally within a 

range of up to 2 miles’ (3.2km).  

4.1.4 Paragraph 2.2 of TA91/05 states that 2 miles is ‘a distance that could easily be walked by the majority of 

people’ and (at paragraph 2.3) that ‘Walking and rambling can also be undertaken as a leisure activity, 

often over longer distances'.   

4.1.5 In relation to shorter trips in particular, the CIHT publication Planning for Walking (section 2.1) states 

that across Britain about ‘80% of journeys shorter than 1 mile are made wholly on foot’.  

4.1.6 Manual for Streets [MfS] emphasises this advice, stating that "walkable neighbourhoods" should have a 

range of facilities available within 800m.  However, this distance is not regarded as the upper limit for 

walking journeys, and MfS uses the principle that walking offers the greatest potential to replace short 

car trips, particularly those under 2km in length.   

4.1.7 The location of development, within reach of the public transport network, is particularly important in 

terms of encouraging travel by this mode and supporting the viability of public transport services. 

4.1.8 The local highway network provides continuous footways on both sides of Poland Street, Jersey Street, 

the A62 Oldham Road and all other sections of the highway network in the vicinity of the site and 

further afield, which facilitate safe and convenient pedestrian movements and provide a logical 

progression towards the pedestrian traveller's journey towards numerous local amenities, public 

transport services and employment opportunities.    

4.1.9 Dropped kerbs and tactile paving are provided at minor road junctions, whilst formal pedestrian 

crossing facilities featuring dropped kerbs are provided along the A662 Great Ancoats Street and the 

A62 Oldham Road in the vicinity of the site.  A number of pedestrian islands can be located at all major 

junctions which further facilitate the safe movement of pedestrians and cyclists.  

4.1.10 To the south of the site, as well as the wider area, the availability of well-maintained canal paths and 

foot bridges offer an attractive walking environment that provides excellent connections to public 

transport services, such as the New Islington and Holt Town Metro-link stop. 

4.1.11 Figure 4.1 shows the 2km catchment from the site, which illustrates the areas which lie within a 

reasonable walking distance.  A copy of the walking catchment is provided in Figure 1 of Appendix B. 
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Figure 4.1: 2km Walking Catchment 

 

 Source:  CC-BY-SA by OpenStreetMap 

4.1.12 As can be seen from Figure 4.1 the site benefits from a high number of bus stops located within 800m, 

with the closest pair located on the A62 Oldham Street, approximately 250m north of the site, accessed 

via Poland Street. The proximity of the site to the local bus network provides opportunities to travel 

further afield using linked trips.  This enables access to be gained to a variety of local destinations. 

4.1.13 The site is located within short walking distance of public transport facilities and numerous local 

amenities, including a, supermarket, doctors' surgery, public houses, several places of worship, 

numerous primary schools and other educational institutions, cafes, restaurants, shops, leisure centres 

and places of recreational activity such as Ancoats Green and the Islington Marina. 

4.1.14 In summary, the site is highly accessible on foot, which will reduce the requirement for residents to 

make short car journeys.   

4.2 Accessibility by Cycle  

4.2.1 It is widely recognised that cycling can act as a substitute for short car journeys, particularly those up to 

5km in length.   

4.2.2 With regard to cycling, TA91/05 states (paragraph 2.11) that ‘Cycling is used for accessing a variety of 
different destinations, including educational facilities shops and places of work, up to a range of around 

5 miles.  

4.2.3 Cycling is also undertaken as a leisure activity, often over much longer distances.’ At paragraph 2.9, 
TA91/05 states that 5 miles (8km) is a distance ‘that could easily be cycled by the majority of people’. 

4.2.4 This is consistent with the statement in LTN02/08 Cycle Infrastructure Design (paragraph 1.5.1) that ‘for 
commuter journeys, a trip distance of over five miles is not uncommon’ and that ‘Novice and occasional 
leisure cyclists will cycle longer distances where the cycle ride is the primary purpose of their journey.   
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4.2.5 A round trip on a waymarked leisure route could easily involve distances of 20 to 30 miles. Experienced 

cyclists will often be prepared to cycle longer distances for whatever journey purpose.’ 

4.2.6 The general topography of Ancoats, Manchester city centre and the wider area is reasonably flat which 

should assist in encouraging residents of the proposed development to travel by cycle.  

4.2.7 In terms of a sustainable mode of transport, it should be noted that 5km is equivalent to a typical cycle 

time of 15-20 minutes, making it an achievable distance for most people.  

4.2.8 There are a number of national, regional and local cycling routes in close proximity to the site. The main 

national cycle routes are briefly described below: 

• National Cycle Route 6 is a long-distance route extending from London to the Lake District, 

alongside historic canals and through some of the UK’s most interesting towns and cities. 

• National Cycle Route 60 of the National Cycle Network runs between North and East Manchester, 

with its furthest south stretch forming part of the Fallowfield Loopline. 

• National Cycle Network Route 66 is a National Route that runs from Kingston upon Hull to 

Manchester via Beverley, York and Leeds.   

4.2.9 In addition, Greater Manchester benefits from the Beelines cycle network which is a proposed cycling 

network currently being delivered through the Mayor’s Challenge Fund. The vision for the Beelines 
network is make Greater Manchester the very first city region in the UK to have a fully joined 

up cycling and walking network; the most comprehensive in Britain covering 1,000 miles. New cycling 

infrastructure has already started to be implemented through a new CYCLOPS junction in Hulme.    

4.2.10 There is also an anticipated expansion of the existing Beelines Network as proposed in the draft City 

Centre Transport Strategy. The availability of the Beelines networks extending through Ancoats in the 

future will provide further connectivity from the site across the Greater Manchester area.   

4.2.11 Figure 4.2 below presents an extract of the 5km cycling catchment for the site.  A copy is provided in 

Figure 2 of Appendix B.   
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Figure 4.2: 5km cycling Catchment 

 

Source:  CC-BY-SA by OpenStreetMap 

4.2.12 The figure demonstrates that a number of local areas including the whole of Manchester city centre, 

Hulme, Rusholme, Cheetham Hill and Longsight are accessible within a 5km cycle.   

4.2.13 Additionally, the availability of a national cycling route and the proposed Bee Line expansion, extending 

to neighbouring boroughs and outside the city's boundaries provides opportunities for travel further 

afield using linked trips.     

4.2.14 Cycling would therefore be a viable mode of transport for residents at the site commuting to work from 

these locations.  

4.3 Accessibility by Bus 

4.3.1 The site benefits form excellent access to the local bus network, with a high number of bus stops 

located within 800m walking distance.   

4.3.2 The closest pair of bus stops is located on the A62 Oldham Street, approximately 250m north of the 

site, accessed via Poland Street.  The bus stops both comprise purpose-built built shelters and 

timetabling information set back from the carriageway behind the footway as well as a bus layby.  

4.3.3 Further bus stops are available along the A662 Great Ancoats Street to the west, accessed via Jersey 

Street.  

4.3.4 The local buses run at a high frequency (approximately every 5 minutes) to a variety of destinations, 

including all across Manchester City Centre and Piccadilly Gardens along with areas across Greater 

Manchester such as Oldham, Uppermill, Alkrington, Failsworth and Shaw. The early start times and the 

availability of services in the peak hour are conducive to commuters travelling to and from the site.  
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4.3.5 It is therefore concluded that the site benefits from excellent access by bus, offering an attractive mode 

of transport and a viable alternative to single occupancy car journeys. 

4.4 Accessibility by Metrolink 

4.4.1 Ancoats benefits from convenient access to the ever-expanding Metrolink network.  The nearest tram 

stop to the site is New Islington, approximately 900m away.  This equates to a 12-minute walk along an 

attractive and safe canal side route and is therefore considered an acceptable walking distance for both 

commuting and leisure purposes. There is also the availability of Holt Town Metrolink which is circa 

1.2km to the south east. 

4.4.2 Metrolink offers significant benefits for long distance travel using a sustainable mode of transport.  The 

pedestrian and cycle friendly conditions in the vicinity of the site should further encourage its use and 

make it a viable alternative. 

4.4.3 The New Islington Stop was opened in 2013 as part of the network's extension to Ashton-under-Lyne.  

The stop is located within Zone 1 and is on the Ashton-under-Lyne line (Blue Line), offering frequent 

services (every 6 minutes) to Ashton-under-Lyne, Media City UK and Eccles in the east and westbound 

directions respectively.  Further interchange opportunities are available from Manchester city centre to 

a wide range of destinations on all lines of the network as well as other modes of sustainable transport.  

4.4.4 Figure 4.3 illustrates the Metrolink network map including zoning system, while Figure 4.4 shows the 

map of the New Islington tram stop and the available facilities, which include shelters and seating, 

digital timetabling information, ticket machines, customer information and emergency call point, cycle 

stands and lockers, and ramps which facilitate access and boarding for mobility impaired users. 

Figure 4.3: Metrolink Network Map 

 

Source: TFGM 
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Figure 4.4: New Islington Tram Stop Map 

 

Source: TFGM 

4.5 Accessibility by Rail 

4.5.1 The site benefits from being excellently located to make us of train travel, with the nearest railway 

station being Manchester Piccadilly, the city's principal railway station.  It is located approximately 

1.2km from the site.  

4.5.2 The station is operated by Avanti West Coast, Northern Trains, Transpennine Express, East Midlands 

Railway [EMR], Transport for Wales and Cross Country and provides regular and convenient services to 

major national destinations including Manchester Airport, London, Birmingham, Liverpool, Glasgow, 

Edinburgh, Leeds, Newcastle, Sheffield and Cardiff. 

4.5.3 The station is also the main terminus for a host of regional commuter services across Greater 

Manchester and the North West and is an important interchange on the Metrolink network. 

4.5.4 Further afield the development site is within 2km walking distance of Manchester Victoria Railway 

station, offering greater flexibility and interchange opportunities for short and long-distance travel by 

train.  The stations are easily accessible through pedestrian friendly walking and cycling routes in the 

city centre and free Metroshuttle buses connecting all parts of the city centre.  

4.6 Journey Times by Public Transport 

4.6.1 A calculation has been undertaken, using GIS software - Basemap’s Visography (TRACC) program, to 
illustrate the distance that can be travelled within 60 minutes by public transport to and from the 

proposed development site. The time includes the walk to bus/tram stops and railway stations and 

demonstrates that key areas such as Liverpool, Bolton, Wigan, Huddersfield, and Macclesfield amongst 

others, are all within a 60-minute public transport journey. 

4.6.2 Figure 4.5 below provides an extract of the 60-minute public transport catchment area.  A copy of the 

full plan is provided within Figure 3 of Appendix B.  
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Figure 4.5: 60-minute Public Transport Isochrone 

 

Source:  CC-BY-SA by OpenStreetMap 

4.7 Great Ancoats Street Improvement Scheme 

4.7.1 As alluded to earlier in this report, an improvement scheme for the great Ancoats Street corridor is 

currently being progressed by the MCC, offering multiple walking and cycling improvements and 

transforming this vital section of the MSIRR into a European style boulevard and thus future proofing it 

for the continuing transformation of the area. 

4.7.2 The improvement scheme covers the area between Oldham Road and Pollard Street, with the following 

elements proposed to be delivered upon completion: 

• Additional fit-for-purpose crossings will be installed along the route, making travelling by foot or 

bicycle from the City Centre to the surrounding neighborhoods easier and safer; 

• Resurfacing of the road with new, modern materials will reduce the noise from motor traffic by 40 

per cent; 

• Landscaping of the area to make the route more attractive. This will include planting more than 

seventy trees, laying new pavements, improving street furniture, and making signage clearer and 

simpler to understand. The changes will make the area a natural extension of the City Centre; 

• Increase economic growth in and around the City Centre. Employment is predicted to grow in the 

City Centre, and many people will need homes near their place of work. These improvements will 

mean that the neighborhoods around Great Ancoats Street are attractive to developers 

4.7.3 The proposals will ensure that the area becomes more favourable for pedestrians and cyclists which will 

encourage further travel by these sustainable modes. 
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4.8 Conclusions 

4.8.1 In summary, the proposed development site is located in a highly accessible location in Ancoats and is 

well located to make use of the existing and proposed public transport links and pedestrian / cycle 

routes.    
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5. DEVELOPMENT PROPOSALS 

5.1 Overview 

5.1.1 The development proposals comprise development of land bounded by Poland Street to the west and 

Jersey Street to the south to deliver up to 118 residential units, ground floor commercial floorspace 

(581.87 sqm), and ancillary amenity space within an 8-storey building, cycle parking provision (119 

spaces), hard and soft landscaping, access and servicing and other associated works.  

1.1.9 As previously stated, two disabled bays will be provided within the proposed development. Additional 

car parking will be facilitated within the Ancoats Mobility Hub. Based on the location and lack of on-site 

car parking, the site is not anticipated to generate any vehicle trips, with the exception of the occasional 

vehicles utilising the provided disabled bays.  Therefore, undertaking a trip generation analysis is not 

considered necessary.  

5.1.2 The latest site masterplan prepared by scheme architects Buttress is illustrated in Figure 5.1, with a 

copy provided in Appendix C. 

Figure 5.1: Proposed Site Layout 

 

Source: Buttress Architecture 
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5.2 Site Access Arrangement 

Vehicular Access 

5.2.1 The development site is to be accessed via Poland Street which currently comprises a circa 4.5m 

carriageway width. The proposed vehicular access comprises an alteration in pedestrian footway 

surface material to indicate the vehicular site access arrangement.  

5.2.2 The proposed vehicular site access arrangement comprises no anticipated change in gradient from 

street level. It is also proposed that the perimeter footway will be resurfaced in appropriate materials 

and as previously mentioned there will be an alteration in surface materials on the pedestrian footway 

for the length of the site access point.  

5.2.3  The existing access to the extant car park located off Jersey Street is proposed to be re-instated as a 

pedestrian footway. 

5.2.4 The site access will also comprise TROs in the form of double yellow lines to prohibit parking at all 

times. The pedestrian footway upon entering the site will maintain a width of 2.0m. The extent of the 

proposed TROs is presented in Figure 5.2 below.  

Figure 5.2 Extent of the Proposed TROs 

 

5.2.5 The proposed site access arrangement is illustrated within Appendix D.  The drawing also illustrates that 

the access can accommodate 25m visibility splay to the north with a setback 'x' distance of 2.4m and a 

2.4m x 14.0m visibility splay to the south due to the edge of carriageway with Jersey Street. This is 

considered compliant with MfS standards for a design speed of 20mph, which is the speed limit along 

Poland Street and across the Ancoats area.  

Pedestrian and Cycle Access 

5.2.6 Pedestrian and cycle access to the building are to be taken directly off Jersey Street and Poland Street 

All footways along the perimeter of the site, including along Jersey Street, provide direct connectivity 

with the frontage to the building. 
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5.3 Parking 

Vehicle 

5.3.1 The total provision for parking on the site is 2 x disabled parking bays which include 2 electric car 

charging points at 7kW charge which enable all bays to be used by electric vehicles as a mechanism for 

futureproofing the development. Both disabled parking bays have a dimension of 2.4m x 4.8m with a 

1.2m safety zone to allow for wheelchair access. This meets the requirements of Manchester City 

Council's Design for Access 2 Guidance Document (2003) which is a design document focused on 

inclusive design for new development based upon the Social Model of Disability.  

5.3.2 The footpath gradient steepens from Jersey Street to Poland Street, thus the most appropriate access 

to the disabled bays is through the Eliza Yard that is level for ambulant and wheelchair users.  

5.3.3 Swept path analysis has been undertaken with a large car to demonstrate that all parking manoeuvres 

can be performed safely and efficiently.  The drawings are presented in Appendix E. The drawings 

demonstrate that the proposed layout is suitable and all parking manoeuvres can be safely and 

efficiently performed. 

5.3.4 As well as the disabled parking set out above additional parking for the site will be facilitated by the 

provision of spaces located within the proposed Ancoats Mobility Hub.  The Hub is to be located off 

Poland Street and is a short walk from the Eliza Yard site.  

5.3.5 As stated previously The Hub development will include a mix of commercial space, 408 car parking 

spaces, car club facilities, cycle parking spaces and a deliveries hub. The Hub is subject to a separate 

planning application by the applicant.  

5.3.6 It is proposed 40 'Hub' spaces will be allocated to Eliza Yard, this represents a parking ratio of 

approximately 34%. Based on other MLDC occupier profiles and anticipated demand for car parking 

spaces, the proposed allocation of 34% provision is deemed acceptable.   

5.3.7 There is a clear linkage between the proposed development and The Ancoats Mobility Hub 

development and residents of the proposed development will be encouraged to use the facilities 

implemented by The Hub. The sustainable travel opportunities that The Hub presents will be promoted 

to residents of the development from the outset and will be marketed to direct and encourage 

residents to use The Hub's facilities.  

Cycle 

5.3.8 Consistent with recommendations from MCC, 118 cycle parking spaces are proposed at the site 

representing a 1:1 cycle space to apartment ratio.  These are to be located in a secure and covered 

cycle store within a secure courtyard. The Cycle Store is accessed via the courtyard. It is anticipated that 

cyclists will walk through the access-controlled pedestrian under croft off Poland Street to access the 

courtyard and cycle storage.  

5.3.9 Again, it is Hydrock's view that this level of cycle parking is sufficient for this scale of development, and 

will encourage sustainable travel to and from the site. 

5.4 Servicing 

5.4.1 The servicing requirements of the development have been considered to ensure that the site can 

successfully be serviced by refuse vehicles.   
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5.4.2 The exact details of the servicing arrangements are included within the Waste Management Strategy 

[WMS] which has been prepared in support of this planning application and will be submitted as part of 

the application. The WMS should be read in conjunction with this TS.  

5.4.3 The WMS confirms that waste will be collected directly from the refuse collection point located 

internally to the site and wheeled onto Poland Street, and accessed by the refuse vehicle directly off 

Poland Street.  

5.4.4 Due to the nature of the development, the frequency of refuse servicing is expected to be modest and 

occurring outside the busiest periods. The servicing arrangement will also be a managed strategy 

whereby the refuse bins will be stored within the curtilage of the site and only wheeled from the 

curtilage of the site upon the arrival of the refuse vehicle on refuse collection days.  Therefore, there 

will be no refuse bins blocking the pedestrian footway for any period of time.  

5.5 The Ancoats Mobility Hub  

5.5.1 As previously stated, there is a clear link between the proposed development and The Ancoats Mobility 

Hub development and residents of the proposed development will be encouraged to use the facilities 

implemented by The Hub.  

5.5.2 Residents of this proposed development will be encouraged to use the facilities implemented by The 

Hub development, including the use of the following:  

• Dedicated Car Club Facility; 

• 40 parking spaces will be allocated on a first come first serve basis;  

• Cycle Parking Facilities; 

• Bike Hire (including E-Cargo Bike Hire); 

• Deliveries Hub.  

5.5.3 The sustainable travel opportunities that The Hub presents will be promoted to residents of the 

development from the outset and will be marketed to direct and encourage residents to use The Hub's 

facilities. The Ancoats Mobility Hub is subject to a separate planning application by the applicant. 
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6. TRIP GENERATION 

6.1 Trip Generation 

6.1.1 This section of the report considers the trip generation levels associated with the proposed 

development and the impact it will have on the local highway network.  Under the proposed 

application, the site comprises a C3 residential development with ancillary commercial and amenity 

space with access taken off Poland Street.  This is along with public realm, two disabled car parking 

spaces and associated refuse facilities and bicycle storage. 

6.1.2 Due to the restriction on parking on site, the anticipated trip generation of the proposed development 

is considered to be negligible.  

6.1.3 Notwithstanding the proposed parking regime, it should be noted that the existing car park planning 

use which comprises 88 vehicular spaces would have a level of trip attraction which will no longer be 

available.  

6.1.4 The trips associated with the current parking use would therefore be taken off the local highway 

network. On this basis the proposed development is better placed to discourage car travel and will have 

less trips than the existing use.  

6.1.5 As agreed during the scoping exercise with MCC in September 2020, due to the site’s edge of city 
centre location and the corresponding limited proposed on-site car parking provision, the proposals 

were considered unlikely to generate substantive levels of traffic demand and the forecasted levels of 

trip generation do not warrant junction assessments.  Therefore, the planning application would not 

need to be supported by detailed highway network capacity analysis. 

6.1.6 Further to the trip generation profile of the residential element of the development proposals, there 

will also be ancillary commercial units. 

6.1.7 Given the scale, location, type of use and lack of designated parking proposed, these units will be very 

much ancillary and would not represent a 'new destination' for people to travel to by single occupancy 

car use.  The size of the units are not likely to generate a substantial number of vehicle trips, any trips 

associated with the ancillary units would not impact on the local highway network.  

6.1.8 In addition to the above, there is also options for available parking in the wider Ancoats Area and it is 

anticipated that any 'new' trips generated by the development will utilise the existing car parks, 

designated parking bays and The Hub development within close proximity to the site. 

6.1.9 There are a number of existing car-parks surrounding the site such as an NCP Car Park within 800m of 

the site on Port Street. This is along with designated parking bays located on the surrounding local 

highway network such as Jersey Street which operate on pay and display ticket systems.  

6.1.10 Therefore, with regards to the above, a trip generation exercise is not deemed appropriate in this 

instance.  The site is well located to make use of the existing public transport links and on this on this 

basis the proposed development is better placed to discourage car travel.  
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7. SUMMARY AND CONCLUSION 

7.1 Summary 

7.1.1 Hydrock has been instructed by Manchester Life Development Company 2 Ltd. to prepare this report 

relating to a proposed 118 dwelling residential development in Ancoats, Manchester City Centre, 

referred to as Eliza Yard. 

7.1.2 The proposals are an addition to the Ancoats residential neighbourhood and are within walking distance 

to Manchester City Centre.  The proposals present an opportunity for the promotion of sustainable 

urban living, in line with Manchester City Council’s aspirations for the continuing regeneration in the 

area  

7.1.3 The total provision for parking on the site is 2 disabled parking bays which include 2 electric car charging 

points at 7kW charge which enable all bays to be used by electric vehicles as a mechanism for 

futureproofing the development. This is in addition to a further 40 vehicular car parking spaces 

associated with The Hub development which is to be located off Poland Street and is a short walk from 

the Eliza Yard site. The Ancoats Mobility Hub is subject to a separate planning application by the 

applicant. 

7.1.4 Based on the location and lack of on-site car parking, the site is not anticipated to generate any 

significant vehicle trips, with the exception of the occasional vehicles utilising the provided disabled 

bays and refuse collections. In addition, with regards to the ancillary commercial units, given the scale, 

location, type of use and lack of designated parking proposed, these units will be very much ancillary 

and not represent a 'new destination' for people to travel to by single occupancy car use.  Therefore, 

undertaking a trip generation analysis is not considered necessary and this has been agreed during 

scoping discussions with Manchester City Council [MCC].  Any trips associated with the ancillary units 

are not envisaged to impact upon the local highway network. 

7.1.5 The swept path analysis undertaken has demonstrated that the proposed arrangement is suitable and 

all turning, access, egress and parking manoeuvres can be performed safely.  

7.1.6 The servicing requirements of the development have been considered to ensure that the site can 

successfully be serviced by refuse vehicles.  

7.1.7 The sustainability assessment shows that the site is highly accessible by non-car modes and benefits 

from excellent accessibility to many sustainable modes.  The ability to readily access wider destinations 

by walking, cycling, bus or rail provides a key advantage in offering a real alternative to car travel (e.g. 

for journeys to work) and as such promotes the aim of reducing car travel. 

7.1.8 The development is considered compliant with Policy T1 of the Core Strategy, being excellently located 

to benefit from the public transport links within the City Centre and promoting regeneration and 

economic vitality through the provision of improved access to jobs and services. 

7.1.9 NPPF (February 2019 - paragraph 109) states that:  

"Development should only be prevented or refused on highways grounds if there would be an 

unacceptable impact on highway safety, or the residual cumulative impacts on the road network 

would be severe." 

7.1.10 The traffic impact assessment shows that the proposed development would not have a “severe” impact 
on the local highway network.   
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7.2 Conclusion 

7.2.1 Having undertaken a comprehensive analysis of the development site and after reviewing planning 

policies, it has been demonstrated by this report that the proposed development accords with highway 

access design recommendations and sustainable values. 
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Appendix A Scoping Discussions with MCC 
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Sophie Gittins

From: Leanne Chapman <l.chapman@manchester.gov.uk>

Sent: 24 September 2020 10:00

To: Vassil Pavlov

Cc: Andrew Connell; Sam Denby; Neil Bayliss-Rowe

Subject: Re: [Hydrock: 16481-TMBI] C-16481 Back of Ancoats Plot B - Scope of Assessment

Hi Vassil, 

 

The comments provided relate only to the residential/commercial development at the junction of Poland 

Street/Jersey Street. 

An extract has been taken from the email correspondence from 16/9/20 with Development Control 

responses marked in red. 

Transport Statement [TS] 
·         Comment on the background / history of the site; OK 

·         Provide a full description of the local highway network and existing conditions including analysis of 
the most recent five-year accident record as obtained from Crashmap. OK 

·         Consider the national and local transport-related policy documentation; OK 

·         Undertake an assessment of the accessibility of the site by sustainable modes, to include an 
assessment of the pedestrian, cycling, bus and rail facilities surrounding the site; OK 

·         Provide details of the development proposals; This should include the following: 
 - Details of secure cycle storage (anticipate 1 for each residential unit); 
 - Details of on-site disabled bays (sizes, how they are accessed and are they also EV charge points?); 
 - Details of required TRO’s (double yellow lines required at vehicle access points and potentially further 
disabled bays/car club bay on street); 
 - No building entrances to open onto the footway (unless fire door) Plant room and tank room open 
outwards but are they on private forecourt? 

 - Recognition that perimeter footway will need resurfacing in appropriate materials and redundant access 
points to be reinstated as footway. S278 agreement required and TRO’s would be included in that; 
 - Details of proposed site pedestrian and vehicle entrance (ramp gradients, separation between various 
road users, provision of tactile paving at footway crossing points); 
 - Any flood risk/highway drainage matters to be detailed so that they can be considered separately by the 
MCC Flood Risk Team; 
 - Details of any boundary treatments (for assessment of visibility to all road users); 
 - Details of any external lighting so its impact on the highway can be assessed. 
·         Based on the location and the lack of on-site car parking, the site is not anticipated to generate any 
vehicle trips, with the exception of the occasional vehicles utilising the provided disabled bays. Therefore, 
undertaking a trip generation analysis is not considered necessary; OK 

·         Illustrate vehicular movements at the site through the use of swept path analysis and provide details 
of the waste servicing arrangements; OK and in particular where waste will be collected from and how it will 
be transported to/from that collection point. 
 

Develop any site access drawings to illustrate the general arrangement design of the access junction(s), 
including visibility splays; OK and 

Produce a comprehensive Transport Statement report detailing the findings of the above and Master 
planning inputs. OK 

  
Framework Travel Plan [FTP] 
·         Consider the national and local transport-related policy documentation; 
·         Undertake an assessment of the accessibility of the site by sustainable modes, to include an 
assessment of bus, cycling and pedestrian facilities surrounding the site; 
·         Provide details of the development proposals; 
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·         Identify a range of initiatives for inclusion within the travel plan, to encourage travel by more 
sustainable modes including car sharing, by public transport, bicycle and on foot, and to reduce the need to 
travel; 
·         Provide details of how the travel plan will be managed, outlining the role of the Travel Plan 
Coordinator and stakeholders; 
·         Outline the aim, objectives and targets for the travel plan; 
·         Provide an action plan and marketing strategy to support the implementation of the travel plan at the 
site; and 

·         Summarise all of the above within a framework travel plan report. ALL ABOVE OK 

 

Best Wishes 

 

Leanne Chapman,  
Assistant Engineer (Mon-Thurs) 
Highways Development Control 

Highways Service, Growth and Neighbourhoods Directorate 

 

Office: 0161 277 5925 

Internal: 45925 

Mobile: 07971384481 

 

Email:  l.chapman@manchester.gov.uk 

Web: http://www.manchester.gov.uk 

 

POSTAL ADDRESS: Manchester City Council, The Highways Service, PO Box 532, Town Hall, Manchester, M60 2LA 

 

(Please note due to Covid-19 working from home until further notice) 

 
The linked 
image cannot 
be d isplayed.  
The file may  
have been 
mov ed, 
renamed, or  
deleted. 

Verify that  
the link 
points to the  
correct file  
and location. 

____________________ 

 

**PLEASE NOTE: In light of the COVID-19 situation I am currently working from home - please bear with me in 

responding to your email. ** 
To help protect your privacy, Microsoft Office prevented automatic download of this picture from the  
Internet.

 
It's easier to request a service or report a problem online at www.manchester.gov.uk/youraccount 
- No need to provide your details every time 

- Access services 24 hours a day with no need to queue 

- Track the progress of your enquiry 

- Access information about services in your area 

 

 

On Wed, 16 Sep 2020 at 14:55, Neil Bayliss-Rowe <n.bayliss-rowe@manchester.gov.uk> wrote: 

---------- Forwarded message --------- 

From: Vassil Pavlov <VassilPavlov@hydrock.com> 

Date: Wed, 16 Sep 2020 at 14:46 

Subject: [Hydrock: 16481-TMBI] C-16481 Back of Ancoats Plot B - Scope of Assessment 

To: n.bayliss-rowe@manchester.gov.uk <n.bayliss-rowe@manchester.gov.uk> 

Cc: Sam Denby <SamDenby@hydrock.com>, ian.knight@mcrlife.co.uk <ian.knight@mcrlife.co.uk> 

 

Afternoon Neil, 
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I hope you are well. 

  

I am writing to you regarding a proposed residential development in Ancoats, Manchester, which I understand you 

are familiar with.   

  

This email is looking to scope out a Transport Statement [TS] and Framework Travel Plan [FTP] in support of the 

proposals, which are for a total of 105 dwellings along with ancillary commercial and amenity space, with access 

taken off Poland Street.  The scheme is known as Plot B and is to be the latest addition to the Ancoats residential 

neighbourhood within walking distance of Manchester city centre.  As part of the proposals, 2 disabled car parking 

spaces are to be provided at ground level. 

  

Please find the location of the site shown below along with the latest provisional ground floor plan 

attached.  Please note this is open to change. 

  

 

  

The following sets out our envisaged scope of assessment. 

  

Transport Statement [TS] 

 Comment on the background / history of the site; 

 Provide a full description of the local highway network and existing conditions including analysis of the most 

recent five-year accident record as obtained from Crashmap. 

 Consider the national and local transport-related policy documentation; 
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 Undertake an assessment of the accessibility of the site by sustainable modes, to include an assessment of 

the pedestrian, cycling, bus and rail facilities surrounding the site; 

 Provide details of the development proposals;  

 Based on the location and the lack of on-site car parking, the site is not anticipated to generate any vehicle 

trips, with the exception of the occasional vehicles utilising the provided disabled bays.  Therefore, 

undertaking a trip generation analysis is not considered necessary; 

Can you please confirm if this is acceptable in principle? 

 Illustrate vehicular movements at the site through the use of swept path analysis and provide details of the 

waste servicing arrangements; 

 Develop any site access drawings to illustrate the general arrangement design of the access junction(s), 

including visibility splays; and 

 Produce a comprehensive Transport Statement report detailing the findings of the above and 

Masterplanning inputs.  

  

Framework Travel Plan [FTP] 

 Consider the national and local transport-related policy documentation; 

 Undertake an assessment of the accessibility of the site by sustainable modes, to include an assessment of 

bus, cycling and pedestrian facilities surrounding the site; 

 Provide details of the development proposals; 

 Identify a range of initiatives for inclusion within the travel plan, to encourage travel by more sustainable 

modes including car sharing, by public transport, bicycle and on foot, and to reduce the need to travel; 

 Provide details of how the travel plan will be managed, outlining the role of the Travel Plan Coordinator and 

stakeholders; 

 Outline the aim, objectives and targets for the travel plan; 

 Provide an action plan and marketing strategy to support the implementation of the travel plan at the site; 

and 

 Summarise all of the above within a framework travel plan report. 

  

I would be most grateful if you can confirm if the above scope is appropriate for the scale of development and if 

there are any additional elements you would require us to consider at this stage.  

   

Many thanks for your assistance and please feel free to get in touch if you have any queries. 

  

Kind regards 

  

Vassil Pavlov BEng (Hons) MSc MCIHT 
Consultant | Transportation 

  

Following government advice, I am currently working from home. If we need to speak, please call me on my mobile or alternatively drop me a line 
and I’ll get straight back to you. For wider information on working with Hydrock during COVID-19 please visit hydrock.com/coronavirus.  



5

  

Hydrock 

Northern Assurance Buildings, 9-21 Princess St, Albert Square, Manchester M2 4DN 

  

Tel: (0161) 804 5550      Internal Ext: 5004 

Mobile: 07593688461 

Email: VassilPavlov@hydrock.com 

  

hydrock.com  

  

       

Six consecutive years in the ‘Sunday Times 100 Best Companies to Work For’ listing, and winner of the NCE100 ‘Health and Wellbeing Leader of 
the Year’ award, 2019. 

   

 

Hydrock Consultants Limited, company number 3118932 and Hydrock NMC Limited, company number 05579646, are subsidiaries of Hydrock 
Group Limited, company number 6644687, registered in England and Wales at Over Court Barns, Over Lane, Almondsbury, Bristol, BS32 4DF.   

Before printing this e-mail, please think about the environment. 

Disclaimer: The information in this e-mail is confidential and may be read, copied or used only by the intended recipients. If you are not the 
intended recipient you are hereby notified that any perusal, use, distribution, copying or disclosure is strictly prohibited. If you have received this e-
mail in error please advise us immediately by return e-mail at bristol@hydrock.com and delete the e-mail document without making a copy. Whilst 
every effort has been made to ensure this email is virus free, no responsibility is accepted for loss or damage arising from viruses or changes 
made to this message after it was sent. 

  

 

********************************************************************** 

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. If you have received this 

email in error please notify the system manager. The full text of the Council's email disclaimer is available at www.manchester.gov.uk/emaildisclaimer. 

Your personal data is very important to us. Please refer to our privacy notice at www.manchester.gov.uk/privacy for further information.  

This footnote also confirms that this email message has been swept for the presence of computer viruses. 

********************************************************************** 
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Appendix B Accessibility Figures  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Date

By

Checked

Status

Drawing TitleProject Title

Manchester Life, Plot B
Accessibility: 2km Walking 

Catchment 30.09.2020

SG

SD

-

Rev Description Date By Drawing No.

APPENDIX B

Figure
1

Data CC-By-SA by OpenStreetMap

-

-

-

-

-

-

-

-

-

-

-

-
-

-
-

-

-

-

-

-

N

Job Number

C16481

Scale
NTS

SITE

Manchester Piccadilly Railway Station 
Manchester Oxford Road 

Railway Station 

Manchester City Centre

Holt Town Metrolink Stop

New Islington

Collyhurst

Green Quarter

A57

A6010

Ardwick

Ancoats

Strangeways

Manchester Fort

Shudehill Metrolink Stop



Date

By

Checked

Status

Drawing TitleProject Title

Manchester Life, Plot B
Accessibility: 5km Cycling 

Catchment 30.09.2020

SG

SG

-

Rev Description Date By Drawing No.

APPENDIX B

Figure
2

Data CC-By-SA by OpenStreetMap

-

-

-

-

-

-

-

-

-

-

-

-
-

-
-

-

-

-

-

-

N

M60

Job Number

C16481

Scale
NTS

National Cycle Route 55

National Cycle Route 6

National Cycle Route 66

National Cycle Route 60
National Cycle Route 6

SITE

Cheetham Hill 

Salford Quays 

Manchester Piccadilly Railway Station 

Longsight

Hulme 

Pomona Island Metrolink Stop 

Collyhurst

Beswick

Strangeways

Edge Lane Metrolink Stop



Date

By

Checked

Status

Drawing TitleProject Title

Manchester Life, Plot B 
Accessibility: 60minute Public 

Transport Catchment 30.09.2020

SG

SD

-

Rev Description Date By Drawing No.

APPENDIX B

Figure
3

Data CC-By-SA by OpenStreetMap

-

-

-

-

-

-

-

-

-

-

-

-
-

-
-

-

-

-

-

-

N

SITE

Job Number

C16481

Scale
NTS

Wigan

Bolton

Ramsbottom

Bury

Rochdale

Huddersfield

Rawtenstall
Todmorden

Uppermill

Ashton-under-Lyne

Stockport

Macclesfield 

Wilmslow 

Altrincham
Warrington

Liverpool 

Leigh 



 

Back of Ancoats – Eliza Yard| Manchester Life Development Company 2 Ltd.  | Transport Statement | 16481-HYD-XX-XX-RP-TP-4001-P3 | 27 April 2021 36 

Appendix C Proposed Site Layout  
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Appendix D Proposed Site Access Visibility Splays  
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Appendix E Swept Path Analysis Drawing - Large 
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