
 
 

 

MEMORANDUM 

 

 

________________________________________________________________________________ 

 
From: Chief Officer, Environment & Technical 

 
To: 
FAO: 

Chief Officer Economy & Planning  
Matthew Phillips 

Our Ref: ET/DC/MM/DB/P/2023/0593 Your Ref: 
 

P/2023/0593 

Date: 7th December 2023   

___________________________________________________________________________________ 

 
Land At, Lower Berse Farm, Bersham, Wrexham, LL14 4HP. 
Outline application seeking planning permission for the erection of 1520 dwellings plus 
associated roads, open space, community facilities, a site for a primary school and a 
wastewater treatment plant (if necessary) (all matters reserved except access).   
 
Further to the planning submission validated on 4th September 2023 in respect of the above, we 
comment as follows (please note the comments pertain to the Transport Assessment document 
‘210187 Wrexham Transport Assessment_17.08.23 uploaded to the Wrexham Planning Portal 19th 
September 2023):  
 
The outline application (P/2023/0593) is for the erection of 1,520 dwellings plus associated roads, 
open space, community facilities, a site for a primary school and a wastewater treatment plant (if 
necessary) (all matters reserved except access). The scale of the proposed primary school and 
community facilities is not specified in the Transport Assessment (TA).  
 
Planning Policy 
The current adopted development plan is the Wrexham Unitary Development Plan (UDP),  
1996 and 2011, its general policies remain in place. Development is not anticipated at the site within 
current local planning policy.  
 
The site is identified for development within the emerging Wrexham Local Development Plan 2013- 
2018, which remains unadopted at the time of this review. The site is designated for development as 
‘Key Strategic Site 1’ for 1,500 dwellings. The Draft Plan notes however that the capacity of A483 
Junction 4 is a significant constraint requiring infrastructure improvement. The Draft plan states that 
400 units could be delivered on the site following completion of works to Junction 4. (Previously 200 
units?) The remainder of housing on the site is anticipated for a future plan period beyond 2028. 
 
Transport Implementation Strategy (TIS) 
A TIS is provided which sets indicative mode share targets for future residents of the development 
site. The developer proposes to undertake travel surveys at 30% occupation of the site to monitor 
travel behaviour and employ / fund Travel Plan Co-Ordinators (TPCs) to implement sustainable 
transport measures to ensure modal split targets are met. The measures specified are focussed on 
raising awareness of public transport and cycle routes and publicising lift share services. Monitoring 
is proposed to take place for 5 years. The developer suggests these measures may be secured via 
a planning condition. 
 
The provision of new sustainable travel infrastructure does not form part of the TIS. 
 

 



 
 
Access 
Site access is proposed as follows: 
 

 The A525 Ruthin Road / A5152 signalised T-junction will be upgraded to provide a 4-arm 
signalised crossroads with the proposed site access forming the southern arm. 

 A priority ghost island junction with A525 Ruthin Road around 60m east of the junction with 
Berse Lane (which will be closed to traffic as part of proposals). The junction has the ability 
to be upgraded to a four-arm roundabout as part of the Western Gateway scheme. 

 A priority T-junction along Bersham Road, approximately 450m to the west of the existing 
junction with Homestead Lane. 

 A priority T-junction will be provided along Bersham Road, approximately 190m to the west 
of the junction with Homestead Lane. 

 The 30mph traffic speed limit along the A525 Ruthin Road will be extended approximately 
445m to the west of the existing location. The entirety of Berse Lane will also be reduced 
from 50mph to 30mph. All proposed accesses will therefore be along a road with a 
mandatory speed limit of 30mph. 

 
The following active travel measures are proposed. 
 

 Shared footways/cycleways along the site’s frontage to the A525 Ruthin Road and to 
Bersham Road. Footway widening will be provided at the Bersham Road / Homestead Lane 
junction and a pedestrian crossing including dropped kerbs and tactile paving at the western 
arm of the junction.   
 

It is recommended that before the proposed highway changes can be accepted a Stage 1 Road 
Safety Audit and WCHAR (Walking, Cycling and Horse-Riding Assessment & Review) is required in 
addition to the receipt of swept path analysis drawings demonstrating that the designs are 
acceptable. The design should be in accordance with Wrexham Council design standards. Shared 
use paths should be 3m minimum width. The Applicant should liaise with Wrexham Council's Active 
Travel officer to discuss and agree active travel measures. Highway works will be secured by 
Section 278. 
 
 
Parking 
As the application is in outline no details on parking are provided, the Applicant states these will be 
developed in accordance with WCBC’ s standards, LPGN16e. 
 
 
Public Transport  
The site is not well served by public transport. The nearest bus stops on Croesnewydd Road are 
served by only 3 services per day. The next closest stops are located around 1km from the site on 
the A5152. 
 
Wrexham train station is located around 2km away, which would be outside of a reasonable walking 
distance for some (around 25 minutes) although the station is within a reasonable cycle distance. 
 
For a development of this scale it is a concern that there is no public transport strategy provided 
with the application. It is strongly recommended that the Applicant liaise with Wrexham’s Active 
Transport Lead Officer, Gwen Thomas and subsequently develop a strategy containing tangible 
measures, both in design and provision of a commuted sum, which will improve access to public 
transport for future residents to make this a realistic mode choice for everyday journeys.  
 
 
 



 
Active Travel 
The Applicant has provided isochrone plans to demonstrate journey distances by walking and 
cycling from the site. There is no analysis of the available pedestrian and cycle infrastructure in the 
vicinity of the site to achieve these journeys in a safe manner. Nor how the proposed pedestrian 
facilities at the site access junctions conveniently connect to any existing facilities. Improvement of 
active travel routes beyond the site boundary to link to schools and retail/commercial facilities in the 
town. 
 
For example, there is an existing pedestrian footway cycleway to the north of the site on Ruthin 
Road. There is no footway on the southern side as existing. The Applicant only proposes a new 
footway along the site frontage, there is no connection proposed on the southern side eastwards at 
Homestead Lane and crossing facilities there. There are no footways currently on Berse Lane, the 
Applicant proposes a new footway for a short distance along it on one side despite it appearing that 
dwelling frontages will be provided along almost its entire length. At Bersham Road there is only a 
narrow footway existing on the southern side and no provision on the northern side, a new footway 
is proposed by the developer on the northern side. 
 
The Welsh government published Active Travel Maps ( https://datamap.gov.wales/maps/active-
travel-network-maps/) indicate that there is a network of proposed footway / cycleways in the vicinity 
of the site. 
 
The Applicant should liaise with the Wrexham Active travel team and develop an active travel 
strategy for the site which can demonstrate how the development will connect into existing / 
improved infrastructure for convenient and safe active travel. The contact for this is Gwen Thomas 
available at gwen.thomas@wrexham.gov.uk 
 
The Applicant should liaise with Wrexham's Street Lighting Team with regards to implementing 
street lighting required for the safety of pedestrians & cyclists.  
 
 
Public Rights of Way 
A number of Public Rights of way and a public bridleway cross the site. The routes of these are 
maintained via a network of mainly off street cycleways and footways.  The Applicant should liaise 
with the Wrexham PRoW officer on requirements for maintaining these routes.  
 
 
Modelling 
It is noted that the application will result in development traffic routing onto the A483 through 
Junction 4. It is likely that NMWTRA will review and comment on the planning application as 
managers of the Welsh Government’s strategic Road Network. It is recommended that a joint 
meeting is held between Wrexham (as Highway Authority), NMWTRA (as Trunk Road Agent) and 
the Applicant to co-ordinate efforts to determine the impact of the development on both the trunk 
road and local road network. Agreement of common assessment parameters and methodologies, if 
possible, between all parties could assist in a more efficient process for all involved.  
 
Modelled area. 
The Applicant has undertaken turning count and queue traffic surveys at the following locations in 
November 2022: 
 

 A525 Ruthin Road / Croesnewydd Road Signal Junction;  

 A525 Ruthin Road / Berse Lane Priority Junction;  

 Bersham Road / Berse Lane Priority Junction;  

 B5098 / Vicarage Hill Priority Junction;  

 A5152 Ruabon Road / A525 Ruthin Road Priority Junction;  

 A525 Ruthin Road / A5152 Signalised Crossroads;  

https://datamap.gov.wales/maps/active-travel-network-maps/
https://datamap.gov.wales/maps/active-travel-network-maps/


 
 Croesnewydd Road / Rhyd Broughton Lane / Wrexham Maelor Hospital Access Priority 

Roundabout;  

 Berse Road / Rhyd Broughton Lane Priority Roundabout; 

 A525 Ruthin Road / Heritage Way Priority Junction; and  

 Junction 4 of the A483. 
 

 
 
Assessment Year & Committed Development 
A single assessment year of the 2028 (end of local plan period) is provided when it is stated that the 
development would be completed. The Applicant uses NTM and Tempro to account for growth 
which is acceptable. In addition to this the Applicant takes account of the following committed 
developments: 
 

 112 dwellings along Gatewen Road (LPA Ref: P/2021/0955);  

 70 dwellings along Heritage Way (LPA Ref: PP/2021/0255);  

 189 dwellings along Main Road (LPA Ref: 2021/0135);  

 455 dwellings along Chain Road (LPA Ref: P/2019/0923) – application pending; 

 450 dwellings at Brymbo Park (LPA Ref: P/2019/0546) – appeal pending.  

 Western Gateway Employment Site (LPA Ref: P/2014/0665). 
 
 
Consultation with Wrexham Planning has highlighted the Applicant should also consider the 
following sites as committed development:  
 

 90 dwellings at Plas Coch (LPA Ref: P/2021/0094)  and; 

 Wrexham Stadium (LPA Ref: P/2022/0725) 
 
 
 
Trip Rates 
The Applicant states that the residential vehicle trip rates proposed are sourced from ‘the Council’s 
Consultant report’. We are at present unaware of what report this refers to. The vehicular trip rates 
the Applicant has provided are substantially lower than for other similar developments in Wrexham. 
The Applicant should undertake a person trip generation assessment in TRICs using sites with 
similar accessibility, location and scale to that proposed and using a modal split from local evidence. 
For an application of this scale typically a multi modal trip generation assessment would be provided 
with evidence of how the trips can be accommodated on each mode. Such evidence has not been 
provided by the Applicant. 
 
A local centre is proposed within the development site with frontage along Ruthin Road. The floor 
area of this is not specified. The planning statement which accompanies the application states that 
the local centre due to its location is intended also to serve those living and working outside the 
development site as well as those within it. However, the mix of uses proposed at present is not 
known but would likely include shops, community facilities and a public house. We consider it likely 
therefore that the local centre would attract trips from outside the development site itself. The 
Applicant should take account of this in the trip generation, distribution and modelling assessment. 
 
A primary school is proposed to the east of the site intended to serve local residents. It is accepted 
that trips to this would largely be internal. However staff and servicing traffic from beynd the 
development should be considered. 
 
 
 
 



 
Trip Distribution 
Trip distribution has been undertaken using 2011 Census ‘Travel to ‘Work’ Data. The 2021 Census 
was undertaken during Covid travel restrictions and therefore 2011 is accepted. 
 
The internal road network and new site accesses will cause a redistribution of existing traffic. Two 
new north – south road connections will be provided between Ruthin Road and Bersham Road. The 
applicant has accounted for this by redistributing all existing traffic on Berse Road to the new road 
network. This is accepted, notwithstanding this however there will be through traffic on Homestead 
Lane which may also divert to the new network and consideration of these should be made by the 
applicant. 
 
Ideally a traffic model capable of assignment should be used by the Applicant to identify traffic 
redistribution patterns. The Applicant should provide details of the routing assumptions provided for 
the Census distribution methodology. 
 
 
 
Highway Impact- Model Results 
It is recommended that the Applicant issue the models used in this assessment for review along 
with plans showing the geometries and dimensions inputted into the models. The commentary 
below is based upon the model results and interpretation as provided in the Transport Assessment 
and is not our interpretation of the results. 
 

No Junction Comment 

1 Proposed Signalised A525 Ruthin Road 
/ Croesnewydd Road / Site Access 

Junction operates within capacity with proposed 
development in place 

2.1 Proposed North-Western Accesses 
along the A525 Ruthin Road. 
Roundabout Option 1 

Junction operates within capacity with proposed 
development in place 

2.2 Proposed North-Western Accesses 
along the A525 Ruthin Road. T Junction 
Option 2 

Junction operates within capacity with proposed 
development in place 

3 Proposed Western Priority Site Access 
along the B5099 Bersham Road Site 
Access 

Junction operates within capacity with proposed 
development in place 

4 Proposed Eastern Priority Site Access 
along the B5099 Bersham Road 

Junction operates within capacity with proposed 
development in place 

5 B5098 / Vicarage Hill Priority Junction Junction operates within capacity with proposed 
development in place 

6 Bersham Road / Victoria Rd/ Hampden 
Road Crossroads   

No modelling undertaken due to increase of 54-
56 vehicles in each peak hour 

8 A5152 Ruabon Road/ A525 Ruthin 
Road Priority Junction 

Junction operates within capacity with proposed 
development in place 

9 A525 Ruthin Road / A5152 Crossroads Junction operates within capacity with proposed 
development in place 

10 Croesnewydd Road / Rhyd Broughton 
Lane / Hospital Access Priority 
Roundabout 

Junction operates wiithin capacity with proposed 
development in place 

11 B5101 Berse Road / Rhyd Broughton 
Lane Roundabout 

Junction operates wiithin capacity with proposed 
development in place 

12 Junction 4 of the A483 (no mitigation) Junction operates over its theoretical capacity with 
proposed development in place.  

13 Junction 4 of the A483 (with mitigation) Junction operates over its theoretical capacity 
with proposed development in place to a lesser 
extent than with no mitigation 



 
 
 
It is noted that the Applicant has not presented any model results based on existing traffic flow. The 
applicant should provide model runs using surveyed traffic flows and compare with observed 
queued data. Without this information it is not possible to determine how well the models reflect 
existing traffic conditions. 
 
It is noted that the Applicant does not provide a 2028 baseline assessment to compare with the ‘with 
development’ scenario. This information should be provided. 
  
The following junction assessments appear to be missing from the Transport Assessment, 
introduced in Section 8.1 but not provided in Section 8.23 onwards. These should be provided by 
the Applicant; 
 

 Ruthin Road / Berse Lane Priority Junction 

 Bersham Road / Berse Lane priority junction 
 

 
For the Bersham Road / Victoria Road/ Hampden Road Crossroads junction we consider that 
modelling should be provided. The applicant states that the development impact of 54-56 vehicles 
would not have an impact. The Applicant however has assessed other junctions with fewer 
development trips. The Applicant should provide assessment for this junction. It is noted that the 
junction has limited visibility with a ‘stop’ vehicle restriction on the Bersham Road arm. 
 
 
 
Highway Impact- A483 Junction 4 
The Applicant assesses the impact of development at A483 Junction 4 and provides a ‘with 
mitigation’ and ‘without mitigation’ scenario. The Applicant has not provided a plan of the proposed 
mitigation works to the junction.  
 
The Applicant notes that an improvement scheme at the same location was promoted by Welsh 
Government in the past but is no longer proposed. 
 
The base and with mitigation models should be provided by the Applicant for checking. A plan of the 
proposed mitigation works should be provided. A Stage 1 Road Safety Audit and WCHAR of the 
proposed scheme should be undertaken.  
 
 
 
Summary 
 
The following additional information and clarifications are requested from the Applicant, for more 
detail please review the note in its entirety: 

 A Stage 1 Road Safety Audit and WCHAR (Walking, Cycling and Horse-Riding Assessment 
& Review) is required on all proposed highway works including A483 Junction 4 in addition 
to the receipt of swept path analysis drawings demonstrating that the designs are 
acceptable. The now cancelled junction 4 improvements and Western Gateway link road 
created the level and scale of junction improvements considered necessary for a scheme of 
this size. Without these works being implemented or any similar scheme of improvement, we 
struggle to understand how the existing road network will come close to accommodating 
development of this scale   

 It is clear that at present public transport access to the site is poor. The Applicant should 
liaise with Wrexham’s Public Transport Officer and subsequently develop a strategy 



 
including tangible measures which will improve access to public transport for future residents 
to make this a realistic mode choice for everyday journeys. 

 The Applicant should liaise with the Wrexham Active Travel Officer and subsequently 
develop an active travel strategy for the site which can demonstrate how the development 
will connect into existing / improved infrastructure for convenient and safe active travel. 

 A number of Public Rights of way and a public bridleways cross the site. The routes of these 
are maintained via a network of mainly off street cycleways and footways.  The Applicant 
should liaise with the Wrexham PRoW officer on requirements for maintaining these routes. 

 It is recommended that a joint meeting is held between Wrexham (as Highway Authority), 
NMWTRA (as Trunk Road Agent) and the applicant to co-ordinate efforts to determine the 
impact of the development. Agreement of common assessment parameters and 
methodologies, if possible, between all parties could assist in a more efficient process for all 
involved. We note the WG trunk road agency’s draft response 

 Modelling should take account of the committed development sites cited in this note. 

 The vehicular trip rates the Applicant has provided are substantially lower than for other 
similar developments in Wrexham. The Applicant should undertake a person trip generation 
assessment in TRICs using sites with similar accessibility, location and scale to that 
proposed and using a modal split from local evidence. A multi modal trip generation 
assessment would be provided with evidence of how the trips can be accommodated on 
each mode. 

 The local centre will attract trips from outside the development site itself. The Applicant 
should take account of this in the trip generation, distribution and modelling assessment. 

 The Applicant should provide details of the routing assumptions provided for the Census 
distribution methodology. 

 It is recommended that the Applicant issue the models used in this assessment for review 
along with plans showing the geometries and dimensions inputted into the models. 

 It is noted that the Applicant has not presented any model results based on existing traffic 
flow. The Applicant should provide model runs using surveyed traffic flows and compare with 
observed queued data. Without this information it is not possible to determine how well the 
models reflect existing traffic conditions. 

 It is noted that the Applicant does not provide a 2028 baseline assessment to compare with 
the ‘with development’ scenario. This information should be provided by the Applicant. 

 The following junction assessment appear to be missing from the Transport Assessment, 
introduced in Section 8.1 but not provided in Section 8.23 onwards. These should be 
provided by the Applicant; 

o Ruthin Road / Berse Lane Priority Junction 
o Bersham Road / Berse Lane priority junction 

 Modeling should be provided for the Bersham Road / Victoria Rd/ Hampden Road 
Crossroads junction. 

 
 
 
 
Conclusion 
 
We request that planning permission is not granted at this time as there is a considerable amount 
of additional information required so the impact of the development on the network can be clearly 
determined.  
 
 
Major concerns exist over the principles that the junction 4 improvement works shown in the 
Appendix below have not been proposed as part of this development. The Ruthin Rd/A483 junction 
and Ruthin Rd would not be able to accommodate additional traffic generated by this proposal. 
 



 
The Bersham Rd B5099 is a semi rural country lane and the potential increase in the city bound 
traffic along this road, approaching the A5152 T junction is of concern.  
 
It would be beneficial for Wrexham Highways to meet with the Applicant’s transport consultant to 
discuss the points made in this note, the appraisal of a smaller number of houses, anticipated traffic 
flow movements, the suggested closing of Berse Lane and other queries raised recently.  
 
 

 

Chief Officer, Environment & Technical 
 



 
Appendix: 
 
Junction 4 and Western Gateway improvements 
 

 


