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Relevant Site History 

Planning Application P/2019/0366 for a change of use of vacant retail premises to a surgery / 

dispensary was granted permission on 12/11/2019.  A copy of the permission is attached at 

Appendix A. 

A second planning application P/2022/0606 for a change of use from Market Garden Centre to 

Doctors Dispensary was submitted on 29/06/2022.  This was refused by planning solely on highway 

grounds.  A copy of that decision is attached at Appendix B 

 A further application P/2023/0326 was made for the change of use from Market Garden Centre to 

Doctors Dispensary on 12/06/2023.  The highway officer has made a number of comments 

requesting further information.  A copy of the highway officers’ comments is attached at Appendix C 

Site assessment 

The site has an existing access onto the B5069 Station Road; a classified highway subject to a 20-mph 

speed limit for which Welsh Government guidelines Manual for Streets recommend visibility splays 

measuring 2.4 x 25m in both directions. 

I concur with the highway officer’s assessment that visibility splays measuring 2.4 x 13m to the SW 

and 2.4 x 10m to the NE are achievable from the current site access.   

There is no footway across the site frontage or within the site itself.  There is no lined or kerbed 

delineation on site indicating the point of access / egress to and from the site.  

A plan submitted with application P/2023/0326 demonstrated some improvement to visibility, to 

footway provision and formalised the point of access. However, these were not deemed adequate 

by the highway officer. 

Some concerns were also raised about the level of parking provided within the site. 

Revised proposals  

The submitted plan ref 22 CON 037 B1 rev C demonstrates that visibility splays measuring 2.4 x 25m 

to the south west to a point 0.5m off the kerb edge is achievable.   

Relevant guidance regrading visibility splays can be found on page 78 Paragraph 10.5.3 within 

Manual for Streets 2 

 

This states that the use of the nearside kerb edge as a reference point is done purely for simplicity; a 

more accurate position would be the vehicle wheel track.  



  

In this instance the only vehicles in the nearside lane approaching from the south west would 

effectively be overtaking using the wrong side of the road; so, the use of nearside wheel track at 

0.5m from kerb edge in a south westerly direction is more than adequate in this instance 

To the north east a splay of 2.4 x 25m is achievable to a point 1.0m off the nearside kerb edge; or in 

this instance the nearside wall edge.   

Observation of vehicles approaching from the north east clearly demonstrates that the vehicle wheel 

track is at least 1m from the wall edge. This is due to a degree of ‘wall shyness’ which tends to occur 

when vehicles are driven alongside a road with a boundary wall edge rather than kerb edges.  

Drivers are afraid to go to close to the wall and will ’shy away’ from it.  Most highway engineers will 

be aware of the existence of wall shyness.    

 

 

This is just one photograph showing the wall shyness demonstrated by every passing vehicle. Drivers 

tend to hug the white centre line and keep well away from the wall. 

There are numerous other photographs attached at appendix D which demonstrate the wheel track 

location of oncoming vehicles. Observations on site shows every vehicle taking the same line. 

The 2.4 x 25m visibility splays achievable are therefore considered to be more than adequate for the 

improved access into the development site.  

Plan ref: 22 CON 037 B1 rev C also demonstrates improved footway provision in the vicinity of the 

site. 

A footway will be constructed to a point approximately 9m to the south west of the proposed new 

access.  A kerbed radius will be formed into the site to link into an internally provided pedestrian 

route to be delineated by white lining. 

This will greatly enhance footway provision and improve pedestrian safety whilst also ensuring 

visibility splays to the south west are protected in perpetuity 

The southern footway will extend to the end of the existing pedestrian access ramp into the former 

shop - see photograph below.   



  

 

 

A crossing point with tactile paving will ensure a safe dedicated point for pedestrians to cross Station 

Road.  A drop kerb / tactile paving will be constructed on the opposite footway.  

There is no sensible reason to extend the footway beyond this as there is no footway on this side of 

the road for at least 30m. The choice of location for the crossing is governed by drop vehicle 

crossings on the opposite side of the carriageway which prevent a safe crossing point being 

provided.  The length of footway is also adequate to protect the south westerly visibility splay in 

perpetuity 

As there is no available safe point to cross Station Road to the north east of the access the provision 

of a footway would be potentially dangerous; it would encourage pedestrians to cross in the middle 

of a road junction. There will therefore be no footway or crossing point provided to the north east as 

there is no footway on the opposite side of the carriageway at this location.   

To the north east, the visibility splay will be protected by the provision of reflectorised bollards along 

the carriageway edge; this will prevent any vehicle from accessing the site at any other point than 

the new formalised access.   A scheme of white hatched markings and white lining will further 

ensure that vehicles enter the site at a fixed point; the current point of access can pretty much be 

taken from anywhere across the 15m site frontage so fixing the access location is of significant 

benefit. 

A 1.2m wide safe pedestrian route will be provided on the south easterly side of the access between 

the road and the surgery. 

A 4.8m wide access road will be delineated and a formalised turning head provided to allow for the 

turning of small delivery vehicles.  The access will utilise the existing road surface; it has been used 

for decades as access to the previous retail use at the site. There is therefore no reason or 

justification to provide an ACO drain across the site access as water has been flowing into the 

carriageway edge channel for years.  

A minimum of 20 parking spaces will be provided as demonstrated on the plan and 2 of these will be 

to mobility standard (10%); 2 additional parking spaces will be provided for 1 Laurel Cottages. 

The highway officer requested 23 spaces as it is the standard recommended by LPGN 16; however, 

the standard is a maximum standard and should not be applied as a minimum standard. WCBC have 

been to Welsh Government appeal on a number of occasions when the highway department used 



  

LPGN car parking standards as a minimum; on each occasion the Welsh Government Planning 

Inspectorate concluded that WCBC should not use the guidance as a minimum standard. 

It is noted that the surgery serves a large number of people many of whom are within walking 

distance of the site.  The site is in a fairly sustainable location.  It is therefore suggested that 20 

spaces for the both buildings is more than adequate. 

Highway response to the planning application 

The highway officer requested the following information: 

Adequate visibility splays in each direction to be protected in perpetuity 

Footway improvements at the site access and within the site 

A 4.8m wide access road. 

A turning head for small delivery vehicles. 

23 parking spaces with 10% at mobility standard 

Each of these requests has been addressed and demonstrated on the submitted plan. 

 

Further information has also been provided in respect of land ownership. 

The paddock access is to be retained as shown on the car parking plan; it is used by the owners of 

Westview Cottage who will also retain access into the rear of their property.  

There are no current plans for the workshops; any future proposals will require a planning 

application which will give the highway officer a degree of control should there be any highway 

concerns. 

The applicant is willing to enter into any relevant highway agreement to work on the adopted 

footway should planning permission be granted. 

A bin store has been shown on the submitted plan.  

All the issues raised by the highways officer have therefore been addressed. 

Further information in support of the Application 

The existing planning permission (P/2019/0366) at the site shown at Appendix A required the 

development to be carried out in strict accordance with approved drawings. The approved plan is 

shown at Appendix E. 

Despite the highway officers’ response to that application, the plan shows no access improvements, 

no footway improvements and no visibility improvements.  

This effectively means that the surgery could operate with none of the improvements requested by 

the highway officer.   

The current application site has a permitted retail use which could also reopen as a shop without any 

need for a further planning application. 



  

Were the retail use and the surgery to operate together with the existing substandard access then it 

may well cause highway safety issues in and around the site.  

The improved access proposals offered by the current application therefore offer a hugely significant 

highway safety benefit by providing visibility splays and footways, alongside parking and access 

improvements.   It would be unreasonable for any highway officer to object to such significant 

improvements to highway safety. 

In the unlikely event that the highway officer isn’t entirely satisfied with the proposals then it may 

be useful to consider the contents of Welsh Government guidance TAN 18 Chapter 9 Annex B 

paragraph B.11 which states that ‘where development sites are served by an existing substandard 

access, there should be scope for a limited redevelopment that incorporated a substantial access 

improvement, even though the improved access would still be below standard’ 

That paragraph alone should give the highway officer more than enough justification to support the 

application 

Conclusion 

The submitted plans address all concerns raised by the highway department. 

The access will be significantly improved to ensure that visibility from the site meets highway 

recommendations.   

Footway improvements will be provided along the highway edge and internally within the site 

Parking is in accordance WCBC PGN 16. 

A turning head for the occasional delivery vehicle will be included in the design. 

A bin store will be provided as requested. 

A cycle store will be provided as recommended by LPGN 16 

There is therefore no justifiable reason for the highway department to object to the application.  
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APPENDIX A  - PLANNING DECISION NOTICE P/2019/0366 

 

 

 



  

 

 

 



  

APPENDIX B - PLANNING DECISION P/2022/0606



  

 

 



  

APPENDIX C - HIGHWAY OFFICER COMMENTS P/2023/0326

 



  

 



  

 

 



  

 



  

APPENDIX D - APPROACHING VEHICLES – WALL SHYNESS 

 

 

 

 



  

 

  

 

 

 

 

 

 



  

APPENDIX E - APPROVED SITE PLAN P/2019/0366 

 

 

 

 

 

 

 

 

 

 

 


