HIGHWAY ASSESSMENT

THE WILLOWS STATION ROAD

BANGORIS Y COED
WREXHAM

December 2023



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.

| 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

10.5.3 The ¥ distance represents the distance that a
driver who is about to exit from the minor arm can see to
the left and right along the main alignment. For simplicity
it has previously been measured along the nearside kerb
lire of the main arm, akthough vehicles will normally be
travelling at a distance from the kerb line. Therefore a
more acclUrate assessment of visibility splay is made by
measuring to the nearside edge of the vehicle track. The
measurement is taken from the point where this line
intersects the centreline of the minor arm (unless, as
above, there is a splitter island in the minor am).

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
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1271172079

Location of application

THE WILLOWS, STATION ROAD, BANGOR ON DEE. WREXHAM,
LL130AB

Description of appiication

CHANGE OF USE OF VACANT RETAIL PREMISES TO SURGERY /
DISPENSARY (USE CLASS D1)

In reaching this decision the Council has had regard to the relevant policies in
the Wrexham Unitary Development Plan winch are as follows -

GDP1 Development obyectives
78 Parkmg

1211

Particulars of decision that permission be GRANTED
Subject to the following:-

Condition{s)

1 The development hereby permitted shall be commenced before the
expiry of five years from the date of this permission.

2 mmumnmmnmmwu
detafts shown on the approved drawing(s) numbered SKO1, SK02 and SITO1
Revision B and as contained within the apphcation documentation



Decision
TECHNOLOGY Date 121172019

Reason(s)
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3“' To comply with section 712A (2) of the Tawn and Country Planning Act

A/

Officer for

m»mawmummnum

web sile at:




APPENDIX B - PLANNING DECISION P/2022/0606

In purznsmce of its powers ender dbe Acrs i i

am Owders referred fo below, the Coundy Wfﬂ]ﬂ"]
Borenph Comnrl sz Local Plannine TR RS 8
oy . oS —
application = secordance it i Wrecsam
parcimnlar: and plam: comprizize the
dication

Applicant MR TONY MARRIOTT Code He  BAMN PR202200605

agent EDGE ARCHITECTS MW LTD Diata Fande2032
RICHARD GRATTON Recalved
g ELDON DRINE
CAE EITHIM Declelon
ABERGELE Data 211022023
LL22 TBY

Town and Country Planning Act, 1990

Location of application

THE WILLOWS, STATION ROAD, BANGOR 15 Y COED, WREXHAM, LL132
0AB

Description of application

MEWID DEFMYDD O GANOLFAN ARDDND | FFERYLLFA DOCTORLAID J
CHAMNGE OF USE FROM MARKET GARDEM CENTRE TO DOCTORS
DISPEMSARY

In reaching this decision the Councl has had regard to the relevant policies in
the Wrexham Unitary Development Plan which are as follows:-

EC12 Development and flocd risk

ECH Biodiversity Consensation

GOP1 Development objectives

P51 Settlernent limits

P52 Development and the envinonment
T8 Parking

Particulars of decision that permission be REFUSED

Reason(s)

1. Insufficient mformation has been submitted to demonstrate vehide
muowemsents from the site or that the required wisibility can be achieved in both
directions. The develepment, in light of the information submitted, is not
considered to ensure safe wehicular access 1o and from the development site.
It would therefore fail to comply with Policy GDP1 of the Wrexham Unitary
Dewvelopment Plan and OM1 and T1 of the emenging Wrexham Local
Development Plamn.



wiexham

EAN P16 DE P AT
290852022

Applicant MR TONY MARRICTT

spent EDGE ARCHITECTS MW
LTD
RICHARD GRATTON
5 ELDON DRIVE
CAE EITHIN
AEERGELE
LL22 TRY

21022023

E[ !F[i

2. Insufficent information has besn submitted 1o cemonsirase that
wipubd Thensfore fad o comply weh Policy TE of $he Wrexham Ungany
Oewelopment Plan and Polcies DM Y and T1 o the emerging Wrexham Local
Development Par,

=

Dawid Fizsimor
Prif Swymdeg ¥r Econpmi @ Chynlanio
Chief OfMcer Economy ard Pianning

Reter 1o Siglement of Applicants Rights ard Genera! Information on ow parmirg
Wl s8R at-
hip frwwew wrexnam. gov.uuenglisniplanning portaiipublicationednfo shests nim




APPENDIX C - HIGHWAY OFFICER COMMENTS P/2023/0326

MEMORANDUM ME
WIESIM

From: Chief Offcer, Emdrorrment & Techmical To: Chief OfMcer Flanning & Reguiatony
FaQ- Gwyn Hiumphreys

Our Rel: ETCPRPI02 30328 Your Rel:  PR023032E

Date: 211D6/3023

HEWID DEFNYDD O GAMOLF AN ARDDID | FFERYLLFA DOCTORIAND | CHANGE OF USE
FROM MARKET GARDEN CENTRE TO DOCTORE DISPENSARY

THE WILLOWS STATION ROAD BANGOR 15 ¥ COED WREXHAM

iGrid Rel: E 335197 54 M 345847 &7
| refer i youT consditation | emait faed 12062023 in reepact of the above.

| previously commenten on planning appicator Tef: 220190366 - Cnange of use of vacart relal
premiseE 10 surgery / diEpensary (Class D1 LEe), which Inciuged the Tolowing comments:-

The gevelopment e is located on the BS080 Sfafion Roao which is a ciassMed mat subject i a
30moh speea Bmit

/ xisng SCCRSS M ThiS JOCanan WOl NaMmaiy be MEqUIFED [0 provide Wbl Spiays
of 2.4 x 43m i boT iRections measured 1o ME REArSICE eage of e adicining highway in
accardance with Manua! for Sreets

The subsmiTes Eyout pan only indicares e anee of e applicabon 5% (N ey buf does mat
izt e sven of land undne W apobcnnt's contral (his shouin Bo showe in b, Anseg on the
submited iayot pEn, e eNIEINg ¢ PrODOSed ACCESE WOLND ONly appesy 10 Lrovige WISy Spuays
of appravimarely 2.4 & §m i ot rections Measued Mo the NEarsias Eage which 15 nadequate,

Based on 2 previous enguiry for resigentis: development af the site, | understand Nat the appicant
&S conbo! of iand on ether Sige of the development site. Could you pleasa ask the appRcant 0
Provige The requested mTormanon e Jand under e Conrol and provide 2 MBvISsd plan

INGICATING RoW e required SPiays wil be provioed.



VIsTy from the existing © proposed acCess i mpeded i borh divechions by existing vegelsion ¢
ShrUgs, boundary walls / DINGCS, SKgNS / MITOrS. | WOLKT not be abie 10 SLDDOT SN OPCSEd
gevelopment al s Mely fo resul b any signficand increase i vedlcie movements af fe
Sevelopment site compared with fhe esisting use The propased surgery / dispensary i consaesa
ety & resull I @ significant increase In vehicle Movemenss at he ske.

The eaisIng sHe Aas Mmited footway Drovision ieading 15 the 548 from potn dVECHONS. M Oroer o
cansiter SUPEOVinG the proposed Aeveiopment, ! wolad recommend that the appicant considers
prowviding & 2m wide foolway aiong the SFe froriage in o directions TIUS could DrOviDE &
CONRUOUS Footeay N 10 the SRS footway along STanGn /oag 10 Me S0Uth WEST ang S0amanar
foolwday provisian o the north east bath of which wound prodect £ malndain visiliTy from the
CFOpOSET SCCESS aNd provide muckh Improved pedestian Tacifties fesdaing 1o the sfe The provision
H:mmmmmm wolsd be consdemd beneficla Aftemaiively,
kerpen Al Coud DE fOrmed at the ICCESS wWiTth Sultatie factie CrosSNg Bomts

The sugpesied fodtwal IMprovements wowlt FEguie ife SETNG Deck of The EXIENNg Doundary wais
of fhe properties frenting Sfation Road either 5i0e of the acCess (Subject o being unoer e control

af the appicant).

The appicant WoLd REED 10 CONSIBEr oW S8R DEOESINISN SCOESS Wi DE Drowided 10 18 opased
surgery Ezefl

The appiicand wokkd be required fo ender mlc & 5.38 7 278 agreement wikh The Councli in onder o
CONSINUCT SUCT 2 Roreay.

1 WO LD Fecoom mend [hal [he SDDNCENT DrovIRs & reviEed [y ouT plan ndieaong the above
dEaNn.

[EisaaE Y

The SUDmTTed iEyoUt DEN OPEA’S fo INQICIZE the refention of the exsting SAGE and some
workshops Couid you please ask The applicant 1o clarfy what /& progossd for these
BUMKNRGE 7 FESPSET 0T tRIE applicanen.

Wesiview Coffape S00Ears 10 A3ve &N exlsing vehicuigr §oCess af the rear of The properny nfo Me
JEVEDMENT STe COUN you please ask The applicant 10 Clariy 7 This SCCE6E IS Demg
reIE NS,

There would appear 1o be an ex)sting pasdock aree fo the rear of the Sie mmorth east) which s
CUTENTy SCCESSET IMEMAly IO the exEting SKE. COLIE yOU DIBISE 35N N DPUCINT 10 elariTy
if RIS SCCHEE IE DeIND MBISINed 10 58rVe The Padaock

Layout / Parking & Turning Provision

As gefabed abave the access would bensf from Improved visMy splays modWications fo
ERATENCE SNd DRoWEOn 5T 3 2m wide footwa).

ARy oropesed healfh cendve / wouild fal under LPGN 18 Class D7 Uise. Based on & gross
Moor ared of 200m°, the JEVEIDRMENT WOLA normaly eQuiFe 8 maximum of 10 parking
spaces THE SLOMMED \avoul pian Mdicales Me provision of 27 SDICES whICH IS consioered
acceptane.

Thess wouid SE08a( 10 DE SI0QUETe MG SEAce WIMI ME S8 10 C3%6T 10r Megium SIZed Jemvery
vehicies.



Az menfioned above, furfer Ciarication on existing FEENED ElBMents o7 the SXe Wi b requied
These may weil have Implcations in respect of SCCESS, parking ! luming provision and trafmc
pEMEration ai the BEvBIOEMEnt STE.

desis Dopos . Recooing, Doivenss

& is ImparTant that any Proposed Mn Store / compound s of adeguare 5ize / Jesipn 10 Sccommodate
the required number | lype of BIns and !5 sulfably I0CEMET It SETVE SUCh & devEDmENt & In Close
DrOXMY 5 the 33OMnG AENWaEY

! woukd recommend Mal jol CONSLR WiTh OUr WasTe STrartegy OmMoer =Cathenne
Gokghtly on Tei: §1878 T20883 io avscuss the above detal and The adequacy of any area
2fipcated 1o wasrs collacmon.

I the appication i 10 D SLDOORED, | WOLN rEcOmMmEnd Mat the appican! agaresses Me B5ues
FEISEd 300VE.

| understand that planning conGent for the above application was granted on 12/11/2019 wehaut
any signfcant aecesE Mprovements. The reguesied mformation above WaE Never

| assum™e that the surgery / Bispersary has D2er In pperation since then. Howewer, the faciity
CANTEMNY 3DPEArs 10 bE Closed.

Cument Apphcation

The gewelnpment sHe | iocated on the ES063 Sialion Road which i 2 class™Med road subjeci to 3
30mph speed Imis

&ny proposed ¢ existing accesE in this iocation would rofmally be required 19 provige Vs BpEvs
of 2 4 & £3m |n Doth directors measured to the nearside sdge o the adinining Nghway in
ascorgance whin Manuwal for Sreste.

VEDIIMY Trom Me Main 200665 § currently nadequate prowding spiays of approximatey 2.4 x 13m
10 the outh west and 2 4 ¥ 10m 10 e ROMh east Measured [ the Neatside edge

The submitted cfte [ayoul plan [Ong. ND. 22-CON-037 = B1 Rev A) indicates proposed splays or 2.4
¥ 25.5m iz the south west ang 2.4 ¥ 16.5m 1o tha north east The proposed splaye st Tal

BN Meanty Bhort IR respect of currert stardards. | would normally thersfore be unabls to
eupport any propossd developmant that le kefy to resull In any ignificant Incraass in
traffic generabon comparsd win Its previous ues.

Tne proposed MEPENEary MOng wih the prewiausly approves sevelopment (ref- P/20190366) e
COMEIORTED WERy 10 FeBUT IF 3 BIGRTICAN: INCIEase IN venisie § PEJESINan mOvements 31 the EiE
compares with e previous relall use. | would recommend that the previcuesly ralsed commsnts
:“nu-mﬂn of the sxisting / proposed levels of traffic penerabion at the



The proposed access indcated or e submitted Eyout plan 1§ 4 67 wide which & consigersd
adequate . However thie would appear 1o keave ees than Em clearance Gehing 3 of the centrally
ipcated spaces. ThiE disiance E for tuming 36 Indicated m LPGH 18, The provigion of @
continuous foobaay 3cmes the BCCERE wodid be considered Denafical Afematvely kerbed
radil owsd pe Tormed al the accesE sultabie tactile crossing points. If the iater & provided the
ErDEEInG pOinds woald reed B De ocated just nsde Me Kerb radil with the Dack edge of any fachies
forming the new exent of adoplior. The apphcant would De required to enter mbo 3 5.38 1 276
agreement wih e Counct 10 consiruct the anove.

ANy propOsed AcCEES WOLID FeQUITE @1 ACO drain of EIMIar 1 prevent prvate suface waler run-off
from Tiowing oD e adopied highway .

The submitied layout piar indicates a crossing poirt directy opposte no. 26 Station Road. IF the
applicant is unable to provids 8 continuows Tootway Wnk to the existing footway weat of The

Willowe (eame slde) then the proposed croseing pont will nesd 10 be relocated away From
the existing accese and provided with appropriate tactiies.

Farking & Tuming Provision

In tems OF parking provision. | commen: as ToROWE:-

The previous consent {ret F1201ED35E) iInciuded the provision of 15 parking spaces within the site.

LPEN 16 would normaily require 3 maximum of 10 spaces Tor Mis deveiopment (Class D1 Use =
2I6m° gfa)

The poposed develDpmen: appears o compeise 27 3m gla for which LPGMN #6 wouwd normaly
require 3 mawmurm of 13 spaces. Both devepments wgether would require @ maxmum of 23
EQSLEE.

The submited layout plar (Drg. Mo. Z2-C0N-037 = B1 Rev A) appean 1o nocate he provison of
18 BRACES INCAITING 3 BNgIE MEalied GRa0cE 3M Wite. LOGN 1€ novmially requires the provisson of
10% minimum parking 1 mobliMy standarde (2ach epace bemng 3.6m wide|. If the application e
BUppoTted and given ths naturs of e dewslopmant, | wodld recommend that parking 1e
proviged to maximum elandarde to avold any Indiscriminais parking. The above oetali has

not been provided.
It i not clear where off road parking will be prowiged for no. 1 Laure! Coitage. Furiher clarifcation
s reguired.

Could you plesss sek e applicant 1o Indicate where & medium sized dellvery vehicle wiil
turnaraend wiinin ine site curtiiags.

| Bw alt the reguested information

Supplementary Moles
The applcant s athantior ahould be dravn o terr nas, 1, 3 3, 4 & § of ma supplomantary notes,

L

i

Chis? OTfcer. Environment & Techmical



APPENDIX D - APPROACHING VEHICLES — WALL SHYNESS







APPENDIX E - APPROVED SITE PLAN P/2019/0366
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