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1. Introduction 

 

Real Planning has been appointed to prepare a highway assessment to 

accompany a planning application for a proposed new dwelling and 

improved access at Pentlands, The Green, Rossett. 

 

This report provides a highways development control assessment of 

the traffic safety aspects of the existing and improved access and forms 

supplementary information to assist in obtaining planning permission. 
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2. Existing Site Layout  

 

The site is located on the B5102 Holt Road; a classified highway 

subject to a 20-mph speed limit across the site access. 

 

The existing site consists of a single detached dwelling with associated  

off road parking provision at the front of the property. 

 

The existing site access is 3.2m wide and is gated 3.8m from the  

carriageway way edge. The whole area is hard surfaced in a  

bituminous material.  

 

To the north east of the access there is a low boundary wall with a high  

conifer hedge growing behind it on land belonging to the applicant. 

 

To the south west of the access there is the low boundary wall with high  

trees/hedges growing behind it. The wall and hedge are  

approximately 1.4m behind the kerb edge. There is also a telegraph  

pole and street name plate positioned on the footway along the front 

boundary of the site.   
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When exiting the access there is limited visibility in both directions.  

The images below demonstrate the poor visibility of the extant access 

in both directions. 

 

  
Visibility to the north east from 2.4m ‘X’ distance 

Visibility in a north easterly direction from a 2.4m ‘x’ distance is limited  

to approximately 10m to the nearside edge of the adjoining  

carriageway. 

 

  
Visibility to the south west from 2.4m ‘X’ distance 

 

Visibility in a south westerly direction from a 2.4m ‘x’ distance is limited  

to approximately 7m to the nearside edge of the adjoining carriageway. 
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There is also limited access awareness for drivers approaching the site 

from either direction as shown in the images below 

 

        

  

Visibility at the existing access is therefore well below current design 

standards. 

 

There are a set of gates at the existing access located just 3.8m from 

the edge of the carriageway; driveway gates within 5m of the 

carriageway edge are not normally supported by highway development 

control officers as they potentially lead to vehicles stopping on the 

highway to close / open them. 

 

Despite the apparent substandard nature of the access, examination of 

the crash map accident record at Appendix A indicates not a single 

recorded injury accident anywhere near the site on the B5102 within 

the last 22 years.   

 

The road is therefore demonstrated to be inherently safe despite the 

shortfall in visibility at the existing access. 
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3. Development proposals 

 

It is proposed to construct a new dwelling within the site with adequate 

parking provision for two dwellings and a significantly improved access 

which would be shared. 

  

Adequate car parking spaces will be provided within the curtilage of the 

site to serve both the existing and proposed dwellings; each space will 

have adequate turning and manoeuvrability in accordance with 

supplement planning guidance requirements in order that vehicles may 

enter and leave the site in a forward direction.  The attached plan 

shown in Appendix D demonstrates the provision of 4 parking spaces 

for the existing dwelling, 2 spaces for the proposed dwelling and an 

adequate shared turning facility 

 

An improved access will be created by relocating the existing access 

3m to south west. The new access will be 5m wide.  Further 

improvement will be achieved by removing all trees and hedges that 

currently obstruct visibility across the site boundary and by removing 

the existing vehicular gates. All improvements can be achieved using 

land under the applicant’s control. 

 

By relocating the existing access, increasing the width and removing 

the trees /hedges currently obstructing visibility it is possible to achieve 

significant and lasting improvement to visibility splays at the access.  

 

To the north east visibility will more than double in length from 7m to 

approximately 19m to the nearside wheel track (as permitted in MfS 2) 

as demonstrated on the attached plan (Appendix C) 
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To the south west the removal of the trees/ hedges will allow for the 

envelope of visibility to increase such that the whole of the junction of 

B5102 Holt Road and the B5445 Chester Road will be visible on exit. 

 

Although there is a telegraph pole within the visibility splay, it has no 

detrimental impact on the visibility at the access as the whole of the 

junction remains clearly visible and consequently any approaching 

vehicle can clearly be seen. 

 

The removal of the trees will also enable much improved visibility for, 

and of pedestrians using the public Right of Way immediately adjacent 

to the site. 

 

Full pedestrian visibility will be achieved at the new, improved access. 

 

Removal of the hedges/trees will not only allow significantly increased 

visibility from the existing access but will also greatly improve access 

awareness for drivers approaching the site from either direction 

meaning that the access will be far more visible, as will any emerging 

vehicle from the site. 

 

It is also proposed to remove the existing gates, with no new vehicular 

gates or enclosures proposed across the access. This will be an 

improvement on the existing situation; driveway gates on a classified 

road are generally not permitted for new dwellings due to the likelihood 

that a vehicle may have to stop on the highway while the gates are 

opened or closed. 

 

The new access will be created between low (0.5m maximum height) 

boundary walls.  An ACO drain will be constructed between the site 

access and the footway to ensure that no water will discharge onto the 

highway from the private drive. 
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These improvements are all detailed on the attached plan at Appendix 

C. 
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4. Compliance with Welsh Government Guidance TAN 18  

 

The existing access at Pentlands has visibility splays measuring 2.4 m 

x 7m to the north east and 2.4m x 10mm to the south west. Both splays 

are well below Welsh Government recommendations for a 20-mph 

speed limit.   

 

By removing obstructions to visibility along the site boundary, moving 

the access 3m to the south west and also widening the access to 4.8m, 

it is possible to achieve splays of 2.4m x 19m to the north east and 

2.4m x 25m to the south west providing visibility across the whole of the 

B5445 /B5102 junction. 

 

To the north east visibility increases from 7m to 16m and to the south 

west from 10m to 25m.  These are significant improvements to visibility 

which will provide significant improvements to highway safety. 

 

Visibility for, and of pedestrians using the footway across the site 

boundary will be greatly enhanced. 

 

Access awareness for all drivers approaching from either direction will 

be greatly enhanced. 

 

The removal of the existing gates will reduce the likelihood of vehicles 

having to wait / stop on the highway to open/ shut gates. 

 

Welsh Government guidance provided within Chapter 9 Annex B 

Paragraph B.11 of TAN 18 states that: 

 

Where planning applications are submitted within an existing 

development site and served by an existing substandard access, 

there should be scope for a limited redevelopment that 
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incorporated a substantial access improvement, even though the 

improved access would still be below standard, 

 

The proposed improvements to the access at Pentlands complies with 

the requirements of Chapter 9 Annex B Paragraph B.11 of TAN 18. 

 

The merits of paragraph B.11 have been tested at Appeal.  A copy of 

an appeal decision for a site on Bryn Estyn Road, Wrexham is included 

at Appendix B.  The original planning application was refused by WCBC 

Planning Committee who agreed with the highway department’s 

assessment that the proposed access was substandard.   

 

However, at appeal the Planning Inspector made the following 

comments regarding the access: 

 

‘More telling, however, is the fact that the existing access to no. 22 is 

significantly substandard, as the Council fully recognises. Visibility to 

the east is 25m but only 4m to the west, where it is restricted by fencing 

to no.20.  The proposed access, albeit to serve two dwellings rather 

than one, would be a significant improvement over that currently in 

use.  There is no evidence that the existing access has caused 

highway safety issues.  Even so I consider that the improved access 

would be a material gain, sufficient to offset the visibility 

deficiency identified’  

 

Paragraph B.11 relating to visibility improvements has therefore been 

tested at appeal and is of material significance to this application.  
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5. Conclusion 

 

 Pentlands has an existing access which suffers from substandard 

visibility which could potentially cause highway safety issues on the 

adjoining B5102 classified highway. 

 The existing boundary hedge and trees restrict visibility from the 

existing access. 

 The proposed new access layout will greatly improve safety on the 

highway through implementing significant improvements to visibility for 

vehicles leaving the site. 

 The removal of the boundary hedge will result in the drivers of 

approaching vehicles on the B5102 having far greater awareness of the 

presence of an access into Pentlands. 

 The access will be widened to allow for the simultaneous passage of 

vehicles which will reduce likelihood of cars having to wait /stop on the 

highway. 

 The removal of the existing gates will reduce the likelihood of vehicles 

having to wait / stop on the highway to open/shut gates. 

 Welsh Government advice in TAN 18 paragraph B.11 is flexible in its 

approach to visibility at existing accesses where access improvements 

can be made. 

 A Welsh Government Planning Inspector has accepted the principles of 

Para B11 TAN 18 at an appeal within the Wrexham County Borough 

recognising that improvements to an existing substandard access 

would be a material gain that is sufficient to offset a shortfall in visibility.  

 

Given the significant highway safety benefits achievable from the 

proposed access improvements being presented as part of the 

development proposals at Pentlands, there can be no justifiable 

objections to the proposal on highway grounds and the proposals are in 

accordance with local and national highways policy. 
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6. APPENDICES 

 

 

 

APPENDIX A 

  

 



          

 

 

 

 

CRASHMAP PLAN   - B5102 HOLT ROAD ROSSETT
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