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1. Introduction

Code Planning has been appointed to prepare a highway assessment 

to accompany a planning application for a proposed new dwelling and 

improved access at Bryn y Ffynnon, Old Road, Bwlchgwyn.

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 a planning permission.
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2. Existing Site Layout 

The site is located on the B5430 Old Road; a classified highway subject

to a 40-mph speed limit across the site access location.

The existing site consists of two detached dwellings with associated off 

road parking provision at the front of each property.

The existing site access is 7.8m wide at the carriageway edge reducing

to a width of 3.8m at a point 7m back from the edge of the

carriageway. The whole area is hard surfaced in a bituminous

material.

To the east of the access there is a boundary wall some 1.0m

high with a 1.8m high hedge /planting growing behind it on land

belonging to the neighbouring property.
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There is a further wall and boundary hedge some 30m away just east of

the dwelling known as Ivy Cottage Farm.

Hedge / wall east of Ivy Cottage Farm

This hedge and wall restrict visibility in an easterly direction.
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To the west of the access there is the last pillar of a stone boundary 

wall approximately 2m in height and a 3m high conifer boundary hedge 

along the length of the property known as Grug yr Awel. The wall and 

hedge are approximately 1.9m behind the white edge of carriageway 

markings with a 1.3m wide verge between it and the edge of 

carriageway.

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

The images below demonstrate just how poor visibility is in both

directions from the existing access.

Visibility to the west from 2.4m x distance
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Visibility in a westerly direction from a 2.4m x distance is limited to 

approximately 22m to the nearside edge of the adjoining carriageway.

Visibility to the east from 2.4m

Visibility in an easterly direction from a 2.

approximately 33m to the nearside edge of the adjoining carriageway.

Visibility at the existing access is therefore well below current design

standards.

Despite the 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 within the last 5 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 with adequate parking 

provision and a significantly improved access.

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 order that vehicles may 

enter and leave the site in a forward direction.

An improved access will be created by widening the existing access 

apron using land under ownership of the neighbouring property. This 

has been agreed between the two parties and the planning application 

highlights the agreement between the two parties.

By amending the existing width of the access by approximately 4m to 

the east it allows the centre line of the access to be relocated in an 

easterly direction such that adequate visibility to the west changes from 

just 2.4m x 22m to 2.4 x 120m (in full accordance with MFS guidance) 
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To the east the boundary wall and hedge immediately east of Ivy 

Cottage Farm will be reduced in height to below 600mm and 

maintained at that height in perpetuity, to allow substantial visibility 

improvements in that direction - from 33m to 48m.

See attached plan at Appendix D

Removal of this obstruction will not only allow significantly increased 

visibility from the existing access but will also greatly improve access 

awareness for drivers approaching the site from the east meaning that 

the access will be far more visible as will any vehicle emerging from the 

access.

Agreement has been reached with the neighbouring dwelling to the 

north known as Ivy Cottage Farm to allow for access widening and 

visibility improvements to be undertaken on their land. 
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4. Welsh Government Guidance TAN 18

The existing access at Bryn y Ffynnon has visibility splays measuring

2.4 m x 33m to the east and 2.4m x 22m to the west. Both splays are 

well below Welsh government recommendations for a 40-mph speed 

limit.

By removing obstructions to visibility along the site boundary of the 

neighbouring property, and widening the existing access, it is possible 

to achieve splays of 2.4m x 48m to the east and 2.4m x 120m to the 

west.

To the east visibility increases from 33m to 48m and to the west from

22m to 120m. These are significant improvements to visibility which will 

provide significant improvements to highway safety.

Welsh Government Guidance TAN 18 Chapter 9 Annex B Paragraph 

B.11 states that:

There can be no question that the proposed improvement to the access 

achieves precisely what TAN 18 Chapter 9 Annex B Paragraph B.11 

says.

The merits of this paragraph have been tested at Welsh Government 

Appeal. 

Appendix B is a copy of an appeal at a site on Bryn Estyn Road,

Wrexham. The original planning application was refused by WCBC 

planning committee who agreed with the highway 

assessment that the proposed access was substandard.  
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However, at appeal the planning inspector made the following

comments:

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 B11 relating to visibility improvements has therefore been 

tested at appeal and is of material significance to this application.
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5. Local Planning Application relevant to this application

It must also be noted that Paragraph B11 TAN 18 was used by 

Wrexham Council highways development control officers to justify 

support for a similar site just 225m from the proposed access at Bryn Y

Ffynnon

Plan showing proximity of Cae Haidd access to the existing access at Bryn y Ffynnon

A planning application (P/2017/0591) for the conversion of a barn at 

Cae Haidd, Old Road, Bwlchgwyn was granted planning permission in 

2017.

Access to the site was taken from the B5430 Old Road just 225m from 

the existing access to Bryn y Ffynnon.

The access suffered from serious visibility issues. This is identified in 

the WCBC highway response to the application an extract of which is 

shown below (attached in full at Appendix C)
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The site has an existing access on to the classified highway B5430 subject to a 

40mph speed limit. 

The existing access is of substandard width and layout to cater for any 

additional vehicular usage; visibility at the access is well below Welsh 

Government guidelines Tan 18

The applicant has submitted a revised plan demonstrating significant 

improvements to visibility and to the width and layout of the access.

TAN 18 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.

As can be seen the highway development control officer used 

Paragraph B11 of TAN 18 to justify supporting the application.  The 

situation is almost identical to the site at Bryn y Ffynnon where it is 

proposed that an existing access with substandard visibility is to be 

substantially improved by widening the access and making visibility

improvements.  The improvements offer significant safety benefit to all 

users of B5430 Old Road.

There is therefore not only precedent set by WCBC planning and 

highway officers within 225m of the site but also a Welsh Government 

decision which provides precedent for the use of Para B11 

of TAN 18 within Wrexham County Borough Council.

Both are material considerations when assessing the current 

application.
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6. Conclusion

Bryn y Ffynnon has an existing access which suffers from substandard 

visibility which could potentially cause highway safety issues on the 

adjoining B5430 highway.

The proposed new access layout will greatly enhance safety on the 

highway by creating significant improvements to visibility.

The removal of the boundary hedge east of Ivy Cottage Farm will result 

in the drivers of approaching vehicles on the B5430 having far greater

awareness of the presence of an access into Bryn y Ffynnon.

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

approach to visibility at existing accesses. 

A Welsh Government planning inspector has accepted the principles of 

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

WCBC highways development control officers supported a planning 

application just 225m away from the existing site quoting Tan 18 Para 

B.11 as reason to support it despite full visibility standards not being 

met; thereby setting a clear precedent for the current application.

Given the significant highway safety benefits achievable from the

improved access there can be no justifiable objections to the proposal 

on highway grounds.
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APPENDIX A



CRASHMAP PLAN - B5430 OLD ROAD MINERA



APPENDIX B
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APPENDIX C

CAE HAIDD

WCBC HIGHWAYS DEVELOPMENT CONTROL OFFICER RESPONSE TO 

PLANNING APPLICATION No. P/2017/0591 AT CAE HAIDD, BWLCHGWYN
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MEMORANDUM
___________________________________________________________________________

From: Service Manager Environment To: Head of Community Well-being
and Development

Our Ref: P/2017/0591 Your Ref: P/2017/0591

Date: 16 August 2017
__________________________________________________________________________________

TOWN AND COUNTRY PLANNING ACT 1990
TOWN AND COUNTRY (GENERAL DEVELOPMENT PROCEDURE) ORDER 1995

Location: O. S Grid Ref: 2665 5250 Cae Haidd, Old Road, Bwlchgwyn
Development:   Conversion of barn to holiday let including rebuilding of existing out 
rigger and new roof

I refer to your consultation dated 18 July 2017 in respect of the above.

The site has an existing access on to the classified highway B5430 subject to a 40mph
speed limit.  

The existing access is of substandard width and layout to cater for any additional vehicular 
usage; visibility at the access is well below Welsh Government guidelines Tan 18

The applicant has submitted a revised plan demonstrating significant improvements to 
visibility and to the width and layout of the access.

TAN 18 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.

I therefore recommend that any permission should include the following conditions:

CONDITIONS

ZJO7 ACCESS SURFACE (5 metres)
043R Prior to first use of the vehicular access hereby approved, the access shall be 

surfaced with hard bound materials (e.g., bituminous macadam) for a 
minimum distance of 5 metres behind the adjoining highway.

ZJO9 NO GATES
033R There shall be no gates or other means of enclosure across the vehicular 

access point within 5 metres of the highway boundary.
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ZJ10 ACCESS APPROVED AS PART OF APPLICATION
039R
E05NA Prior to first use of the development, the proposed vehicular access shall be 

laid out in strict accordance with approved plan no. HO92/006.  The visibility 
splays shall thereafter be permanently retained free of all obstruction in 
excess of 1 metre in height.

ZJ22 PARKING AND MANOEUVRING TO BE KEPT CLEAR
035R The vehicular parking and turning areas as shown on approved drawing(s) 

No(s). @@@@@ shall be fully laid out, surfaced and drained prior to first use
of the development.  These areas shall thereafter be permanently retained 
and kept free of any obstruction, and made available solely for the parking 
and turning of vehicles at all times.

ZJ39 VERGE CROSSING
026R Prior to first use of development a verge crossing to the site shall be

constructed in strict accordance with a scheme which has been submitted and 
approved in writing by the Local Planning Authority.

NOTES

NONSTD VERGE CROSSING LICENCE
A licence should be obtained (as required by section 184 of the Highways Act 1980) from the 
Highway Authority in order to cross the verge at the revised access position.  Further 
guidance can be obtained from the Highways Department of Wrexham County Borough 
Council on telephone 01978 729696.

Service Manager Environment
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APPENDIX D




