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1. Introduction 

 

This transport assessment is in support of a planning application for a 

single detached dwelling. A previous application (P/2017/0202) was 

submitted in March 2017 but was refused 28 months later in November 

2019. 

 

This report provides a highways development control assessment of the 

traffic aspects of the proposal and forms supplementary information to 

assist in obtaining a planning permission. 

 

2. Development proposals 

 

The site is located on land to the rear of Skeabost, 6 Church Road 

Overton. Church Road is a classified highway currently subject to a 30mph 

speed limit. 

 

It is proposed to erect one detached dwelling on the site.  

 

Three car parking spaces and a turning area are to be provided for the 

dwelling with access on to Church Road via the existing private drive.  

 

3. Site History 

 

A planning application (P/2017/0202) was submitted in March 2017 but 

was refused 28 months later for the following reasons: 

 

• The development would result in an unacceptable form of tandem 

development that is at odds with the general pattern and character 

of development of the area as well as giving rise to increased traffic 

that will prove harmful to the standard of amenity afforded to the 

occupiers of no. 5 Church Road and Skeabost no. 6 Church Road. 
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• Due to the limited width of the private drive serving the site and 

restricted visibility onto Church Road, the development will prove 

detrimental to highway safety. 

 

• Insufficient information has been submitted to demonstrate that the 

loss of trees required to accommodate the development will not 

prove harmful to bats 

 
The decision notice is attached as Appendix A 

 

An application was also made at the same site for two detached houses 

with integral garages, in September 1993 and was granted planning 

permission in October 1993 - code no.  OVE 21702  

 

The decision notice is attached as Appendix B. 

 

A previous application made at the site for 3 detached dwellings in May 

1989 was also granted planning permission in August 1989. Following an 

application for reserved matters in 1992, the Council then stated that the 

original decision notice had been issued in error and refused the planning 

permission in March 1993. 

 

As a consequence of this the applicants appealed to the Welsh Office. 

Permission was granted at Welsh Office Appeal for 3 detached dwellings 

with access on to Church Road via the existing private drive.  The 

Inspectors decision was further ratified by the Secretary of State for Wales 

 

The Welsh Office appeal decision is attached at Appendix C 
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4. Local assessment relevant to the application 

 

The proposed development has a proposed access on to Church Road 

taken from the existing private drive adjacent to nos. 5 & 6 Church Road. 

Church Road is currently subject to a 30mph speed limit.   

 

There is a footway to the west of Church Road between the A539 Overton 

Road and Dark Lane. Although there is a footway on the east of Church 

Road, it terminates at the entrance to the private drive and does not 

continue through to A539. 

         

Church Road merges with School Lane some 60m south of the proposed 

site; both lanes are characterised by a level and straight carriageway. The 

road is 7.2m wide and is well lit by street lighting columns.  The appeal site 

access is some 57m from the A539 junction with Church Road and is 

located between no 5 Church Road and the access to the cemetery. 

 

The highway officer objected to the previous application due to limited 

width of the private drive and to poor visibility at the junction of the private 

drive with Church Road. 

    

The private drive is set back 5.3m behind the carriageway edge and is 

approximately 3.9m width between gate posts.  Beyond the gates there is 

a private drive roughly 3.2m wide currently but with scope to widen the 

drive to between 4.1m and 4.5m at various points on the drive. Although 

the highway officer suggested that a 4.5m width was necessary, Welsh 

Office guidance (Manual for Streets) clearly indicates that two standard 

size motor vehicles can adequately pass one another using a 4.1m width 
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Since it is possible to achieve a 4.1m width, two vehicles can clearly pass 

simultaneously and there is therefore no reason for the highway officer to 

object to the proposal on grounds of limited width. Adequate turning facility 

is being provided within the proposed site so any vehicle using the access 

will enter and leave the site in a forward direction. 

 

However, I am mindful of the highway officers’ recommendations for a 

4.5m width to the private drive so I’d respectfully suggest that the officer 

considers a recent planning application (P2018/0071) at Ryecroft on Percy 

Road.  

 

The application was reported to planning committee and included the 

following comments made by the planning officer;   

 

“The properties are accessed off an unclassified highway subject to a 

30mph speed limit. The access will be 3.2m wide which is inadequate for 

the simultaneous passage of two vehicles.  However, given that it will only 

serve two dwellings I consider the risk of conflicting vehicular movements 

at the site access due to its width to be comparatively low and as such I do 

not believe the proposals pose an unacceptable risk to highway safety” 

 

I would therefore contend that a 4.5m width is not required in this instance. 

 

With regards to the issue of visibility.  It is possible to see approximately 

70m along Church Road to the north and the highway officer has accepted 

that visibility to the north is more than adequate for the prevailing speed of 

vehicular traffic.   

 

To the south, towards the A539 junction, the highway officer expressed 

concerns over limited visibility.  Using a setback distance of 2.4m it is 

accepted that visibility is below recommended standard in a southerly 

direction to the nearside edge of the carriageway.  

 



Land to rear of Skeabost 6 Church Road Overton            Highway Assessment 
 

 

                 October 2020 
 

6 

However, when one uses a 2m setback visibility at the access is radically 

improved to the point that it is possible to see to the centre line of the 

highway some 28m away.  The junction of Church Road and A539 is only 

57m away and it is considered to be highly unlikely that any vehicle will be 

overtaking at this point; it is therefore reasonable to accept a relaxation to 

the centre line of the highway.  Speed of traffic is likely to be quite low due 

to the proximity and the geometric layout of the Church Road junction with 

the A539. The likelihood of any vehicle at this point travelling above 20 

mph is very low due to them having just negotiated a crossroads junction 

at A539/ A528/ Church Road. The recommended visibility for a 20-mph 

speed limit is just 25m which is achievable from a 2m setback. 

 

The use of a 2m setback is fully supported by Welsh Office guidance 

Manual for Streets. 

 

MfS2 has revised the guidance from MfS regarding the 2.0m X distance. 

MfS2 states at paragraph 10.5.8 

 

 “A minimum X distance of 2m may be considered in some slow speed 

situations when flows on the minor arm are low, but using this value will 

mean the front of some vehicles will protrude slightly into the running 

carriageway of the major arm, and many drivers will cautiously nose out 

into traffic. The ability of drivers and cyclists to see this overhang from a 

reasonable distance and to manoeuvre around it without undue difficulty 

should be considered” 

 

In this case the use of the 2m distance is considered acceptable because 

the width of Church Road at the access position is 7.2m.  Therefore, 

should a vehicle protrude even 0.6m into the carriageway, there would still 

be a residual road width of 6.6m.  This may be compared with the 5.5m 

width required to allow two opposing HGVs to pass each other and the 

4.8m width required for a car to pass an HGV as identified in figure 7.1 of 

MfS 
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In this instance the forward visibility towards an emerging vehicle is good 

from both directions and is in excess of the required stopping distances. 

The width of Church Road is clearly sufficient to allow vehicles to pass the 

protruding vehicle and therefore the 2m X distance should be considered 

acceptable. Significantly in this case, visibility to the right (the critical 

direction) is considerably greater than the required stopping distance and 

therefore an emerging vehicle is able to check the route is clear before 

edging into the carriageway to obtain an improved view to the left towards 

the A539. 

 

The principle may be cross referenced with the TMS consultancy research 

into junctions with restricted lateral visibility. In effect, in circumstances 

where the protruding vehicle may be clearly seen and manouevred around 

safely the highway safety implications of adopting the reduced X distance 

may be acceptable.  

 

MfS2 is critical of the approach of some practitioners at paragraph 3.2.1 

which states that “For some time there have been concerns expressed 

over designers slavishly adhering to guidance regardless of local context”  

 

The document goes on to state in the following paragraphs that “Designers 

are expected to use their professional judgement when designing 

schemes and should not be over reliant on guidance. Available guidance 

is just that, guidance, and cannot be expected to cover the precise 

conditions and circumstances applying at the site under examination” 

 

As is clear, MfS2 seeks to steer away from the slavish adherence to 

guidance and encourages practitioners to think about the circumstances of 

the case. 

 

The advice is to undertake a detailed assessment of local context and 

vehicle and pedestrian collision records   If there is a problem of safety 

deal with it as appropriate if collision records are acceptable avoid rigorous 

following of standards and focus on quality of place. 
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Examination of the crash map accident record below indicates not a single 

recorded injury accident record anywhere near the site within the last 10 

years.  The road is therefore demonstrated to be inherently safe despite 

the perceived visibility issues raised by the highway officer in respect of 

the existing access.  

. 

Crash map 

 

 

 

Having demonstrated that the proposed development would not result in 

an unacceptable impact on the road network I can only conclude that the 

cumulative residual impact of the development will not be severe . 

Therefore I believe that the proposal would not fail the severe impact test 

imposed by national guidelines. 

 

Whilst MfS and MfS2 were only drafted in 2007 amd 2010 respectively, 

the principles espoused within them were clearly used by the inspector at 

the time of the Welsh Government appeal on this site back in 1994. 

 

The following excerpts are contained within the inspectors review of the 

site – particular attention should be paid to paragraph 73: 
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It is clear from the inspector’s decision that he saw no safety issues at 

the existing private drive and was minded to grant permission for 3 

additional dwellings off the private drive.  The current application is for 

just one.  There has also previously been planning permission granted 

for 2 dwellings at the site utilising the existing access. 

 

The previous permissions are of material significance at this site. 

 

With regards the planning department refusal on the grounds of the 

development giving rise to increased traffic that will prove harmful to the 

standard of amenity afforded to the occupiers of no. 5 Church Road 

and Skeabost no. 6 Church Road.  I would respectfully ask the officer to 

consider the following sites that have been granted planning permission 

in recent years by WCBC planning department 

 

Park Road Coedpoeth  

 

Application no. P/2018/0861 dated 09/10/2018 for the erection of 1 no. 

3 bed dwelling on land to the rear of 4 Park Road Coedpoeth. 

 

The map below gives an indication of the site location on back land 

behind a number of properties on Park Road and Assembly Road 
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The access is taken between the gable end of no. 3 and no.4 Park 

Road along a private drive less than 4.1m in width and yet there were 

no highway objections or indeed any comments from planning about 

the loss of amenity to the dwellings either side of the access.   

 

The highway officer commented that the development would generate 

just one additional vehicle every two hours and the risk of vehicle 

conflict was therefore extremely low 

 

 Heol Maelor, Coedpoeth 

 

Application no P/2012/0053 dated 24/01/12 for the erection of 1 no. 3 

bed dwelling on land to the rear of Prospect Place, Heol Maelor 

Coedpoeth 
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The map below gives an indication of the site location 

 

 

The access is taken between the gable end of two properties (nos. 43 

and 44 Prospect Place) on a private drive less than 4.1m in width and 

yet there were no highway objections or objection from planning about 

the loss of amenity to the dwellings wither side of the access.   

 

Station Road Overton 

 

Application no P/2007/1291 dated 31/10/2007 for the erection of 1 no. 3 

bed dwelling on land to the rear of Eirianfa Station Road Overton - the 

site is just 100m from the existing application site. 
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This site was granted planning permission at Welsh Government 

appeal. The inspector made no objection to the additional use of the 

existing access between two existing dwellings. 

 

5. Conclusion 

   

 Width of private drive 

 

 Whilst the private drive is only laid out to approximately 3m width 

currently, the land either side between the boundary hedges is owned by 

the applicant.   

 It is therefore possible to achieve a road width of 4.5 immediately behind 

the driveway gates adjacent to the gable end of no. 5 Church Road; and 

also to provide a further passing bay of 4.1m width if considered 

absolutely necessary. This will allow the simultaneous passage of 

vehicles along the private drive. It is not in our opinion necessary to 

provide any more than one passing bay as any conflict of vehicles along 

the private driveway will not impact on the highway. 

 

This report cites a number of examples where Wrexham Council 

planning department have granted planning permission for a new 

dwelling to be served by an existing access of less than 4.1m in width. 
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Of significant material consideration is the fact that planning permission 

has twice been granted at this site previously; once for 2 dwellings and 

once for three dwellings – both the approved schemes were served 

along the existing private drive less than 4.1m in width. 

 

 Visibility 

 

The use of a 2m X distance is fully supported by Welsh Office guidance 

Manual for Streets 2.  At 2m setback at the access is radically improved 

to the point that it is possible to see to the centre line of the highway 

some 28m away. 

 

 Given the proximity of the A539 / Church Road junction it is highly 

improbable that vehicular speed will be many more than 20 mph 

junction; for a 20-mph speed MfS recommends splays of 25m. 

 

 Given the geometrical alignment of the A539 / Church Road it is highly 

unlikely that any vehicle will be overtaking at this point and it is therefore 

entirely reasonable to accept a relaxation of visibility to the centre line of 

the highway.   

 

 Visibility at 2m is therefore more than adequate for the access and this 

is borne out by the accident record showing not one reported injury 

accident within 50m of the site in the past 10 years. 

 

Furthermore, in this case the use of the 2m distance is considered 

acceptable because the width of Church Road at the access position is 

7.2m.  Therefore, should a vehicle protrude even 0.6m into the 

carriageway, there would still be a residual road width of 6.6m.  This 

may be compared with the 5.5m width required to allow two opposing 

HGVs to pass each other and the 4.8m width required for a car to pass 

an HGV as identified in figure 7.1 of MfS 
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In this instance the forward visibility towards an emerging vehicle is 

good from both directions and is in excess of the required stopping 

distances. The width of Church Road is clearly sufficient to allow 

vehicles to pass the protruding vehicle and therefore the 2m X distance 

should be considered acceptable. Significantly in this case, visibility to 

the right (the critical direction) is considerably greater than the required 

stopping distance and therefore an emerging vehicle is able to check the 

route is clear before edging into the carriageway to obtain an improved 

view to the left towards the A539. 

 

 Given that the Y distance in the critical northerly direction is so good it is 

entirely appropriate for a vehicle leaving the access to edge forward 

without any additional danger to the highway. From a point 1.8m back it 

is actually possible to see the whole off side driving line of the 

carriageway at the A539 junction.    

 

There is a long history of planning applications at this site. It has 

previously been granted planning permission at various times for 3 

detached dwellings and on another occasion 2 detached dwellings.  All 

of these approvals were granted with access being proposed along the 

existing private drive.  None of the approvals required improvements to 

visibility at the access. The fact is that this site has had 2 previous 

planning approvals with no visibility requirements.  That is to say that the 

existing access has been considered to be acceptable on two previous 

occasions by the local council and the Welsh Government 

  

The previous planning approvals is a significant material consideration 

on this current application. It may be that the highway officer was 

unaware of the previous planning approvals on the site as I am sure 

that had they been aware they would have taken them into account 

when making their response. 
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Increased traffic 

 

The report cites three occasions in recent years that WCBC have 

granted planning permission for a new dwelling to be served off an 

existing driveway of limited width between two dwellings, with no 

objections made in respect of the additional traffic causing amenity 

issues. 

  

This site has previously had permission for use of the private drive by as 

many as three additional dwellings with no concerns raised in respect of 

neighbouring amenity issues. This is a significant material consideration 

when assessing the application 

 

All highway issues have been addressed and it is therefore 

considered that this application site should be considered perfectly 

acceptable; particularly given the significant material consideration 

of the previously consented planning permissions cited within the 

report.   
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