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1. INTRODUCTION

DTPC has been appointed by Mr and Mrs Rigby of Llyndir Cottage, Rossett to provide Highways and
Transportation support with regard to submitting objections to the proposed development at Broad Oak
Farm, Rossett.

A previous change of use of a similar nature was submitted in 2010 and subsequently withdrawn in a similar
manner to the 2008 application.

In both cases no official responses from highways was lodged to refer to.
This report has been prepared solely in connection with the proposed development as stated above. As

such, no responsibility is accepted to any third party for all or any part of this report, or in connection with any
other development.
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2. NATIONAL AND LOCAL POLICY GUIDANCE

National Planning Policy

The Assembly Government "aims to extend choice in transport and communications and secure accessibility
in a way which supports sustainable development by encouraging the establishment of an integrated
transport system which is safe, efficient, clean and fair". This reflects the Assembly's wider thinking in its
Plan for Wales 2001.

The Assembly Government's objectives for transport are:

¢ Reducing the need to travel, especially by private car, by locating development where there is good
access by walking, cycling, and public transport

e locating development near other related uses to encourage multi - purpose trips and reduce the
length of journeys;

e improving accessibility by walking, cycling and public transport;

e ensuring that transport is accessible to all, taking into account the needs of disabled and other less
mobile people;

e promoting walking and cycling;

e supporting the provision of high quality public transport;

e supporting traffic management measures;

e supporting sustainable travel options in rural areas;

The Assembly directs that development plans should:

e ensure that new housing, jobs, shopping, leisure and services are highly accessible by walking,
cycling, and public transport;

o locate major generators of travel demand within existing urban areas, or in other locations that can
be well served by public transport, walking or cycling;

e encourage higher density and mixed - use development near public transport nodes, or near
corridors well served by public transport;

e ensure that development sites which are highly accessible by non-car modes are used for travel
intensive uses, reallocating their use if necessary;
include specific measures to promote walking and cycling;
set out policies to promote the use of public transport including new and improved interchange
facilities and, where appropriate, park and ride schemes;

TAN 18 — Transport
Accessible housing development (key points in bold italics)

Settlement policies and residential allocations in development plans should:

o promote housing development at locations with good access by walking and cycling
to primary and secondary schools and public transport stops, and by all modes to
employment, further and higher education, services, shopping and leisure, or where
such access will be provided as part of the scheme;

o include policies and standards on density, and parking to achieve higher residential densities
in places with good public transport accessibility and capacity;

o encourage residential layouts that incorporate traffic management proposals such as home
zones, calming measures and 20 mph zones and where appropriate, layouts that allow
public transport to pass through easily; and

o require layouts and densities, which maximise the opportunity for residents to walk and cycle
to local facilities and public transport stops.

Local planning authorities should ensure that the design and density of new residential development
facilitates viable and effective bus services.
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Development plans and related SPG should outline the information required in residential applications or
design statements to demonstrate appropriate levels of access by walking, cycling and public transport for
new residents and the wider community to local services. Developers should be able to demonstrate that:

o the development will facilitate access by new residents to public transport stops, local
shops and facilities by walking and cycling;

o new or existing walking and cycling routes provide direct and safe links to public
transport stops, local shops and facilities;

o any public transport routes through the development are suitably direct, are of a geometry to
avoid obstructions and that any features that give buses priority (e.g. bus gates or bus only
routes) are shown;

o where new public transport facilities or services are proposed, there are effective
arrangements for maintaining facilities and funding services (e.g. will an initial or ongoing
subsidy be required and how this will be secured);

o the walking, cycling, public transport and car routes through or adjacent to the site are
integrated in accordance with expressed principles and in the context of their relationship
with parking areas and public recreation spaces.

Parking

Maximum car parking standards should be used at regional and local level as a form of demand
management. Turning minimum standards into maximum standards will not necessarily be appropriate.
Therefore evidence based on the likely effects of different parking levels for each land use should be
considered, including consideration of the relative locations of land uses and their consequent accessibility.
Required parking for those with disabilities should be fully specified in any adopted parking strategy in terms
of space dimensions and proportions of the total number of spaces.

In determining maximum car parking standards for new development, regard should be given to:

o public transport accessibility and opportunities or proposals for enhancement;
targets and opportunities for walking and cycling;
objectives for economic development including tourism;
the availability in the general area of safe public on- and off- street parking provision; and
potential for neighbouring or mixed use developments sharing parking spaces, for example
at different times of the day or week.

O O O O

Street design
New junctions must have adequate visibility
Walking

When preparing development plans, design guidance, master plans and in determining planning applications
authorities should:

o ensure that new development encourages walking as a prime means for local journeys by
giving careful consideration to location, access arrangements and design, including the
siting of buildings close to the main footway, public transport stops and pedestrian desire
lines;

o ensure that pedestrian routes provide a safe and fully inclusive pedestrian
environment, particularly for routes to primary schools;

o ensure the adoption of suitable measures, such as wide pavements, adequate
lighting, pedestrian friendly desire lines and road crossings, and traffic calming;

o promote the reallocation of road space to pedestrians;

support the use of public rights of way for local journeys; and
o identify and protect existing and proposed routes suitable for the use of cyclists and walkers.

O

Cycling

Development plans, design guidance, and master plans should include encourage cycling through:
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identification of new cycle routes utilising existing highway (including public rights of way
where appropriate), disused railway lines, space alongside rivers and canals, parks and
open space;

ensuring that new development encourages cycling by giving careful consideration to
location, design, access arrangements, travel ‘desire lines’ through a development, and
integration with existing and potential off-site links;

securing provision of secure cycle parking and changing facilities in all major employment
developments, including retail and leisure uses, town centres, transport interchanges,
educational and health institutions;

securing provision of cycle routes and priority measures in all major developments;
adopting minimum cycle parking standards within their parking strategies - for commercial
premises these standards should include cycle parking for both employees and visitors; and
ensuring new residential developments provide storage for bicycles so they are easily
available for everyday use while secure enough to be left unattended for long periods of
time.

Public Transport

When preparing development plans or supplementary planning guidance, and in determining planning
applications, planning authorities should where appropriate:

@)

@)

indicate where buses will be given priority and the measures which will be taken to support
this;

consider the potential, and identify any proposals, for new routes, including the new opening
and reuse of rail lines, or creation of additional stations on existing lines, light rail or guided
bus routes;

establish and apply design principles for transport infrastructure and associated links that will
ensure all can access the facilities and feel safe;

establish and apply design principles to ensure buildings are sited to provide convenient
access to local public transport whether walking or cycling;

consider the need for better or new public transport access to new development areas;

Wrexham LDP policies

The following polices are set out in the LDF and from the local transport objectives for the scheme.

.Policy SP8: Improving "l"ravel ' W supporting and enhancing walking and
i cycling routes/facilities, park and ride

An integrated transport network will be ! facilities in the locality of key interchanges
facilitated within the County Borough and wider (e.g. rail/bus stations and major junctions
Nth East Wales and West Cheshire sub- : on the A483(T)), integrated with existing
region by: and emerging public transport services and
B maximising the use of the existing road and encouraging the use of travel plans;

ras network; . m alleviating capacity constraints of the
m reducing Wrexham Town Centre highways network, especially the A483 (T);

LONgESton; B maintaining and improving accessibility to
B supporting and enhancing public transport | and between principal residential,

facilities including the removal/reduction of | commercial, employment, health and

the capacity constraints of the single track ' education centres for all sections of the

between Wrexham and Chester and the ! community; and

electrification and increase in service

frequency on the Wrexham to Bidston to n _promoting local road network management
Liveroool line: 5 improvements.
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Policy SP9: Development Proposals and
Transport

Development proposals must demonstrate how
they will:
B help minimise the need to travel;

B encourage the use of transport other than
the pnvate car;

B avoid increasing traffic fo unacceptable
levels; and

B avoid causing or exacerbating highway
safety problems.

Transport assessments and Green Travel Plans
will be required for developments likely to result
in significant trip generation.

Summary

The overriding theme of national policy is that developments must be accessible by sustainable means of
transport and accessible to all members of the local community. Local policy echoes the sustainability
sentiment of national policy and provides more detail in terms of increased trips and safety.

The following chapters of this report will show that the proposed development is not compliant with local and
national policy in this respect.
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3. LOCAL SETTING

Introduction
The site lies between Chester and Wrexham and it is highly likely that vehicles coming from or to Wrexham
will use Llyndir Lane and those from and to Chester will use the unnamed road.

Therefore any view as to the appropriate level of development must be based on the use of both access
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As shown above both access points also provide access to Burton Green and the wider hinterland beyond
the development via the level crossing to the north for a significant area of farming activity in various forms.

The unnamed route is constrained in terms of layout and ability to accommodate addition flows safely.
The following is based on the previous site visit and describes in more detail the two routes.

Llyndir Lane: Commences from its junction with Chester Road, this is the more constrained of the two
access junctions onto Chester Road. It becomes subject to a national speed limit applies order i.e. 60 mph
max speed approx 50 m from the junction. It becomes a narrow width i.e. only one vehicle at a time with
limited passing bays.

The first section also allows access to the 48 bed and spa Llyndir Hall Hotel which generates additional
traffic flows in the area but no details have been provided for this section.
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Beyond the hotel the road narrows further and becomes overshadowed by trees on both sides. Forward
visibility is further restricted and no line of sight is available between approaching vehicles.

@

At the end of the short length of narrow road it turns to the right to form the junction with the unnamed road.
This occurs at the location of Llyndir Cottage whose boundary fence restricts forward visibility.

From the junction the road is slightly wider but still one vehicle in width towards the proposed development.

Rossett DTPC
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The frontage of the farm has a narrow footpath and one possible passing area before the road turns sharply
left as it meets the level crossing.

The unnamed road: Starts with a junction onto Chester Road and this is the least constrained of the two
junctions.

The speed limit again changes to national speed limit applies as the road narrows. There is a narrow
footpath alongside the road defining the edge on the right/northerly side.

Rossett DTPC
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The route then turns left via a sharp bend having restricted forward visibility to run alongside the residential
properties. At this point the road widens to allow passing but site observation shows that vehicles park here
thus restricting passing opportunities.

The Business Park is then accessed and the footway terminates, it is assumed that the developer provided
the footway.

From the park access towards the junction with Llyndir Lane the road has a ditch on either side and hedges
creating a constrained feeling and thus reduces speed. A passing bay is located prior to the junction, advice
is given that this also gets parked up on a regular basis.

As indicated the Lane and the unnamed road beyond the Business Park do not have footpaths and
pedestrians have to step into the verge/hedges to escape vehicles as they pass.
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4. OVERARCHING OBJECTION STATEMENT

The latest application is supported by a TN and supplementary words by the Architect.

Reference in both documents refers to the information on the withdrawn application in 2010 for speeds and
traffic flows, clearly this is incorrect, the details have never been agreed and the data is over 7 years old and

unreliable.

Any assessment that uses data of this age cannot be seen as reliable and set out outcomes that can be
used to support/approve the application.

The application only refers to part of the site with arbitrary lines to split it north and south.

Broadoak
Crossing

Broadoak Farm

There is no blue line to show the other ownerships, the new access will serve both areas so this
interdependent. Clarity is needed, if the applicant believes there is a fallback then the two uses need to be
assessed as a combined use.

C&A statement

This report refers to the outdated report in 2010.

Sets out an assumption flows will be reduced by closure of a pub however pubs do not have peak flows that
reflect the residential peak flow period and thus the statement considered unreliable.
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Again the simplistic trip rate assumptions set out in 2010 with no evidence base to support it is referred to.
The use has been closed for over 10 years as such it is considered no fallback is in place the trips are all
new.

The application is set out as smaller than the 2010 withdrawn application at 13 units however there is a
substantial area of land that has no details attached to it i.e. no overall review of the full site and this is
considered a key area where impacts are unknown.

The applicants state the land could be brought forward for agricultural uses as such these need to be
assessed in combination.

A suggestion is made that a commuted sum could be provided to mitigate its impacts, Cleary these would
need to be delivered at the sites costs if approved and no left to others to action.

The PROW as set out as the key routes for access as the local network has limited or no paths provided.
The route suggested is not direct and largely unobserved.

No improvement to the walk routes is set out in terms of surface or lighting to ensure they can be used in all
weathers. As such they cannot be relied on for accessibility purposes.
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5. VECTOS ASSESSMENT
The note sets out the use of speed survey data to define the sight lines, para 2.5 states these were
undertaken by Wrexham, not the case highways referred to the 2010 report which was withdrawn, not a

council survey and 7 years out of date. The sight lines cannot be defines=d without up to date data.

Again para 3.1 sets out the background flows as thought these have evidence to support them, none was
provided originally as such they are not considered a fallback position.

Two plans have been submitted, one showing a new path alongside Cobblers Lane this is missing from the
later plan, is the path to be provided??

View port 1 shows the hgv crossing onto the verge, not a true passing bay.

View port 2 shows a new lay by is this to be provided?

View point 3 and 4 again shows the vehicle crossing the edge of carriageway and using the verge.

The report says pedestrian can be accommodated by stepping onto the verge to get out of the way of
vehicles, assumes they are dry and not water logged etc, no comment is made on the street lighting
provision. The routes are not lit.

Existing Traffic Flows: The report sets out the average flows of vehicles adjacent to the development but
no information is provided as to the flows from each of the junctions with Chester Road to gauge the level of
use of each route. This is seen as a major lack of detail for a full understanding to be gained as to the
impact of the development.

Whilst it is accepted that the flows are low no information as to the time of year has been provided to
understand the possible seasonal effects. The road is a significant route into the farming area and harvest
times etc would increase these flows and thus increase the potential incidence of vehicles meeting each
other on the narrow sections.

The peak periods do show a tidal flow pattern which would match a residential type development.

Generally the two way flows show a 50/50 split in direction

The survey also provided a recorded speed of 30 mph in both directions, it should be noted that the speed
limit is 60 mph and the layout constrains the speeds. No higher speed figures are given.

Accessibility by Non Car Modes
Public Transport: The report provides no overview of the bus services and location of the stops. It notes
the IHT guidance for walk and cycling but not forbus stop distances. The following table sets out some

accepted distances to facilities.

Acceptable Walking Distances

Destination Walking Distance (metres) Guidance from:

Desirable | Acceptable | Maximum

IHT Planning for Public Transport in Developments,
1999

Local Shop 400 DETR Places, Streets & Movement, 1998

Bus Stop 200 400
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Town Centre 200 400 800

Community 500 1000 2000
School 500 1000 2000 IHT Providing for Journeys on Foot, 2000
Sight Seeing 500 1000 2000
Elsewhere 400 800 1200

Town Centre from a

200 300 DOE PPG6, 1996
supermarket car park

In reality the 800m on site measurement is considered to be from the midpoint of the site to the junctions with
Chester Road. The stops are approximately 30 to 100m further away along the road thus are beyond the
800m from guidance.

Clearly the site is beyond the accepted 400m max distance for a sustainable location from a PT point of
view, even taking a relaxed view of the rural aspects of the site the stops still lie outside the 800m quoted.

The report does note that the route does not have the benefit of a footpath. It should be remembered that
the report only focuses on one route and there are two to be considered.

Cycle: Itis acknowledged that Chester Road provides a cycle route to the wider area, and that there are no
dedicated routes from the site to Chester Road. The report states that the low traffic flows enable the routes
to be deemed suitable for cyclists. This is considered to be a circumspect view, the routes are narrow and a
car/cycle would not be able to pass each other and the cyclist would have to use the soft edge (not good) or
stop. If a HGV or larger vehicle was encountered the situation would worsen. It is therefore considered
highly unlikely that the cycle mode would form the basis of a significant level so trips from the site.

Pedestrians: It is noted that the routes are narrow and have a poor level of service for pedestrians. Later in
the report some additional footways are put forward but not for the Llyndir lane route which is proposed to
remain as existing and thus the Wrexham in/out is at a clear disadvantage from a sustainability and safety
point of view.

Development proposals
The proposals are set out as 13 residential units with potential for extra trips from the un assessed area.

The increase in road width is a supportable offer however confirmation is needed on land ownerships/ability
to deliver the works.

5m widths are usually deemed acceptable within as residential area for service/cars to use but at low speeds
i.e. in a homezone/20 mph area. The Lane is a through route and acknowledge as having 30 mph 85%ile
speeds as such 5m is still considered narrow for free flowing operations. In addition the presence of a hedge
on one side will create a narrowing in the summer months and narrow the road width that can be used.

Sight lines are based on MFS which if using the assumptions made are applied correctly, MFS does
supersede DB32 guidance but not an approved TAN18 as such the ability to reduce the sight lines needs
further consideration. It appears that the land ownership should be able to provide improved sight lines as
necessary.

In doing so it must be remembered that the speed design needs to be increased, the road width will allow
vehicles to drive faster as visibility has improved etc as such the speed limit would be more appropriate.
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The cycle and pedestrian access is indicated as using the Lane and the unnamed road. The low flows are
deemed as acceptable for cycle usage but the narrow lanes with little scope for cycles and cars etc to pass
safely. Again the full use of Llyndir Lane is ignored.

Pedestrians movements are predicated on the new footpath connecting to the unnamed road facility, this
only assist the Chester infout movements, no facility or comment is made regarding the Wrexham bound
trips etc and the lack of a safe footway for increased pedestrian trips.

Overall the site provides limited improvements for non car trips and as such is considered significantly
lacking in this respect.

As discussed in the access strategy the planning application disregards any use of Llyndir Lane. It should be
mentioned that majority of the village facilities would be accessed most directly via the Lane. Rossett has two
convenience stores selling hot lunches etc, post office, bank, doctor, chemist and dentist to list a few of the
amenities. It is felt more logical that potential residents would use the lane for access to the local amenities
than the unnamed route discussed in the TS

The internal design does not design out ad hoc parking as such this may occur or alternatively parking on the
access roads or Llyndir Lane frontage. No information is provided as to how this would be controlled.
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6. SUMMARY
The information provided is seen as deficient in terms of the assessment of the full highway network.

e The traffic data does not include the two access points,

e No data is given for the farming seasons which are known to create significant trips for larger
vehicles.

e The cycling assessments significantly understates the effects of the narrow roads and lack of safe
passing

e The walking assessment over states the sustainability of the distances to public transport, one of the
routes has not being assessed at all for walking trips.

e Speeds will increase due to the creation of a hard edge to the roads

Even if the additional data and assessments where undertaken the site is still far from ideal from a
sustainability point of view, non car modes will be limited due to the constrained access routes and poor level
of service for safety.

As such the development creates unacceptable impacts on the local network that the proposed changes are
not considered to adequately mitigate.

The proposals are thus deemed to create demonstrable harm on the network and should be refused in the
current form.
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