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Job Name: Queensbridge Farm, Overton-on-Dee 

Job No: 332613092 

Note No: 002 

Date: June 2026 

Prepared By: Harry Keech: Assistant Transport Planner 

Approved By:  Brian Laird: Technical Director – Transport Planning 

Subject: Proposal: Change of Use of Land to Create Glamping Site 

 Land South of Queensbridge Farm, Overton, Wrexham, LL13 0LE 

 Planning Application Reference: P/2025/0854 

 

1. Introduction 

 Stantec UK Ltd (Stantec) has been appointed by Mr S. Heighway (Applicant) to provide transport 
and highways advice in relation to planning application (Planning Ref; P/2025/0854) for a new 
glamping development at Queensbridge Farm, Overton, Wrexham.  

2. Background 

 Further to the submission of the planning application, Wrexham Council prepared a Memorandum 
dated 8 January 2026 providing the initial highways consultation response.  In response, Stantec 
prepared a Technical Note (001) to address the initial highways consultation response. 

 Subsequently, Wrexham Council prepared a second Memorandum, dated 6 May 2026, providing 
further comments. 

 This Technical Note (002) has been produced to address Wrexham Council’s 6 May 2026 
Memorandum response.  For ease of reference, this Technical Note follows the same headings in 
order as the Memorandum. 

3. Access 

 The Memorandum states in bold: 

“The LHA recommends the applicant provides revised plans indicating the provision of 
adequate lateral and forward visibility splays in accordance with TAN 18 / DMRB Standards.” 

 From this comment, it is evident that the Highway Authority should accept a lateral visibility splay in 
accordance with Design Manual for Roads and Bridges (DMRB), which is current recognised and 
accepted standards that are applied to Trunk Roads and Motorways. 

 Drawing 33261309/100/005 P02 shows a visibility splay of 2.4m x 120m in both directions, which is 
in accordance with DMRB CD 109 ‘Highway Link Design’, one step below the desirable minimum for 
a Design Speed of 85kph (53.13mph).  DMRB CD 109 also states that for roads subject to a 50mph 
(80kph) speed limit, which the A528 is along the site frontage, the design speed is 85kphA (reference, 
Table 2.5 of CD 109).   

 It has been demonstrated through speed surveys that the southbound 85th percentile speed, north 
of the proposed site access is 48.3mph (77.28kph) and the northbound 85th percentile speed, south 
of the proposed site access is 50.8mph (81.28kph).  The results of the speed survey demonstrate 
that the 85th percentile speed is below the design speed of the road. 
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 Note 1 of DMRB (page 16) states “Relaxations vary according to the type of road – motorway – or 
all-purpose, and whether the design speed is band A or band B.” The A528 is an all-purpose road. 

 With reference to Table 3.5 of CD 109, for all-purpose roads with a design speed in band A, which 
the A528 is applicable to, the permitted relaxation is two steps.  As stated, the proposed site access 
would provide a visibility splay, one step below the desirable minimum is proposed, which is therefore 
in accordance with DMRB.  

 Aside from the above, it is proposed that the existing field access, located approximately 12m south 
of the existing private driveway serving Queensbridge House, Queensbridge Villa, Queensbridge 
Cottage, Queensbridge Hall Farm, Queensbridge Hall & Little Queensbridge (private driveway), 
would be permanently closed as part of the development proposals. 

4. Existing Shared Private Driveway 

 Noted.  The proposals would not result in any increase in vehicle movements at the existing shared 
private driveway. 

 As noted in TN001, the extent of the highway betterment delivered by the proposed hedgerow 
relocation, associated with creatin the new access, is significant. The proposals significantly improve 
visibility from the existing private accesses serving Queensbridge House, Queensbridge Villa, 
Queensbridge Cottage, Queensbridge Hall Farm, Queensbridge Hall & Little Queensbridge.  

 This represents an increase in visibility of approximately 325% to the south, providing more than four 
times the existing visibility available to drivers emerging from the lane. To the north, visibility 
increases by approximately 120%, more than doubling the existing visibility available. 

5. Existing Access (serving existing field) 

 As stated in paragraph 3.7, the existing access serving the existing field would be permanently closed 
as part of the development proposals. 

 In addition to the visibility improvements to the existing private drive access, the proposal would 
remove an existing sub-standard field access from the highway network. The existing agricultural 
access currently benefits from visibility of approximately 30m in each direction and has historically 
been used by agricultural vehicles accessing and maintaining the land. The existing arrangement 
also requires vehicles to stop within the access or on the road, open and close a field gate and, for 
larger vehicles, manoeuvre in close proximity to the carriageway centreline when entering and 
leaving the site. 

 As part of the proposals, this access would be permanently closed and replaced by a purpose-
designed access incorporating visibility splays of 120m in both directions. The proposed access has 
been specifically designed to accommodate agricultural vehicles, service vehicles and visitor traffic, 
enabling vehicles to enter and leave the site safely and efficiently without the need to stop and 
operate a gate and without encroaching into the opposing traffic lane. The proposal therefore not 
only provides a safer access arrangement for the proposed development but also delivers a 
significant highway safety improvement for existing agricultural movements that already occur from 
the site, albeit at a relatively low frequency. 

 The Highway Authority’s comments regarding the existing access (serving existing field) are 
therefore not relevant to the planning application.  Although this access was originally proposed, 
following Wrexham Council’s Memorandum dated 8 January 2026, the proposed access has been 
relocated approximately 85m south of the existing private driveway. 
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6. Existing Traffic Generation 

 As part of the proposals the existing access serving the field would be closed as part of the 
development proposals. Zero trips would be generated in future with the closure of this access. 

7. Speed Survey 

 The response to the ‘’y’ distance of the lateral visibility splay is addressed in Section 3 of this 
Technical Note.  As requested, Drawing 33261309/100/005 P02 shows the visibility splay measured 
0.5m from the carriageway edge, which the Highway Authority confirms would be acceptable. 

 Drawing 33261309/100/005 P02 also shows the long section of the visibility splay from a height of 
600mm to 1.05m and 2m, where 600mm is taken as the height of a small child.  A height of 600mm 
above the carriageway surface allows a driver of a vehicle waiting at the give-way line of the 
proposed site access to view an object approaching the proposed site access at a height of 600mm 
above the carriageway surface.  

 The Highway Authority has stated a height of 260mm.  An object height of 260mm is quoted for 
forward Stopping Sight Distance, whereby a vehicle traveling along a road at the design speed 
(85kph) can see an object 260mm in height, such as a vehicle tyre, above the carriageway surface 
in advance to take preventative action. 

 In terms of lateral visibility, an object 260mm in height above the carriageway surface will be travelling 
at a design speed of 85kph towards the proposed site access. 

 In conclusion an object height of 600mm above the carriageway surface is appropriate when 
considering lateral visibility at the minor arm of a major / minor priority junction. 

 Aside from the above, Drawing 33261309/100/005 P02 shows the gradient rising from south to 
north, which is reflective of the existing situation on site. 

8. Proposed Access 

 The visibility splay at the proposed site access is addressed in Section 3 and Section 7 of this 
Technical Note. 

 Title Plans showing land ownership are included as Appendix A.  It can be confirmed that the field 
to the south of the private driveway and the property to the north of the private driveway are controlled 
by the Applicant. 

 Although the private driveway is not under the control of Mr S. Heighway, it should be noted that: 

• The private driveway serves Queensbridge House, Queensbridge Villa, Queensbridge 
Cottage, Queensbridge Hall Farm, Queensbridge Hall & Little Queensbridge.  Access to all 
these residential properties is required at all times and therefore the private driveway can 
never be blocked/obstructed; and 

• Public Right of Way (PROW) Footpath OVE / 34 runs along the private driveway.  Unless 
the PROW is permanently closed, the private driveway cannot be blocked/obstructed. 

 It has therefore been demonstrated that the visibility splay shown in Drawing 33261309/100/005 
P02 can be delivered.    

 With reference to the site access, as requested, the following would be provided: 

• Access road would be surfaced with hard bound materials for a minimum distance of 10m 
behind the adjoining highway; 
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• No gates shall be erected across the access road; and 

• An Aco drain or similar will be required where the access falls towards the highway. 

 The Proposed Site Layout, as shown in Appendix B, shows no gate on the access road.  Materials 
and drainage can be conditioned as part of a planning permission. 

 In terms of the proposed site access, Drawing 33261309/100/007 P03, the proposed site access 
has been amended to allow a refuse vehicle to enter the site at the same time an estate car is exiting 
the site.   

9. Proposed Improvements to Existing Shared Access (serving 6 no. dwellings) 

 Contrary to the comments provided in the Memorandum in relation the existing private driveway, the 
Proposed Development would offer a significant improvement to the visibility splay at the existing 
private driveway, in comparison with the existing situation. 

 At present, the visibility splay is severely restricted to the south due to the existing hedge bounding 
the field to the south of the private driveway.   

 It is also relevant to note that visibility for users of Queensbridge Lane and the surrounding accesses 
is currently dependent upon periodic hedge maintenance undertaken on a voluntary and informal 
basis. Whilst such maintenance has historically been carried out by the Applicant, often following 
requests from local residents and road users who have expressed concerns regarding their ability to 
obtain adequate visibility when emerging from existing accesses, there is currently no formal 
mechanism, legal agreement, planning condition or highway requirement securing the long-term 
retention of these visibility benefits. 

 If, however, the Proposed Development is permitted, the visibility splay at the existing private 
driveway will be permanently improved. 

 Although it is acknowledged that the visibility splay at the private driveway, with improvements, would 
not meet DMRB standards, it cannot be disputed that it would provide a significant improvement in 
comparison to the existing situation. 

10. Trip Generation 

Existing Field Access 

 As noted previously, the existing field access would be permanently closed as part of the Proposed 
Development.  Traffic movements accessing the existing field access is therefore no longer relevant 
to this planning application. 

 The closure of the existing field access would remove any potential conflict with the existing private 
driveway. 

Existing Shared Private Access (serving 6 dwellings) 

 Noted that Highway Authority accepts forecast traffic movements for the existing private driveway. 

Proposed Glamping Site (7 no. units) 

 Noted that Highway Authority accepts ‘in this instance’ forecast traffic movements for the Proposed 
Development. 
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11. Parking and Turning Provision 

 As shown in the Proposed Site Layout, included as Appendix B, a car parking provision of 12 
spaces, including one Electrical Vehicle Charging Point, and 14 cycle spaces, covered and secured 
would be provided. 

 The proposed parking provision is therefore now more than the Highway Authority has requested an 
therefore should be acceptable. 

 Drawing 33261309/100/007 P03 also shows a refuse vehicle entering the site in forward gear, 
turning within the site and exiting in forward gear. 

12. Waste / Recycling 

 Waste / recycling will be carried out be a private collection company.  Details of the refuse vehicles 
to be used are included as Appendix C. 

 The swept path analysis of a refuse vehicle, shown in Drawing 33261309/100/007 P03 is based on 
the refuse vehicle details provided. 

13. Construction Traffic Management Plan  

 If the Proposed Development is granted planning permission, a condition requiring a CTMP would 
be acceptable. 

14. Summary and Conclusion 

Summary 

 Stantec UK Ltd has been appointed by Mr S. Heighway (Applicant) to provide transport and highways 
advice in relation to planning application (Planning Ref; P/2025/0854) for a new glamping 
development at Queensbridge Farm, Overton, Wrexham.  

 This Technical Note (002) has been produced to address Wrexham Council’s 6 May 2026 
Memorandum response.  For ease of reference, this Technical Note follows the same headings in 
order as the Memorandum. 

 Further information has been provided to address comments on: 

• Lateral visibility at proposed site access is in accordance with Design Manual for Roads and 
Bridges standards, which are applicable to Trunk Roads and Motorways; 

• The proposals would significantly improve the visibility splay at the existing private drive 
access serving Queensbridge House, Queensbridge Villa, Queensbridge Cottage, 
Queensbridge Hall Farm, Queensbridge Hall & Little Queensbridge; 

• The proposals would also offer a significantly benefit by the closure of the existing sub-
standard field access; 

• Information has been provided to demonstrate that the visibility splay at the proposed site 
access can be delivered within the Applicant’s land and reasons why the existing private 
drive, which also operates as a Public Right of Way can never be obstructed; 

• The Proposed Site Layout has been updated to shows an increased parking provision of 12 
spaces; 
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• Swept path analysis has been carried out to demonstrate that a refuse vehicle could enter 
the site at the same time that a visitor vehicle is exiting the site; and 

• Confirmation that the requirement for a Construction Traffic Management Plan can be 
conditioned as part of a planning permission. 

Conclusion 

 The proposal therefore replaces an informal arrangement, reliant upon periodic intervention and 
goodwill, with a permanent, measurable and enforceable highway improvement.  

 It removes an existing substandard access, substantially improves visibility for a number of existing 
accesses, formalises the long-term maintenance of visibility splays and provides a safer access 
arrangement for both existing and proposed vehicle movements.  

 When assessed against the existing baseline conditions, the proposal delivers a clear and 
substantial net gain in highway safety, benefiting users of the proposed access, existing local 
accesses and the wider travelling public. This highway betterment should therefore be afforded 
significant weight in the overall planning balance. 

 In conclusion, Stantec considers that it has been demonstrated that the proposed development is 
acceptable in transport and highways terms.
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Appendix A  Title Plans 
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Appendix B  Proposed Site Layout 

  





 
 

TECHNICAL NOTE 
 

 
 
 
 
 

Appendix C  Refuse Vehicle Details 
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