ANNEX 2
PLANNING & REGULATION REPORT FROM 20 MAY 2002

Application No. W.04/02 (detailed/Conservation Area)

Construction of a 6.1M wide road, 400M long linking Welch Way and Burford Road/Mill Street, Witney, including footways and a cycleway, provision of access to three adjacent areas of land for redevelopment which include housing, recreational, community and employment uses (not part of this planning application), closure of eastern end of Dark Lane to vehicular traffic, traffic light controlled junctions, street lighting and landscaping, corridor of land between Welch Way and junction of Dark Lane with Burford Road/Mill Street, Witney, Oxon

Development and Site (see plan):

This application is for the southern section of the proposed West End Link Road (WEL) in Witney. The northern section of the road (which is not included in this application) would continue the road across the River Windrush to link up with West End and the Hailey Road.  This link is included in the Oxfordshire Structure Plan and is a major project in the Oxfordshire Local Transport Plan 2001-2006.  It is also included as a proposal in the West Oxfordshire Local Plan (both the Adopted Plan and First Deposit Draft Plan).

The southern section of the road would run from Welch Way to the junction of Dark Lane with Burford Road/Mill Street.  It would cross the western edge of the Welch Way public car park, the County Council’s Highway Depot in Dark Lane and the former industrial land of Early’s. 

The road would be approximately 400 metres long and would have a carriageway width of 6.1 metres.  On the west side of the road a footway and cycleway would be provided and on the east side a footway only.

Traffic signals would control the new junction with Burford Road/Mill Street and the new junction with Welch Way.  Each signal controlled junction would include crossing facilities for pedestrians and cyclists and special arrangements would be made at Welch Way to provide priority exit for emergency vehicles leaving the fire station which is opposite the proposed junction.   The three accesses to serve adjoining land are likely to be in the form of priority junctions.  Connections to the existing footway and cycleway network in Puck Lane and Dark Lane would also be provided.

Dark Lane is proposed to be closed to motor vehicles at its eastern end where the new road crosses it.  A connection would be maintained for pedestrians and cyclists and a section of the carriageway would be landscaped.

The road would be built in the Witney Conservation Area.  A store in the highways depot which is on the line of the new road needs to be demolished.  A separate application for conservation area consent to demolish it has been submitted.  

The road would cross land that is owned by the County Council, West Oxfordshire District Council and All Souls College.  The County Council’s Highway Depot in Dark Lane is to close with the offices relocating to Kidlington.  The road is to be funded by the redevelopment of the adjoining parcels of land (see plan).  Separate planning applications for development of the land either side of the road will be submitted to and determined by West Oxfordshire District Council.

Relevant Local Plan Policies

West Oxfordshire Local Plan – adopted November 1997

T1
-
Traffic management measures to give priority to safe and convenient movement of pedestrians, cyclists, vehicles, reduce traffic conflicts, minimise environmental damage and alleviate congestion.

T2
-
Measures to protect, improve and extend facilities for cyclists.

T6
-
Seek to provide new off-street public car parking areas.

T9
-
Protect lines of road schemes from development (including West End Link Road).



WIT 4
-
Seek to direct non-essential traffic away from environmentally sensitive parts of Witney town centre, by modifying existing roads, provision of new roads and traffic management measures.

WIT 5
-
Seek the retention or replacement of all off-street parking areas.

Witney Proposal 9 – West End Link - A road will be constructed from Welch Way to Hailey Road.

Witney Proposal 13 – Promote pedestrian priority areas, comprehensive traffic management and traffic calming measures to improve environment within centre of town.

Witney Proposal 14 – Provide traffic management and calming measures to provide greater safety to pedestrians and cyclists within and on the edge of the town centre.

Witney Proposal 15 – Improve existing and promote additional cycle routes in conjunction with new roads.

Witney Proposal 17 – Three areas for comprehensive development to rear of High Street between Welch Way and Mill Street.

BE3
-
All development should be of a high standard of design and appearance.

BE5
-
Highway Authority will be encouraged to retain landscape features, minimise visual impact of new roads and use appropriate street furniture.

BE10 &

BE12
-
Character of conservation areas will be preserved or enhanced.

BE13
-
Trees which make a contribution to a conservation area should not be removed.

CO13
-
Seek retention of important trees and encourage new planting.

West Oxfordshire Local Plan 2011, First Deposit Draft

T2
-
Measures to protect, improve and extend facilities for cyclists and pedestrians.

T4
-
Land safeguarded for highways schemes (including West End Link).

T6
-
Traffic management schemes to give priority to safe and convenient movement of pedestrians and cyclists, reduce traffic conflicts, alleviate congestion and reduce environmental damage.

T8
-
New off-street public car parks.

Witney Proposal 10 – Construction of New Highways - West End Link Road.

Witney Proposal 12 – Measures to give increased priority to pedestrians, cyclists and public transport will be promoted in Witney Central Area.

Witney Proposal 13 – Area for comprehensive mixed use development west of High Street between Welch Way and Burford Road/Mill Street.

BE2
-
New development should respect and improve character of surroundings.

BE3
-
Development should make provision for safe movement of people and vehicles, whilst minimising impact upon the environment.

BE5
-
Character of Conservation Areas will be preserved or enhanced.

BE6
-
Retention of trees, woodlands and hedgerows.



Results of Consultations:

West Oxfordshire District Council – welcomes the provision of this road.  Request to be consulted further with regard to the following matters prior to the permission being issued:

· full landscaping scheme including all means of enclosure; tree protection measures during construction work; surface water drainage arrangements; details of any phasing proposed; the design of the connections to the existing and proposed footpath/cycleway networks; the design of the lighting.

Witney Town Council – comment.  Considers the loss of parking spaces is unacceptable within this already over-stretched area.  Concern raised regarding the loss of area for recycling facilities.

Results of Consultations (contd)

Environment Agency – the area downstream of the site is known to suffer from drainage difficulties.  It is important that surface water run off is restricted to present rates and to ensure this the Agency requests that the following condition be imposed on any permission granted:

· Surface water drainage works shall be carried out in accordance with details submitted to and approved by the LPA before development commences.

County Archaeologist – new road lies on the western side of the later medieval town and may impact upon significant features that relate to this.  Also possible that Romano-British and/or Prehistoric features survive in this area.  Recommend condition that requires an archaeological watching brief to be maintained during the period of construction/groundworks.

Occupants, 30 Dark Lane – support closure of Dark Lane.  Number of questions, including timescale, committee date, details of landscaping, applications for adjoining development areas.

Occupants, 34 Dark Lane 

· Deep concern, particularly closure of eastern end of Dark Lane.  Why not possible to access new road from Dark Lane?  

· Increase in traffic in Moor Avenue.  

· Traffic lights on Burford Road junction will not be visible on top of small rise.  Should be built at same time or after northern section.

Occupants, 56 Dark Lane

· Extra traffic noise and pollution at Burford Road junction due to traffic having to stop at lights.

· Closure of eastern end of Dark Lane means residents taking busy, hazardous route via Moor Avenue.

· Road for developers and not established community.

· Road is unnecessary.

Occupants, 58 Dark Lane

· Object to wholly unnecessary and arbitrary closure of Dark Lane, we will suffer grave loss of amenity.

· There are other means to effect control of traffic.

· Favours interests of developers and not existing residents.

· If eastern end of Dark Lane closed then traffic in Moor Avenue will vastly increase.  Flow in road is restricted by residents parking, will not safely endure increase.

· Traffic approaching Witney on Burford Road will use Moor Avenue to avoid traffic lights on new road.  Essential to restrict access through Moor Avenue, further reducing amenity to residents of Dark Lane.

· Closure of Dark Lane not proposed in Witney Town Plan.

· Planning application has not been properly notified.

· More sensible to close western end of Dark Lane or allow access via one of new junctions on new road through OCC Highways Depot.

Occupant, Hazeldean, 58 Dark Lane (further letter, only new points listed below)

· Objections raised to road as part of Witney Town Plan.

· Contrary to PPG1 as harming interests of acknowledged importance and submit my interests would be harmed.

· Only part completion of project because of part funding.

· Out of date as expansion of the town has rendered a road at this point obsolete.  Better cross Windrush further from town centre.

· Draft Local Plan says road would draw additional traffic into the town.



Results of Consultations (contd)

Occupants, 62 Dark Lane

· Not against new road but totally opposed to closure of Dark Lane.  If proposed access is unsuitable then it could be realigned.  Why should access to Burford Road be denied to us?

· Increased hazards in Moor Avenue.

Occupants, 64 Dark Lane

· Closure of Dark Lane will be a significant inconvenience.

· A roundabout would be more appropriate than lights at junction with Mill Street.

· Reduction of Welch Way car park should be made good.

Occupant, 70 Dark Lane

· Object to closure of Dark Lane, alternative routes not acceptable.

· Additional traffic in Moor Avenue.

· Safety issues for vehicles travelling along Mill Street to be confronted with busy junction on brow of hill.

Occupant, 76 Dark Lane

· Questions about detail of section of Dark Lane to be closed and adjacent grass verge.

Occupant, 78 Dark Lane

· Very pleased to see closure of Dark Lane and hope work will begin as soon as possible.

16 copies of identical letter from the following properties in Moor Avenue:  12, 20, 22, 24, 27, 30, 31, 32, 33, 36, 38, 39, 41, 42, 44, 46.

· Strongly object to closure of Dark Lane as this will vastly increase traffic in Moor Avenue.

Occupant, 11 Hollis Close

· Object, will not relieve bottleneck in Bridge Street.

· Need link to Hailey Road.

· Will reduce parking in Welch Way car park.  Should build car parks on edge of town and run buses into town centre.

Occupant, Rock House, 2 Rock Lane

· Southern section is premature pending decisions of Witney Integrated Transport Strategy.  Need for northern section and impact southwards are relevant considerations.

· Northern section should provide relief to Bridge Street, southern section will increase congestion in town centre.

· Southern section is not essential to serve development areas, they could be served by local accesses off Welch Way and Dark Lane.

· Traffic implications not properly presented.

Occupant, 23 Curbridge Road

· Object, contrary to Policy WIT 4 as will not relieve Bridge Street.

· Contrary to Policy T6 as will eliminate some of the car parking in Welch Way.

· Useless without northern section across the river.

Occupant, Woodside, Woodgreen

· Some argument for bringing Hailey Road traffic over Windrush to Burford Road, no argument for continuing on to Welch Way apart from short term commercial advantage.

· Alternative exists via Moorlands Road.

Occupant, 17 Jacobs Close

· Bridge Street/Mill Street very congested and road will not provide any relief, it is likely to worsen situation.

· Should not be built until other crossing to Hailey Road has been provided.

Results of Consultations (contd)

Occupant, 3 Millers Mews

· Does nothing in traffic management terms without link across river.

· Bottom section through Welch Way car park is not required and involves inordinate loss of valuable car parking.

· Roundabout on junction with Burford Road more practical than signals and do not disrupt traffic.

Occupant, Langham Cottage, 4 Woodlands Road

· Needs to be supported.

· What proposals for alternative to compensate loss of spaces in Welch Way car park?

· Width of road does not seem adequate.



Director’s Comments:

Section 54a of the Town & Country Planning Act states “Where in making any determination under the Planning Acts, regard is to be had to the Development Plan, the determination shall be in accordance with the Plan unless material considerations indicate otherwise”.  The application is in accordance with the West Oxfordshire Local Plan, being the southern section of the West End Link, a proposal both in the adopted and first deposit draft plans.  The line of the road is protected in the Oxfordshire Structure Plan and also forms part of the emerging Integrated Transport Strategy for Witney (included in the Local Transport Plan) which is seeking to bring substantial environmental benefits to the town.

The application is supported by the District Council subject to being consulted on various detailed matters.  

However, a number of comments have been received (principally from local residents) about the proposed road.  The key concerns are summarised below:

· that the closure of the eastern end of Dark Lane is unnecessary and inconvenient

· that the closure of the eastern end of Dark Lane will result in extra traffic in Moor Avenue

· that the application is premature, should wait until northern section across the river is built

· that there are safety implications with traffic lights at the Burford Road junction and lights are disruptive.  A roundabout should be constructed instead

· that the road will reduce the number of parking spaces in Welch Way car park.

The proposed development would result in the closure of the eastern end of Dark Lane to vehicular traffic with access being left open for cyclists and pedestrians.  The closure is proposed because in terms of highway safety a junction with Dark Lane would be too close to the new traffic signalled junction with Burford Road/Mill Street.  Traffic queuing to turn right into Dark Lane at this point could create a hazard for traffic turning into WEL from Burford Road/Mill Street.  Although keeping the eastern end of Dark Lane open may be desirable it is not essential because access can be achieved from the other end.

Certainly the closure will involve residents in Dark Lane driving a more circuitous route to access their properties.  To exit onto Burford Road/Mill Street, vehicles leaving Dark Lane would have to travel via Moor Avenue.  This inconvenience can be balanced against the benefit of the road becoming a cul-de-sac and the consequent reduction in through traffic.  In fact two letters were received from residents in support of the closure.

A 12 hour traffic count was undertaken earlier this year in Dark Lane to assess the traffic implications of the Dark Lane closure.  The count showed that there are about 1000 vehicle movements in Dark Lane over the day, of which around 100 are associated with residents of Dark Lane with the remaining 900 movements associated with vehicles passing through.  Therefore the closure of Dark Lane at its eastern end would reduce the amount of traffic significantly (90%) by eliminating the through traffic.

There should also be a traffic benefit to Moorland Road (a reduction of nearly 50%) due to Dark Lane no longer being a through road.



Against this, because residents in Dark Lane would have to exit on to Burford Road/Mill Street via Moor Avenue, there would be an increase in traffic in Moor Avenue.  Based on the count and an assumption of  traffic generated by new housing that could be built off Dark Lane, figures show about 150 additional vehicle movements would occur on Moor Avenue.  This represents about a 16% increase on current daily flows, an equivalent of about an extra 12 cars per hour.

A traffic management scheme for Moor Avenue is proposed to address this increase by encouraging more traffic to use the new road rather than Moor Avenue as a route to Welch Way car park.  I recommend a condition that requires this traffic management scheme to be in place before the new road is opened.

Any closure of the eastern end of Dark Lane would require a Traffic Regulation Order to restrict the movement of traffic in Dark Lane in order to provide a safe pedestrian/cycle connection between Dark Lane and WEL.  This is subject to a separate procedure and would include public consultation. I recommend a condition that no development should commence until the Highways Authority is in a position to implement a Traffic Regulation Order. 

The suggestion of allowing access to Dark Lane off one of the junctions on the new road via the OCC Highway Depot would not give any easier access to the Burford Road than via Moor Avenue and could lead to traffic “rat running”.

There is concern that the southern section of the WEL is to be provided in isolation and that it should be provided in conjunction with the northern section that bridges the River Windrush to link with the Hailey Road. The WEL in its entirety has been a proposal in the West Oxfordshire Local Plan for many years and is seen as a complement to the Cogges Link, providing a western distributor to the town centre.  It would help reduce traffic flows particularly in Bridge Street and West End areas of the town.  However, more recent studies suggest that a direct road into the town from the north would draw additional traffic into central Witney.  Therefore, the current position is that the justification for the second stage is uncertain and that the need for the scheme in principle will be re-examined as part of the overall review of the Witney Integrated Transport Strategy (WITS) taking place later this year.

The funding has been identified for the southern section of the WEL but is not yet in place for the northern section.  At its meeting on 11 December 2001 the Council’s Executive resolved to “undertake to consider including Stage 2 (northern section) of the West End Link Road in the transport capital programme as a County-funded scheme at the next review.” 

In isolation the southern section of the WEL brings some local traffic benefits.  It will provide an alternative route for traffic currently using Dark Lane as a through route and in combination with traffic calming in Moor Avenue will reduce traffic using this road to access Welch Way.  If additional traffic management measures are implemented in the High Street (part of the review of WITS) then the new road will provide an alternative route to traffic wishing to access the Welch Way car park from the north via Mill Street.  Also the West Oxfordshire Local Plan (First Deposit Draft) sees the southern section of the WEL as “an essential on-site requirement to satisfactorily serve the adjoining development areas” and therefore should enable positive changes to this part of the conservation area which currently includes vacant industrial land and a highways depot.

Director’s Comments (contd)

If the review of WITS supports the northern section it would clearly be desirable to provide the whole WEL road in one phase.  However, the funding is not yet available.  In my view it is better to secure the provision of the southern section now rather than wait to try and secure additional funding for the entire road which may be some time in being delivered.

It is suggested that there would be safety implications with installing traffic signals at the Burford Road junction because traffic approaching the junction from Mill Street would not see the signals due to the rise in the road.  The new road would join the Burford Road in exactly the same place as Dark Lane currently does.  In my view signals would make this junction safer provided that there are adequate advance warning signs placed in Mill Street.  It is also suggested that a roundabout would be less disruptive than signals.  However, a roundabout would have a greater impact on the street scene because it requires a larger land area and is also not so cycle/pedestrian friendly as a signal controlled junction.

There is concern about the loss of car parking spaces in Welch Way car park.  The car park is owned by WODC who are the off-street parking authority.  As part of the development of adjoining land I understand that the district council is seeking to ensure that the existing spaces are not lost until compensatory spaces are secured.

The adequacy of the width of the new road has been questioned.  The width of the road has been chosen to minimise the environmental impact of the scheme and is adequate for the anticipated traffic flows.

It is suggested that the planning application was not properly notified.  Six site notices were posted in and around the line of the new road, about 30 letters were sent to nearby properties and an advert was placed in the Witney Gazette.



Recommendation:

The Committee is RECOMMENDED subject to consideration of any objections received before the date of the meeting, to approve the application subject to the following conditions:

1. detailed compliance;

2. detailed duration limit – 5 years;

3. landscaping scheme, including all means of enclosure;

4. protect trees during construction works;

5. detailed scheme for surface water drainage works;

6. design of connections to existing and proposed footpath/cycleway networks;

7. details of lighting design;

8. closure of eastern end of Dark Lane not to be implemented until appropriate Traffic Regulation Order secured;

9. traffic management measures in Moor Avenue to be implemented before road is opened to traffic;

10. archaeological watching brief during period of construction.

(Conditions 3-7 in consultation with WODC)

Contact Officer:  Mike Robinson




Tel:  Oxford 810431

Extract from Planning & Regulation Committee – 20 May 2002 - Addenda

Application No. W.04/02 (Construction of West End Link Road)

Further consultation responses and revised recommendations:

A further letter of objection has been received from the occupant pf Hazeldean, 58 Dark Lane.

He makes the following points:

1. The closure of Dark Lane will increase the traffic in Moor Avenue by up to 90% of the diverted traffic at the start of the Tower Hill school day.

2. Drivers coming from Burford will turn right into Moor Avenue to avoid the traffic lights on the new road.  This will require traffic calming measures to be provided and in place in Moor Avenue before the road opens.

3. Instead of closing Dark Lane close Moor Avenue at its junction with Moorland Road to prevent traffic rat running between Burford Road and Welch Way.

4. There is adequate distance between the end of Dark Lane and Burford Road to enable a safe junction between Dark Lane and the new road to be provided.

5. Would like his suggestion that Dark Lane be linked to the new road through the County Council depot, to be re-considered.

Director’s Comments:
The 12-hour traffic count for Dark Lane and Moor Avenue indicated that the morning peak hour for traffic was 0800-0900.  This is also the time during which children go to the Tower Hill Primary School.

The survey showed that about 12 vehicles would be diverted via Moor Avenue, during this peak period if Dark Lane is closed.  This represents about a 9% increase on the existing flows on Moor Avenue.

Condition 9 proposes that traffic management measures in Moor Avenue must be implemented before the proposed road is opened to traffic.  These measures will be designed to deter traffic from using Moor Avenue.

It is unclear whether the proposed closure is north or south of the Dark Lane junction.  However, any closure of this road will require significant detours for residents of Moor Avenue and Moorland Road, as well as for parents taking their children to the primary school.  The traffic management measures referred to in 2 above are sufficient to deter the suggested “rat running”.

The road has been designed with the minimum number of junctions in the interests of highway safety.  If a junction was provided to Dark Lane it would be too close to the Mill Street traffic signals and the road junction to serve the housing land opposite and would be potentially hazardous.

This would encourage “rat running” between Dark Lane and the new road and would not lead to any easier access to the Burford Road than is provided by Moor Avenue.

In addition the last line in paragraph 5 on page 6 needs changing to read, ‘therefore, the current position is that the justification for the second stage is uncertain and that the need for the scheme in principle will be re-examined as part of the overall review of the Witney Integrated Transport Strategy (ITS) taking place later this year.

This is because the ITS will only be looking at whether the West End Link Stage II should be included in the Strategy in principle, with further detailed justification work on the project being undertaken following approval of the Strategy in early 2003.



RECOMMENDATION

As main report.



