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1. INTRODUCTION

1.1 This Highways Response Note (HRN) has been prepared by Paul Basham Associates on
behalf of The Mulberry Investments Pension Scheme in relation to works supporting an
outline planning application for a development comprising of ¢34 dwellings at Land off
Cobbett Way, Botley. This HRN considers comments from HCC Highways (21t December
2023) which are attached as Appendix A.

1.2 HCC outlined no objection in principle to the development proposed but did seek some

further information in relation to the vehicular and pedestrian access to the site.

HCC Comments - Vehicle Access
1.3 HCC have requested clarification as to whether access onto the A334 Broad Oak has been

investigated as a potential vehicle access.

1.4 HCC highways acknowledge the additional trips generated by the development are
relatively low when compared to the existing trip levels on Broad Oak (and as a result have
requested no further assessment on capacity on Broad Oak), however have requested
information as to how the additional trips will affect Brook Lane where the carriageway
reduces in width to single lane at points and requires a cursory give way between oncoming

vehicles.
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HCC requested that an exercise is undertaken to clearly demonstrate the nature of Brook
Lane and how it may be impacted by trips generated by the development, via:
A vehicle tracking exercise of Brook Lane between Broad Oak and Cobbett Way, clearly
identifying the pinch point positions, and the area required to be kept clear to enable

vehicles to adequately manoeuvre past each other in opposing directions; and

A commentary as to how many vehicles could be accommodated within a give-way queue

before the junction of Brook Lane and Broad Oak is reached.

The investigation into whether formal priority build-outs would be beneficial.

It has also been requested that a visibility splay drawing to demonstrate that the access

junction of Cobbett Way and Brook Lane conform to current standards is provided.

HCC Comments - Pedestrian Access

The field gate access to the north of the site onto Broad Oak would be promoted for access
to the adjacent bus stop, but currently has no adjacent footway of formal crossing point.
HCC have requested clarification on the purpose of this access and also investigation for
the potential to either provide a formal pedestrian crossing point with appropriate visibility

splays, and/or provide a footway link to the existing footway network to the east.

Utilisation of the existing footway link between the northern end of Cobbett Way and
Broad Oak was proposed and is considered by HCC acceptable as a short and safe link
option. However, HCC are seeking the abovementioned improvement (ideally including a
crossing element) to reduce the need to double back on yourself if travelling towards

Hedge End.

VEHICLE ACCESS

Direct onto Broad Oak
HCC have requested clarification as to whether access onto the A334 Broad Oak has been

investigated as a potential vehicle access. An access from the existing field access onto the
A334 was investigated and could have been deliverable from a purely highways
perspective. However, due to localised flood risk in the vicinity of the field gate, it is not
possible to have a connection in this location. Therefore, access via Cobbett Way has been

proposed.
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Access via Cobbett Way/Brook Lane

In response to HCC Point (i), a tracking exercise has been completed along Brook Lane

between Broad Oak and Cobbett Way, which clearly identifies the existing pinch point
positions, and a swept path analysis of vehicles passing each other in opposing directions.

The existing conditions and swept path analysis of this has been attached as Appendix B.

As demonstrated in Appendix B, as existing the refuse vehicle encroaches into the opposite
side of the carriageway at the give-way line. Despite this, there is enough space for a
vehicle to wait at the give-way lines while a refuse vehicle passes. The straight road
alignment and good intervisibility along Brook Lane means that drivers would be able to see
a larger vehicle coming and wait further back to prevent any conflict. The combination of
adequate space for a refuse to pass a waiting vehicle, good intervisibility along Brook Lane
and that this would be very infrequent, at a worst-case scenario once a week, the location
of the give-way lines can remain as existing. Furthermore, the introduction of the additional
development would not lead to more large vehicles using Brook Lane, just the existing

refuse vehicle collecting from circa 34 additional properties.

HCC Point (ii) questions how many vehicles could be accommodated within a give-way
gueue before the junction of Brook Lane and Broad Oak is reached. The distance between
the give-way line and the junction of Brook Lane and Broad Oak measures circa 110m.
Although a large family car measures less than 5m in length, a measurement of 5.75m has
been used for robustness and to factor in space left between each car (a Passenger Car
Unit, PCU). Therefore with 5.75m used, a queue of 19 cars could be accommodated
between the give-way line at the pinch point and the junction of Brook Lane and Broad

Oak.

The proposed development trip generation of 4 arrival trips in the AM peak and 10 arrival
trips in the PM peak has been accepted by HCC. This would reflect on additional arrival
every half hour in the AM peak and every 10 minutes in the PM peak. Even if multiple
vehicles arrived at the same time and if another vehicle was approaching from the south,
the likelihood of a 19+ vehicle queue forming and extending back to and beyond the Brook

Lane/Broad Oak junction is very remote.

Therefore, the residual cumulative impact of the modest addition of vehicle traffic on Brook

Lane is not considered to be sever in the context of the NPPF para 115.
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In response to HCC Point (iii), an investigation into whether formal priority build-outs would

be beneficial has taken place.

Formal build-outs were considered, however are challenging due to the available
carriageway width along Brook Lane, the need to retain access to the frontage properties
and manoeuvring requirements for refuse vehicles and fire tenders. As Brook Lane narrows
to 3m in width at the pinch point, in order to enable a refuse vehicle to pass through the
pinch point and access Cobbett Way, the formal build-out can only be extended 0.1m into
the Brook Lane carriageway, narrowing the lane width to 2.9m. If the 0.1m build-out was
implemented the give-way lines would have to be moved so that the refuse vehicle can
manoeuvre past the waiting vehicle. Such a minor physical build out is considered more of

a safety risk (being struck) than a traffic management feature.

Although there are existing give-way lines on Brook Lane where the lane narrows, there is
no signage to identify which direction has the right of way. With the build-out suggestion
not feasible due to the nature of Brook Lane, an alternative mitigation option of priority

right of way could be implemented instead, as shown within Appendix C.

It is proposed that vehicles travelling southbound would have priority at the priority pinch
point, and this would further reduce the likelihood of waiting vehicles affecting the Brook
Lane/Broad Oak junction. Southbound the road sign will read, “Priority over oncoming
vehicles” and northbound the road sign will read “Give way to oncoming vehicles”. This will

help to prioritise traffic flows and alleviate any conflict where the road narrows.

In terms of a visibility splay at the junction of Cobbett Way and Brook Lane, visibility of
2.4m x 43m (to the posted 30mph speed limit utilising MfS guidance) appears achievable in
both the primary and secondary direction. A visibility splay drawing is attached as Appendix
D.

PEDESTRIAN ACCESS
It is proposed that pedestrian access in and out of the site onto Broad Oak is made via up to
two connections, being (a) via the field gate access and (b) via an existing pedestrian access

path from the northern end of Cobbett Way linking into Broad Oak.

HCC's request for a more formal crossing from the north of the site has been investigated.

The potential to provide a footway link to the existing footway network to the east was also
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explored, but due to the available verge width of cIm to the east of the field gate, a
footway of acceptable width to HCC could not be delivered. Pedestrian access for
eastbound footfall is therefore accommodated through the existing Cobbett Way link and

the introduction of a crossing point to utilise the northern footway/cycleway on Broad Oak.

As mentioned in the Transport Statement, the westbound ‘Brook Cottages’ bus stop is
located at the existing gated site access onto Broad Oak and a pedestrian access will be
provided to allow residents direct access to the bus stop. It is envisaged that the pedestrian
link between the north of the site and ‘Brook Cottages’ bus stop will be in the form of a
hoggin footpath which will connect to the existing footway along Broad Oak where the

existing bus stop is located.

The existing conditions of the gated access and the westbound ‘Brook Cottages’ bus stop is

demonstrated in Photograph 1.

Photograph 1: Existing conditions of Westbound Bus Stop

As shown in Photograph 1 there is existing pavement to serve the bus stop, which
measures circa 3.8m in length and 1.4m in width. Updated proposals are including
improvements to the existing conditions, which would see the footway extended to c12m
in length and c2m in width as well as providing a crossing point equipped with dropped

kerbs and tactile paving. The design is shown within Appendix D.
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The proposed crossing point which will provide a connection to the existing footway along
the northern side of the A334 Broad Oak requires pedestrian visibility splays splay of 1.5m x
63m in both directions based on the recorded vehicle speeds of 36.4mph eastbound and
36.0mph westbound and TG3 guidance. A drawing showing the crossing point design and

pedestrian visibility splay along with the results of the ATC survey is attached as Appendix E.

The proposed crossing point would provide a more convenient route for residents in the
northern end of the proposed development. This would ensure residents in the northern
end of the development would not have to double back on themselves to reach a

pedestrian link and therefore fully promote sustainable journeys.

As outlined in the HCC comments, whilst there is a formal signalised crossing of Broad Oak
to the east of its junction with Brook Lane, there are no safe crossing points for users
heading west in the direct vicinity of the site. The next available westbound crossing point
is at the Maypole Roundabout, circa 525m west of the site. The proposed crossing point
along the A334 Broad Oak would mean site users would have access to an accessible route
westbound without them having to double back on themselves to utilise the existing
pedestrian infrastructure. This also provides a material benefit to any users of the current

bus stop, who do not benefit from safe and suitable access.

SUMARY AND CONCLUSIONS

This HRN has been prepared by Paul Basham Associates on behalf of The Mulberry
Investments Pension Scheme in relation to an application to support an outline planning
application for a development comprising of ¢34 dwellings at Land off Cobbett Way, Botley

and considers the latest set of comments from HCC Highways (21t December 2023).

Whilst HCC raised no objection in principle to the proposed development, additional details
were requested regarding the vehicle and pedestrian accesses. This report therefore

responds to those outstanding queries.

Vehicle tracking has been provided for Brook Lane between Broad Oak and Cobbett Way. A
robust assessment explains that 19 vehicles can be accommodated between the pinch
point give-way line and the junction of Brook Lane and Broad Oak. Mitigation is proposed

to provide a more formal give-way pinch point through the provision of signage, improving
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the existing arrangement and further prevent a queue between the give-way line and the

junction of Brook Lane and Broad Oak.

The proposed development also now incorporates an improved section of footway at the
westbound bus stop on Broad Oak, and implementation of a dropped kerb/tactile paved
crossing to facilitate improved access to/from the site and bus stop for existing and future

residents.

It is considered that this report has suitably addressed the comments received from HCC as
part of the planning application and we therefore encourage HCC to look favourably on this

development in relation to highways.
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County Council

Hampshire 2050

Eastleigh Borough Council The Castle
. Winchester, Hampshire SO23 8UD
Eastleigh House
Telephone: 0300 555 1375
Upper Market Street Fax: 01962 847055
Eastleigh
www.hants.gov.uk
SO50 9YN
Enquiries To - Matt Grantham ﬁgerence 051813
Direct Line L(;g:ence 0/23/96432
Date 21 December 2023 Email eastleighdc@hants.gov.uk

Dear Ms Sharpe,

Land to the west of Cobbett Way (please see location plan) , Land Off Cobbett
Way, Botley

Outline application for residential development of up to 34 dwellings and
associated infrastructure (access only to be considered).

In regard to application O/23/96432, it is understood that the proposals involve the
construction of up to 34 dwellings, accessed from an existing end stub of highway to the
south western end of Cobbett Way. Cobbett Way itself is accessed via Brook Lane,
which itself links into the wider highway network via a priority junction onto the A334
Broad Oak.

It is further understood that this application is for the consideration of access into the
proposed development only at this point, with no assessment of the internal layout
proposed.

Having reviewed the information submitted as part of the overall application pack, most
notably the Transport Statement (187.0012/TS/5 - Original, dated November 2023),
whilst there would be no objection in principle to the development proposed, there are
concerns and questions which have not been fully covered by the TS, as outlined
below. It would be requested that this information is provided prior to a formal no
objection being issued from HCC as Local Highway Authority.

Director of Hampshire 2050
Garry Westbrook

Call charges apply. For information see www3.hants.gov.uk/contactus/call-charges
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VEHICLE ACCESS:

As outlined in the TS, an additional (up to) 34 dwellings are proposed on site, and it
would be anticipated that this would generate approximately 148 vehicle trips over an
average 12 day period, with a peak hour generation of 16 trips in the AM (4 in / 12 out)
and 15 trips in the PM (10 in / 5 out).

This is of course in addition to the trips already on the local network associated with the
approximate 30 dwellings located in Cobbett Way, vehicles utilising the access into the
rear of the adjacent car sales garage, and vehicles accessing facilities such as Manor
Farm to the south, all of which already utilise Brook Lane, and its junction with Broad
Oak.

Whilst the additional trips are relatively low when compared to the existing trip levels on
Broad Oak, there are concerns with how the additional trips may impact the working of
Brook Lane, which as outlined in the TS is single lane at points, and requires a cursory
give way between oncoming vehicles. Historically there have been concerns raised as
to how any increase in traffic flow may affect this.

It would therefore be requested that the applicants undertake an exercise to clearly
demonstrate the nature of Brook Lane and how it may be impacted, via:

i) A vehicle tracking exercise of Brook Lane between Broad Oak and Cobbett Way,
clearly identifying the pinch point positions, and the area required to be kept clear to
enable vehicles to adequately manoeuvre past each other in opposing directions; and

i) A commentary as to how many vehicles could be accommodated within a give-way
queue before the junction of Brook Lane and Broad Oak is reached.

iii) The investigation into whether formal priority build-outs would be beneficial.

This information would enable the assessment of the suitableness of Brook Lane to
accommodate additional traffic flows, and potentially inform the requirement for
additional transport modelling to be undertaken dependant on the findings.

Additionally, again given the intensification of use that the development will bring, it
would be requested that a visibility splay drawing is provided to demonstrate that the
access junction of Cobbett Way and Brook Lane conform to current standards.

In terms of the proposed connection between Cobbett Way and the development site,
drawings submitted within the TS (dimension, tracking and visibility splay) have been
assessed and would be acceptable. Whilst again there is a narrowing of road width
which will require a cursory give way between opposing vehicles, this will be between
the lower level resident specific traffic flows, and with good intervisibility it is not

Director of Hampshire 2050
Gary Westbrook

Call charges apply. For information see www3.hants.gov.uk/contactus/call-charges
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foreseen that highway safety issues will arise. It may however be prudent for formal
give way / build-outs to be provided to clarify priority, and the developer may wish to
investigate this.

Finally, in terms of vehicle access, it is noted that there is an existing field gate access
from the site directly onto Broad Oak. Clarification as to whether this access has been
investigated as a potential vehicle access is requested, given it has potential to reduce
the impact on the road users of Cobbett Way and Brook Lane, and negate potential
issues as outlined above.

Whilst visibility splays have not been assessed, there is the potential for a dedicated
vehicle access into the site, and with the future reduction in vehicle flows on Broad Oak
as the Botley By Pass is finalised, it may be a more appropriate location with less
neighbour impact.

PEDESTRIAN ACCESS:

It is proposed that pedestrian access in and out of the site onto Broad Oak is made via
up to two connections, being (a) via the field gate access and (b) via an existing
pedestrian access path from the northern end of Cobbett Way linking into Broad Oak.

In regard to the filed gate access, in its current form it would only be promoted for
access to the adjacent bus stop, with no adjacent footway of formal crossing point. As
such, clarification of purpose of this access is requested, and also investigation for the
potential to either provide a formal pedestrian crossing point with appropriate visibility
splays, and/or provide a footway link to the existing footway network to the east.

Alternatively, utilisation of the existing footway link between the northern end of Cobbett
Way and Broad Oak is proposed, and this would be acceptable in the main as a short
safe link option. It is however noted that its convenience for residents in the northern
end of the proposed development in particular is debatable, and does not necessarily
fully promote sustainable journeys given the need to essentially double back on yourself
to reach the link. As such, it would be requested that the applicants investigate
potential links between the application site and Cobbett Way to the north to give
adequate permeability.

Finally, in regard to pedestrian movements, and indeed cyclists who may wish to link
into the local cycleway's after an initial walk and push, clarification of where safe
pedestrian crossing points are located is requested. Whilst there is a formal signalised
crossing of Broad Oak to the east of its junction with Brook Lane, which will be
beneficial for users accessing the village amenities, and primary school, where is the
nearest safe crossing point for users heading west? It would be anticipated that future
residents will require this movement for secondary school journeys (anticipated to be on
Woodhouse Lane). Drop kerbs and tactile paving will be required as a minimum, and
more formal crossing points (i.e. refuges) should be fully investigated.

Director of Hampshire 2050
Gary Westbrook

Call charges apply. For information see www3.hants.gov.uk/contactus/call-charges
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If the applicants can provide details and clarification of the issues as outlined above,
then a re-assessment of the application can be undertaken, and an updated
consultation response supplied.

This updated response will also cover any highway infrastructure requirements; the
level of developer contributions required; and details of any conditions that would need
to be applied should a permission be granted.

Yours sincerely,

Matt Grantham

Director of Hampshire 2050
Gary Westbrook

Call charges apply. For information see www3.hants.gov.uk/contactus/call-charges
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solely for the use of the authorised recipient and this document may not be used,
copied or reproduced in whole or part for any purposes other than which it was
- supplied by Paul Basham Associates. Paul Basham Associates makes no

EXISTING VEGETATION ALONG THE NORTHERN SIDE OF - representation, undertakes no duty and accepts no responsibilities to any third
BROAD OAK TO BE CUT BACK TO REMAIN BELOW 600MM party who may use or rely upon this document or the information.

GENERAL NOTES

1. THIS DRAWING IS INTENDED TO BE READ IN CONJUNCTION WITH
ALL RELEVANT ARCHITECTS, ENGINEERS, SERVICES AND
- SPECIALIST DRAWINGS, DETAILS AND SPECIFICATIONS.

/ 2. ANY VARIATIONS OR DISCREPANCIES BETWEEN THESE
DRAWINGS IN TERMS OF DIMENSIONS OR DETAILS SHOULD BE
e T e ) / DRAWN TO THE ATTENTION OF THE ARCHITECT AND/OR THE

) N ENGINEER FOR CLARIFICATION.

3. ALL FIGURED DIMENSIONS TO BE TAKEN IN PREFERENCE TO
SCALED DIMENSIONS. DO NOT SCALE THIS DRAWING.

VEGETATION TO BE CUT BACK

TO BELOW 600MM AND TREE 4. PAUL BASHAM ASSOCIATES ACCEPTS NO RESPONSIBILITY FOR

CANOPIES TO BE ABOVE 2M TO THE ACCURACY OF BACKGROUND INFORMATION PRODUCED BY
ENSURE VISIBILITY IS THIRD PARTIES — THIS MUST BE TREATED AS INDICATIVE ONLY.
ACHIEVABLE 5. THIS DRAWING SHOULD ONLY BE USED FOR CONSTRUCTION IF

THE PROJECT PHASE IN THE TITLE FRAME BELOW IS SHOWN AS
“CONSTRUCTION”. PAUL BASHAM ASSOCIATES TAKE NO
RESPONSIBILITY FOR CONSTRUCTION WORKS UNDERTAKEN TO
DRAWINGS WHICH ARE NOT MARKED UNDER THIS PHASE.

6. VISIBILITY SPLAYS ARE BASED OFF OF THE RECORDED 85TH
— %ILE SPEEDS OF 36.4MPH EASTBOUND AND 36.0MPH
\ WESTBOUND ON THE A334 BROAD OAK.

7.  ANY EXISTING VEGETATION WITHIN THE VISIBILITY SPLAYS WILL
BE CUT BACK TO BELOW 600MM AND TREE CANOPIES WILL BE
OVER 2M.
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Botley ATC, A334 Broad Oak (Western Site)

Direction: Westbound
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Botley ATC, A334 Broad Oak (Eastern Site)

Direction: Eastbound
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