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1 Introduction 

1.1 Rappor Consultants Ltd (Rappor, formerly Cotswold Transport Planning) is retained by 

Rosconn Strategic Land and Thomas Eric Baker and Sally Rose Hall, the Executors of Mr 

E C Baker and Mrs J Baker (the Appellants) to provide transport and highways advice in 

relation to the planning appeal (following the refusal of an outline planning application) for 

up to 233 new dwellings on a site to the south of Radwinter Road (East of Griffin Place), in 

Saffron Walden.  

1.2 This Technical Note provides a response to the comments received regarding the submitted 

“Wheatcroft amendments”. The Wheatcroft amendments covered two additional drawings 
that have been agreed with Essex County Council (ECC), as local highway authority 

subsequent to the submission of the Appeal. The drawings subject of the Wheatcroft 

amendments were: 

a) Drawing 2206-01-TS-01 Rev B- High Street / Church Street Junction 

Preliminary Traffic Signal Design (CD B47); and 

b) Drawing 20-1142-SK16- Proposed Western Pedestrian / Cycle Link (CD B48. 

1.3 The proposed signalisation of the High Street / Church Street junction is not a new proposal. 

It was originally proposed as part of the outline planning application and included within the 

Transport Assessment (CD A22) and subsequent submissions (CD A76).  

1.4 The drawing subject of the Wheatcroft amendment consultation (CD B47) presents a more 

detailed design for the signalisation of the junction than the proposed drawings previously 

submitted as part of the outline planning application. The further illustrative details of the 

signalisation which are shown on the drawing comprise: 

a) The drawing is based on topographical survey base, rather than an OS base, 

for greater accuracy. 

b) The drawing is now also based on ground penetrating radar survey. 

c) Initial utilities searches have been undertaken and are taken account of in the 

drawing. 

d) The drawing now shows a preliminary traffic signals arrangement, which 

provides illustrative details of infrastructure required to deliver a traffic signal 

controlled junction (e.g. poles, heads, any underground cabling and ducting to 

connect the various elements of the junction together). 

1.5 The drawing has been agreed with Essex County Council (ECC) as local highway authority 

as set out in the Supplementary SoCG on Transport Matters (CD B40 paragraph 3.5). It is 

important to note that this drawing is preliminary, for planning purposes only. Should 

planning permission be granted, there would be a further detailed design process to be 

undertaken with ECC to finalise and agree the layout of the works prior to construction. This 

design process would allow the scheme to be refined further, whilst still remaining in general 

accordance with the planning approved drawings. This detailed design process would also 

include a requirement for Stage 2 and 3 Road Safety Audits.       

1.6 It is noted that the Rule 6 Party has expressed support for the proposed pedestrian / cycle 

link.  

1.7 Comments have also been provided with regard to other drawings that do not form part of 

the Wheatcroft amendment. This is because these drawings have been submitted as part 
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of the outline planning application, and so have previously been available for comment. As 

such, any comments on other drawings have not been considered further in this Note.   

1.8 A total of 150 responses have been received. For ease of reference, these responses have 

been numbered. A redacted and numbered set of all responses is provided at Appendix A 

of this Note.  

1.9 Many of these responses cover similar themes and so in responding to these comments 

the main topics / themes have been identified, alongside the response on behalf of the 

Appellant. For each topic, the response numbers within which the topic has been raised is 

also identified.   

2 Review of Comments 

2.1 The tables below provide a response to each of the topics raised within the responses 

received. Matters related to heritage and air quality impacts are addressed in other 

documents.  This Note considers the highways and transport related comments only.
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Comments on drawing no. 2206-01-TS-01 Rev B Preliminary Traffic Signal Design 

No. Response No’s Topic / Theme Response 

1 

4, 8, 9, 11, 12, 24, 25, 29, 
32, 35, 36, 40, 41, 43, 45, 
46, 48, 51, 53, 55, 65, 66, 
71, 74, 84, 86, 87, 88, 90, 
91, 95, 99, 104, 106, 114, 
115, 116, 117, 118, 119, 
125, 128, 130, 131, 134, 

139, 140, 149 

Traffic signals on Church Street 
would narrow footways and make 
it more difficult for pedestrians to 
pass. 

The footways on Church Street will be widened as only a single traffic 
lane is required at the junction. This will ensure sufficient width is 
provided to provide the traffic signals and maintain a footway width of 
1.2m or greater. A minimum width of 1.2m conforms with guidance in 
the DfT publication ‘Inclusive Mobility’ (CD K9) and has been confirmed 
as acceptable by ECC.   

2 

4, 8, 9, 11, 12, 21, 24, 25, 
29, 32, 33, 34, 36, 40, 41, 
45, 46, 47, 48, 53, 55, 62, 
65, 66, 71, 72, 74, 84, 86, 
87, 88, 89, 90, 91, 93, 95, 

99, 104, 106, 114, 115, 
116, 118, 119, 125, 128, 
130, 131, 134, 139, 140, 

149 

Effect of deliveries and parking on 
High Street and Church Street. 

Deliveries and parking on High Street are existing issues. The 
proposals are forecast to add a minimal number of additional vehicle 
movements on High Street to the south of the junction that would be 
within the existing daily variation in traffic flows on High Street. 

The comments make reference to the ‘Saffron Walden Parking and 
Loading Study’ dated 18 March 2022, which is based on surveys 
undertaken in October 2021. It is unclear whether this report is publicly 
available. It is also noted that this report, and the surveys within, have 
been undertaken and produced well after the submission of the outline 
planning application.  

In the vicinity of the junction, there are restrictions that prevent waiting 
and loading at any time. Further from the junction, loading is permitted 
but waiting is restricted between 08:00 and 18:30. On Church Street, 
loading is also restricted between 10:00 and 17:00. 

The report notes that “parking and loading activities on…Church Street 
is common but it has little impact on the movement of vehicles along 
those streets.  

It is then further noted within the report that there were a number of 
vehicles parked illegally on Church Street on areas where there are no 
waiting and no loading restrictions. Illegal parking is an enforcement 
issue and not a planning consideration. Again, the report notes that 
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parking on Church Street does not result in any impact on the 
movement of vehicles.  

On High Street, the report also notes that there were a large number of 
illegally parked vehicles, some of which are considered to cause minor 
delays to passing traffic. In addition, delivery vehicles on High Street 
are also noted to be parked illegally in locations where loading is not 
permitted. Again, illegal parking is an enforcement matter.  

The report notes that “the loading ban that exists on much of High 
Street could be extended to reduce the problem of delays caused by 
deliveries, but this has to be balanced against the needs of the 
commercial properties”. It is then further acknowledged within the 
report that “the management of town centres is often a compromise 
between the different functions that exist and restricting deliveries to 
improve the throughput of traffic may not be the preferred solution”.   

A review of parking and loading restrictions on High Street could be 
undertaken as part of the detailed design of the junction works post-
planning should this be considered appropriate. Any changes to 
restrictions would require further consultation.   

Notwithstanding the above, the report is based on existing issues, and 
not issues that will be created by the proposals. As is acknowledged in 
the report it is not uncommon in such town centre locations for there to 
be different users of the highway network and, in the case of a parked 
or delivery vehicle, for there to be very short-term delays to vehicles as 
a result. Traffic signals in such town centre locations are not 
uncommon, indeed there is an existing signal-controlled junction to the 
south on High Street.  

The traffic signal-controlled junction would include vehicle detection 
loops that would allow the controller to continually monitor traffic flows 
and vehicle speeds and amend the signal timings accordingly. As such, 
they will be able to respond to events such as short-term breaks in the 



         Radwinter Road, Saffron Walden: Response to comments on Wheatcroft Amendments 

 6 

flow of traffic and ensure ‘lost time’ is kept to a minimum by allowing 
traffic on other approaches to proceed.   

In addition, the new traffic signals will be linked with the existing signals 
at the High Street / George Street junction to allow timings between the 
two junctions to be co-ordinated.      

The proposed traffic signals have been agreed as appropriate by ECC 
as local highway authority.        

3 

4, 8, 9, 11, 12, 24, 25, 29, 
32, 33, 34, 35, 36, 39, 40, 
41, 45, 46, 48, 51, 53, 55, 
59, 63, 65, 66, 71, 74, 84, 
86, 87, 88, 90, 91, 93, 95, 

99, 100, 104, 105, 106, 
109, 110, 112, 113, 114, 
115, 116, 118, 119, 121, 
125, 128, 130, 131, 134, 

139, 140, 149 

Traffic signals will increase 
congestion on High Street / 
Bridge Street. 

Whilst the installation of traffic signals will result in a level of queueing 
traffic on High Street as a result of the operation of the signals, the 
results of the junction capacity analysis presented in the Transport 
Assessment (CD A22 pages 72-73) demonstrate that the traffic signals 
will result in a significant improvement in overall junction performance 
by reducing the predicted queue length during the AM peak on Church 
Street from 65 vehicles (2026 base plus committed development, i.e., 
without development traffic) to 15 PCUs (Passenger Car Units) with the 
addition of development traffic.  

The predicted queue lengths on High Street north are 6 PCUs in the 
AM peak and 10 PCUs during the PM peak. These queue lengths will 
not extend back to the junction with Castle Street.   

Outside of peak periods, traffic flows, and their associated queue 
lengths will be reduced over these levels.  

The proposed traffic signals have been agreed as acceptable by ECC 
as local highway authority.  

4 

1, 2, 19, 23, 24, 31, 37, 39, 
43, 54, 63, 96, 98, 101, 

102, 105, 106, 108, 109, 
111 

Increased use of Castle Street. 

Given the limited queue lengths, on High Street as set out above, it is 
not considered that the traffic signals would result in a significant 
increase in the use of Castle Street as an alternative route east from 
High Street. The comments suggest that Castle Street is “already 
suffering from high traffic” and there is reference to “pedestrian / 
vehicular conflict”. On this basis, and notwithstanding the comments 
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above regarding the limited queueing on High Street, it is considered 
that Castle Street would not be an attractive alternative route.  

No evidence is presented as to the level of traffic that might use Castle 
Street as a potential alternative route and it is not possible to accurately 
forecast the level of traffic that would seek to use this as an alternative 
route.  

Traffic signals have been agreed as acceptable in this location by ECC 
as highway authority.  

5 

4, 8, 9, 11, 12, 24, 25, 29, 
32, 35, 36, 40, 41, 45, 46, 
48, 51, 53, 55, 65, 66, 71, 
74, 84, 86, 87, 88, 89, 90, 
91, 95, 99, 100, 104, 106, 
110, 114, 115, 116, 117, 
118, 119, 125, 128, 130, 
131, 134, 139, 140, 149 

Note on drawing stating “Unable 
to survey within highway due to 
high volume of traffic”. 

This Note refers to the Ground Penetrating Radar (GPR) survey. For 
health and safety reasons the surveyors were not able to survey the 
carriageway on High Street without traffic management in place. The 
topographical survey covers the full width of the highway and the GPR 
survey has covered the footways at the junction. This is sufficient for 
design purposes at this stage. Any further survey work required can be 
undertaken as part of the detailed design that would take place 
following the grant of planning permission.  

6 

4, 8, 9, 11, 12, 18, 21, 24, 
25, 26, 29, 32, 34, 35, 36, 
39, 40, 41, 45, 46, 48, 53, 
55, 61, 65, 66, 71, 73, 74, 
84, 85, 86, 87, 88, 90, 91, 
92, 95, 98, 99, 104, 106, 
114, 115, 116, 118, 119, 
121, 125, 128, 130, 131, 

134, 139, 140, 149 

Queueing on Church Street 
already extends back to Ashdon 
Road. 

As set out above, the traffic signals will result in a significant reduction 
in queue lengths on Church Street during the AM peak.  

7 18, 24, 51, 80, 81, 83, 148 

Evidence of operation of traffic 
signals / Justification for 
proposals. 

As the proposed signalisation of the High Street / Church Street 
junction was originally proposed as part of the outline planning 
application, detailed junction capacity analysis has been undertaken 
and was presented in the Transport Assessment (CD A22 Pages 72-
73). This demonstrates that the proposed traffic signals are forecast to 
operate within capacity and would result in a significant improvement in 
junction performance over the existing priority junction arrangement.  
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The capacity analysis has been subject to review and approval by 
ECC. 

8 

1, 2, 3, 4, 5, 8, 9, 11, 12, 
13, 24, 25, 29, 30, 31, 32, 
34, 36, 40, 41, 42, 45, 46, 
48, 51, 53, 55, 65, 66, 71, 
74, 84, 86, 87, 88, 90, 91, 

95, 99, 104, 106, 114, 115, 
116, 118, 119, 124, 125, 
128, 130, 131, 134, 139, 

140, 141, 144, 149 

Impact of traffic across the rest of 
the town and Sewards End. 

A comprehensive assessment of the effect of the development on the 
local highway network has been undertaken as part of the outline 
planning application. Subject to the agreed package of transport 
measures, ECC has agreed that the proposals will have no adverse 
impact on the highway network.   

9 1, 2, 31 

The proposed mitigation fails the 
test of “reasonableness” which a 
planning condition must meet. 

It is suggested that the proposed junction works ‘fails’ the test as the 
Appellant does not have the necessary authority to meet the proposed 
conditions. The planning conditions have been agreed with ECC and 
would allow the Appellant to deliver the proposed highway works. All 
works proposed are within the publicly adopted highway. As part of the 
detailed design of the works post-planning, the Appellant would be 
required to enter into a S278 agreement with ECC before any works 
can be undertaken. Part of this S278 agreement would include 
approval of the detailed design drawings.    

10 

4, 8, 9, 11, 12, 21, 25, 29, 
32, 35, 36, 39, 40, 41, 45, 
46, 48, 51, 52, 53, 55, 57, 
65, 66, 71, 72, 74, 84, 85, 
86, 87, 88, 89, 90, 91, 93, 

95, 99, 100, 104, 106, 110, 
114, 115, 116, 118, 119, 
125, 128, 130, 131, 134, 

139, 140, 149 

Junction is too close to existing 
traffic signals at High Street / 
George Street. 

As set out above, the junctions will be linked to ensure signal timings 
can be coordinated. The signalisation of the junction is agreed with 
ECC as highway authority as being appropriate and deliverable.  

11 18 
Traffic lights will frustrate drivers 
and create ‘rat runs’. 

There are other sets of traffic signals within Saffron Walden including at 
the junction of High Street / George Street to the south. An additional 
set of signals, with coordinated signal timings and minimal delays will 
not lead to driver frustration or result in a significant diversion of traffic 
to alternative routes, particularly given the forecast improvement in 
overall junction performance over the existing priority junction 
arrangement.  
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12 
18, 21, 35, 60, 73, 85, 93, 

110, 112 

Narrowing of Church Street 
carriageway to a single lane. 

The junction capacity analysis presented in the Transport Assessment 
demonstrates that the proposed traffic signals require only a single lane 
of traffic to operate within capacity (CD A22 Pages 72-73). As such, the 
carriageway on Church Street can be narrowed to provide additional 
footway width. 

ECC has confirmed that the proposed junction design is acceptable.  

13 21, 52, 58 

Traffic currently flows freely for 
most of the day. Traffic signals 
will create congestion that does 
not currently exist. 

The junction capacity analysis presented in the Transport Assessment 
(CD A22 Pages 72-73) indicates that there will be a significant 
improvement in overall junction performance, particularly during the AM 
peak. During off-peak periods, when traffic flows are lower, the traffic 
signals will allow vehicles to safely exit from Church Street where 
visibility is currently severely restricted. In addition, the traffic signals 
will also provide controlled pedestrian crossing facilities for pedestrians 
crossing High Street and Church Street. Vehicle detection and linkage 
of the junction with the High Street / George Street junction will ensure 
delays are minimised as far as possible.    

14 35 

Drawing is annotated with number 
1-8 but only 1-3 appear in the 
notes.  

The numbers 1-8 on the drawing denote the traffic signal poles, and do 
not relate to the notes on the drawing.  

15 39 

Once drivers become 
accustomed to being regulated by 
lights, they will be less likely to 
make allowances where there are 
no lights. 

As above, there are existing traffic signal-controlled junction in Saffron 
Walden, so drivers are already accustomed to travelling through such 
junctions. As such, it is unclear how this would lead to changes in driver 
behaviour at other junctions.  

16 92 Impact of access to Raynhams. 

Raynhams will be incorporated within the junction via a dedicated traffic 
signal control for exiting vehicles. This will allow vehicles to safely exit 
Raynhams without conflict with other vehicle movements at the 
junction.  All works would be undertaken within the existing public 
highway. 

The design of the proposed traffic signal is agreed with ECC as 
highway authority.  
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17 105 
Application proposes alterations 
to the current one way system.  

No changes to the one-way routes within Saffron Walden are proposed. 
The changes relate solely to the signalisation of the High Street / 
Church Street junction.   

 

Comments on drawing no. 20-1142-SK16 Proposed Western Pedestrian / Cycle Link 

No. Response No’s Topic / Theme Response 

18 

4, 8, 9, 11, 12, 24, 25, 29, 
30, 32, 36, 40, 41, 45, 46, 
48, 53, 55, 65, 66, 71, 74, 
84, 86, 87, 88, 90, 91, 95, 

99, 104, 106, 114, 115, 
116, 117, 118, 119, 125, 
128, 130, 131, 132, 134, 

139, 140, 149 

Pedestrian / cycle link crosses 
third party land. 

The Appellants are in continued negotiations with the third-party 
landowner to secure a legal agreement that will allow this link to be 
delivered across the third-party land. 

It is agreed with ECC that a S106 obligation will be included that would 
require the Appellants to use reasonable endeavours to deliver this 
pedestrian / cycle link across the third-party land. 

19 

4, 8, 9, 11, 12, 25, 29, 32, 
35, 36, 40, 41, 45, 46, 48, 
51, 53, 55, 65, 66, 71, 74, 
84, 86, 87, 88, 90, 91, 95, 

99, 104, 106, 114, 115, 
116, 118, 119, 121, 125, 
128, 130, 131, 133, 134, 
139, 140, 141, 145, 149 

Drawing is difficult to understand 
and does not show entirety of 
development site.  

The drawing shows the pedestrian and cycle link between the Appeal 
site and the adjacent Redrow Homes development. It is not intended to 
show the full development site as this is shown on other plans provided 
as part of the outline planning application. 

20 

4, 8, 9, 11, 12, 25, 29, 30, 
32, 35, 36, 40, 41, 42, 45, 

46, 48, 53, 55, 65, 66, 
71,74, 75, 84, 86, 87, 88, 
89, 90, 91, 95, 99, 104, 

106, 114, 115, 116, 118, 
119, 125, 128, 130, 131, 

134, 139, 140, 149 

Link does not form part of wider 
cycle network 

The link will provide a route from the Appeal site to the wider highway 
network, alongside the new footway on Radwinter Road. From the 
Appeal site, pedestrians and cyclists would travel through the Redrow 
and Linden Homes development sites and existing routes within the 
wider town to access local facilities.   

It is agreed with ECC that the link will provide permeability with the 
adjacent development and provide access to local facilities.  
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