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1. INTRODUCTION 

 

1.1  Pell Frischmann has been commissioned by Thorp Arch Parish Council to prepare an 

objection statement against the proposed residential development on Land at Thorp 

Arch Estate near Wetherby. 

 

1.2 In particular, it considers the transport and highways issues of the development 

proposals based on the Transport Assessment (TA) produced by WYG dated 

28/06/2013 in support of the planning application. 

 

1.3 The review undertaken by Pell Frischmann raises a number of fundamental points of 

objection to the development and these are explored in detail in this document. The 

key points covered are in relation to: 

 Background 

 Proposals 

 Trip Generation 

 Trip Distribution 

 Traffic Growth 

 Sustainable Travel 

 Junction Assessments 

 Accident Analysis 

 Proposed Mitigation 

 

 

 

 

 

 

 

 

 

 

 

 

 



LAND AT THORP ARCH ESTATE, WETHERBY 
OBJECTION STATEMENT 
W50789 / R01 

 

Pell Frischmann  

 

2. BACKGROUND 

 

2.1 The Thorp Arch Trading Estate (TATE) is part of a former Royal Ordnance Filling 

Factory (ROFF) which was built between 1940 and 1942 and occupies some 260ha. 

The ROFF was closed in 1958, but since then parts of the site have been 

redeveloped for the British Library, which employs about 1,200 staff and HMPs 

Whealstun and Rudgate. The remainder of the TATE comprises about 156ha and 

has been developed for employment/retail uses partly in the former ROFF buildings 

and partly through new build. About 2,300 people are employed on TATE itself. The 

whole of TATE is proposed as a strategic housing site to accommodate 2,000 

dwellings. It is intended that some of the employment uses would be reorganised and 

consolidated broadly within the southern and eastern part of TATE, and areas 

between there and the BL and HMPs would be developed for housing. 

 

2.2 The TATE lies about 4km or just over 2 miles east of the A1. Boston Spa and 

Wetherby are the nearest large settlements, at about 4km and 6km respectively. 

Harrogate is some 18km to the North West, with York about 20km to the east and 

Leeds some 24km to the South West. Tadcaster is also located to the south east of 

the TATE at a distance of 7km. In total there are three locations in the area where it 

is possible for vehicles to cross the River Wharfe and these are as follows: 

 Wetherby 

 Thorp Arch (single track) 

 Tadcaster 
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3. PROPOSALS 

 

3.1 The TA states that the proposed scheme involves residential development at Thorp 

Arch Trading Estate, within an indicative area of 113.41 Ha of land to provide up to a 

permitted maximum of 2000 dwellings. Other elements of the scheme involve the 

creation of new playing fields (with associated changing facilities), a Primary school 

and a new Village Centre. The TA states that the Village Centre will include the 

following proposals: 

 2,466m2 convenience store 

 500m2 retail units 

 750m2 community use (health centre/children’s nursery) 

 750m2 leisure use 

 

3.2 However, it should be noted that scale of the proposed 2,466m2 convenience store 

more closely reflects the size of a supermarket which would create a significant 

number of additional vehicle trips and based on Leeds parking guidelines (a 

maximum of 1 space per 14 m2) would require approximately 175 parking spaces. 

Thus for clarity we would suggest that this terminology is revised from Convenience 

Store to Supermarket. This is particularly important when determining the trip 

generation impact using TRICS. 

 
3.3 The TA states that outside of the Village Centre, provision will be made for the 

development of a 750m2 leisure use. Associated highway works will include the 

provision of a 3km Relief Road, bridge widening across the A1(M); the traffic 

restriction of access points onto Church Causeway and pedestrian focussed 

improvements. 
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4. TRIP GENERATION 

 

4.1 In order to determine the level of trip generation the TA appears to have deducted 

trips associated with Journeys to School from those Journeys to Work. However, no 

allowance has been made for those parents who drop off their children at school and 

then travel on to their place of work as linked trips. Had this been applied then the 

number of assumed home – school – home trips would be reduced and the overall 

trip generation would be higher. 

 

4.2 The TA appears to include reductions for journeys to school in the PM peak hour 

(1630 to 1730). However, the existing primary schools quoted in Table 7.7 finish at 

1530 and therefore trips made by parents to collect their children from these existing 

schools and the new on site school are likely to occur between 1500 and 1600. Thus 

we suggest that no reductions are applied to the PM peak. 

 

4.3 Furthermore, a number of the additional land use proposals have been excluded from 

the assessment: 

 No trips have been applied for the proposed 2,466m2 supermarket 

 No trips have been applied for the proposed 500m2 retail units 

 No trips have been applied for the proposed 750m2 Health Centre / Nursery 

 No trips have been applied for the proposed 750m2 Leisure Use 

 

4.4 Whilst it is accepted that some of the trips associated the above land uses will be 

internal trips made by residents of the proposed development, a large number of the 

trips will inevitably be from other existing surrounding local areas, such as Thorp Arch 

and Boston Spa. This is particularly the case with the proposed supermarket, which 

could generate a significant number of additional trips on the surrounding highway 

network. 

 

4.5 The UDP’s Inspector Report Chapter 24 (Alteration 24/001 – Area Statement 24.1.3) 

states the following in relation to the local road network around Thorp Arch Trading 

Estate (TATE) within paragraph 24.13.  

 

“The existing road network in the area is acknowledged to be poor; it is rural in nature 

and poorly maintained.” 
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4.6 Paragraph 24.16 of the UDP Inspector’s Report also highlights the significance of the 

impact of an increase in development traffic via Boston Spa through Thorp Arch, 

especially with the capacity restrictions over Bridge Foot/ Bridge Road as stated 

below: 

 

“A packhorse bridge across the Wharfe, which is single carriageway with a narrow 

footway, provides the only convenient access into Boston Spa which is the nearest 

settlement other than Walton and Thorp Arch. It has a range of facilities including a 

secondary school. About 400 vehicles [2 way] use the bridge in the am peak hour 

which cause congestion currently because passage across it is not controlled by any 

other means than “slow” signs. The likely increase in traffic from the strategic housing 

site, combined with some likely increase following rearrangement of local access to 

the A1 after its improvement, would in my view necessitate the introduction of traffic 

lights to control one-way flows. This would add to the existing congestion and delays 

in reaching Boston Spa.” 

 

4.7 The associated problems with the increase with additional development trips via 

Thorp Arch into Boston Spa is further outlined in paragraph 24.17 as: 

 
“Whilst mitigation measures [such as gateways, carriageway width reduction and 

lower speed limits] are proposed to reduce traffic speed and through traffic in Thorp 

Arch village, currently unrestricted car parking on Bridge Road leading from the bridge 

to Boston Spa High Street effectively narrows the carriageway to single width for a 

much longer length of road than the bridge. Car parking would need to be prevented 

along its length to ensure the free flow of traffic, and this may be problematic because 

of the lack of off-street parking for many residents of Bridge Road” 

 
4.6     Notwithstanding the resulting impact of queuing and delay over Bridge Foot/Bridge 

          Road, there will likely be additional concerns at the three arm junction of Bridge Road 

          and High Street, as stated in paragraph 24.18 as: 

 
“the junction of Bridge Road and High Street is a three arm priority junction where the 

High Street has priority. Given that traffic travelling into the village would come south 

through the traffic lights at the bridge in groups they would then be likely to experience 

a second similar delay at peak periods in exiting onto High Street. A pelican crossing 
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some 10m to the west of this junction could add to the delay in making right turn 

movements, even if a second set of traffic lights were to be introduced at the junction” 

 

4.7 The above extracts from the UDP’s Inspector Report clearly conclude that the route 

through Boston Spa via Thorp Arch is constrained by the packhorse bridge, on street 

parking and capacity of the Bridge Road / High Street priority junction. It also 

acknowledges that mitigation of the above issues would be necessary to 

accommodate increased demand by development at the TATE. However, with respect 

to on-street parking this would be problematic due to a lack of on street parking on 

Bridge Road for existing residents. 

 

4.8 The existing Packhorse Bridge currently experiences congestion at peak times 

providing access for existing local traffic, it is therefore totally unacceptable to increase 

the traffic impact at the bridge without mitigation to increase capacity.  No mitigation is 

proposed. 
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5. TRIP DISTRIBUTION 

 

5.1 Table 7.12 of the TA includes a comparison of Journey Times to/from the A1 via 

Boston Spa and Wetherby. The results in Table 7.12 are presented in seconds, 

however in order to compare driver route choice more easily the results have been 

converted into minutes: 

 

Table 5.1 – Journey Time Survey in Minutes 

Route Time (minutes) 

Via Boston Spa Via Wetherby 

Church Causeway To A1 7 6 

Church Causeway From A1 5 6 

Wighill Lane to A1 7 6 

Wighill Lane from A1 7 7 

 

5.2 As can be seen in the Table above, the journey times to the A1 via Boston Spa are 1 

minute greater than via Wetherby. However, the journeys from the A1 via Boston Spa 

are either the same or 1 minute less. This suggests that there is very little difference 

in the journey times between the two routes and consequently it is reasonable to 

assume that a significant proportion of the existing traffic would opt to travel via 

Boston Spa when travelling to/from the A1. Furthermore, no consideration is given to 

the prospect of local trips to nearby facilities in either Thorp Arch or Boston Spa 

attracting more journeys via this route. In particular, existing employees at TATE may 

undertake pass-by trips to facilities in Thorp Arch or Boston Spa and the same would 

apply to future residents. 

 

5.3 Similarly, Table 7.13 of the TA includes an assessment of the Journey Times and 

Length of the two routes following the implementation of the proposed Western Relief 

Road. As above, the journey times have been converted to minutes for ease of 

reference and forming a comparison: 

 

 

 

 

 



LAND AT THORP ARCH ESTATE, WETHERBY 
OBJECTION STATEMENT 
W50789 / R01 

 

Pell Frischmann  

 

 Table 5.2 – Journey time To/From A1 via Western Relief Road/ Boston Spa 

Route Link Length (km) Link Speed (km/hr) Time (Min) 

To A1 via Wetherby 6.848 63.86 6 

From A1 via Wetherby 6.868 63.06 7 

To A1 via Boston Spa 

(Through Thorp Arch) 
4.992 38.76 8 

From A1 via Boston Spa 

Through Thorp Arch) 
5.372 45.36 7 

 

5.4 As can be seen in Table 5.2 above, the route to the A1 via Wetherby is 

approximately 2km longer than via Boston Spa, but is estimated to take 2 minutes 

less. However, the route from the A1 via Boston Spa is estimated to take the same 

amount of time as via Wetherby but the distance travelled is approximately 1.5km 

less. Again, this suggests that there is very little difference in journey times between 

the two routes and it is therefore reasonable to assume that a significant proportion 

of existing traffic and traffic generated by the proposed development will utilise the 

route through Boston Spa and Thorp Arch. 

 

5.5 It should also be noted that the journey times for the proposed relief road shown in 

Table 5.2 are either equal to or greater than the existing route via Wetherby shown in 

Table 5.1. This brings into question the purpose of the relief road. 

 

5.6 The proportion of traffic that has been allocated within the TA to travel via Boston 

Spa through the village of Thorp Arch and along Wood Lane is shown in Table 5.3. 
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 Table 5.3 – Proportion of trip generation using Wood Lane 

 AM Peak PM Peak 

 Northbound Southbound Northbound Southbound 

Existing traffic travelling 
through The Village 

86 59 31 48 

 Arrivals Departures Arrivals Departures 

Total Trip Generation of 
housing site 

269 938 773 428 

 Northbound Southbound Northbound Southbound 

Trip Generation of housing 
site through The Village 

28 84 60 38 

% of Trip Generation through 
The Village 

10% 9% 8% 8% 

% increase in traffic through 
The Village with 

development 
33% 142% 194% 79% 

 

5.7 As can be seen in Table 5.3 the proportion of traffic using Wood Lane is between 8% 

and 10%. This is somewhat surprising given the journey time comparison set out 

above, which suggests that the proportion of vehicles using this route would be much 

higher. It is also clear from Table 5.3 that there would be a significant increase in 

traffic travelling through The Village of Thorp Arch even with only 10% of traffic 

allocated to this route. 

 

5.8 Furthermore, section 8.6 of the TA includes an assumption that existing traffic 

accessing the Thorpe Arch estate will be reassigned as a result of the development 

proposals and a breakdown of these numbers is provided in Appendix GG. 

 

5.9 The TA assumes that all diverted traffic currently travelling through Boston Spa via 

Church Causeway to reach the Thorp Arch Estate originates from the A1 and will be 

reassigned via Wetherby. However as already outlined above, due to distance and 

journey times, it is more likely that the existing traffic will continue to travel through 

Boston Spa and instead of travelling via Church Causeway will be simply reassigned 

through Thorp Arch and along Wood Lane. The assumed number of existing vehicles 

travelling via Church Causeway is provided in Table 5.4 together with an assessment 

of the impact on traffic through Thorp Arch Village. 
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Table 5.4 – Impact of reassigned traffic on Thorp Arch Village 

  AM Peak PM Peak 

  Northbound Southbound Northbound Southbound 

Existing traffic through The 
Village 86 59 31 48 

Trip Generation of housing 
site through The Village 28 84 60 38 

Reassigned Traffic from 
Church Causeway 79 28 33 85 

Increase in Traffic through 
the Village with reassigned 

traffic and housing trips +107 +112 +93 +123 

% Increase in Traffic through 
the Village with reassigned 

traffic and housing trips 124% 190% 300% 256% 

 

5.10 As can be seen in Table 5.4 the potential impact of traffic passing through Thorp 

Arch village will be significant if existing traffic is reassigned from Church Causeway 

and the housing development traffic is included. However, if a more realistic 

proportion of development traffic is allocated through Thorp Arch then the impact on 

the village would be even greater and would be very detrimental to the environmental 

conditions in Thorp Arch village and on the approaches to the Packhorse Bridge, 

particularly adjacent to the residential properties in Boston Spa. 

 

5.11 In terms of the wider distribution, it is important to note the significance of Tables 7.10 

and 7.11 within the TA and its overall impact of the assessment. In particular, it is 

unclear as to why: 

 the Ward of Wetherby has been selected as the extent of the local 

distribution area. Given the rural location of the site it would seem more 

logical to include local urban / employment areas such as Leeds, York, 

Wetherby, Harrogate etc 

 no justification as to why “the local distribution has been adjusted by 

halving the vehicular trips within the estate and reallocating those 

flows proportionally to the other two destinations”. This is fundamental 

to the overall traffic generation and distribution impact. As noted in the TA 

Leeds CC has made comments about the % of Thorp Arch flows being too 

high. The proposed methodology for revising these % values by halving the 

Thorp Arch % is therefore not justified.  We consider that even halving the 

vehicular trips within the site is unrealistic, as the vast majority of the 
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employees within Thorp Arch estate will not live in the proposed housing 

development. 

 

5.12    Within paragraph 24.19 of the UDP Inspector’s report there are concerns to the 

strategic nature of how the local highway network and whether these can be 

adequately be addressed to serve a housing development at the TATE:   

 
“Little thought appears to have been given to the ways in which the above problems 

in Boston Spa would be addressed as part of the Strategic Housing Site 

development. The Council’s intention to consider the “various alternatives” for traffic 

control, and undertake public consultation on the matter before a decision is made in 

the context of an adopted proposal, does not assure me of the certainty of a 

satisfactory or viable solution which would make the SHS capable of implementation. 

The possible cost is again not in evidence.” 

 
5.13 Further to this, the TA does not assess in a sufficient level of detail the impact of 

alternative scenarios on the highway network for various sensitivity tests such as: 

 Proposed impact of a higher % increase in development traffic within the Thorp 

Arch and Boston Spa area 

 Potential for increased committed housing planned within Spofforth Hill (500+ 

homes are due to be submitted for planning) 
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6. TRAFFIC GROWTH 

 

6.1 In section 4.18 the TA refers to traffic flow information collected from a number of 

unspecified sites in the local area between 2000 and 2011. No data is provided for 

2012. The TA then goes on to state that there has been no traffic growth between 

2012 and 2013. This is despite growth subsequently being applied to future year 

assessments up to 2023 later in the TA. For consistency and in accordance with 

standard practice it is recommended that traffic growth is included from 2012 to 2013. 

If traffic growth is only minimal between 2012 and 2013 then for robustness why not 

include it? 

 

6.2 Section 3.1.7 of the Planning Statement states the following: 

 

“The initial phase of the development would see the construction of 1,100 new 

homes, a new sports pavilion, a primary school and a village centre; providing 

retail and leisure facilities. It would directly impact on only 4 existing businesses 

and 24 jobs. 10 of these employees would relocate to their employer’s existing 

alternative premises on the Estate. This period would see the loss of 32,140 ft2 

(including Units 202 and 205 of 16,997 and 14,757 ft2 respectively), of occupied 

buildings, and the demolition of 45,293 ft2 of predominately redundant buildings that 

do not meet modern business requirements. As such the first ten years of the 

development would have a minimal impact on both businesses and jobs on the 

Estate.” 

 

“The second phase of the development would see the construction of a further 

900 new homes (resulting in a total of 2,000 houses). It would also see the further 

demolition of redundant buildings within the retained commercial estate and the 

construction of new buildings and a refurbishment of existing buildings.” 

 

6.3 The extracts above state that in the initial 10 year period 1,100 houses would be built, 

with the remaining 900 built thereafter. However, section 8.1 of the TA states the 

following: 
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“It is anticipated that the build out period for the development will be greater than five 

years. Therefore, the impact of the development has been assessed over a ten year 

period and considers the impact in 2013 and 2023.” 

 

6.4 Given that only 55% of the development will be constructed during the first 10 year 

period, the proposed assessment year of 2023 for all 2000 properties is deemed 

inadequate. 

 

6.5 We would therefore suggest that the future assessment year is revised up from 2023 

in order to account for conditions on the network following the completion of all 2000 

properties. Given the construction period of the first phase, we would anticipate that 

this would be at least 15 years (2028), but may ultimately be more depending on the 

programme for the second phase. 

 

6.6 This view is consistent with DfT Guidance, which states the following:  

 

“In addition to the opening year, one or two further assessment years should be 

considered. For the local transport network, a development should be assessed with 

regard to the LDF, and for a period of no less than five years after the date of 

registration of a planning application. Should the development take place over a 

longer period, it would be appropriate to extend the length of the assessment 

period.” 
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7. SUSTAINABLE TRAVEL 

 

7.1 Walking 

7.1.1 The TA includes a plan showing walking isochrones from the edge of the 

development site at distances of 800m and 2000m (Appendix E). In section 3.1 the 

TA refers to walking distance guidelines as set out in Manual for Streets (MfS), which 

are as follows: 

 

“Walkable neighbourhoods are typically characterised by having a range of facilities 

within 10 minutes’ (up to 800) walking distance of residential areas which residents 

may access comfortably on foot. However, this is not an upper limit and PPS13 

states that walking offers the greatest potential to replace short car trips, particularly 

those under 2km”. 

 

7.1.2 Appendix F shows the location of existing local facilities within the vicinity of the site 

and the 2000m isochrome walking distance shown as per Appendix E. Whilst 

Appendix F does not include the 800m isochrome, by comparing the location of 

facilities with Appendix E it is possible to see that those facilities currently located in 

Boston Spa and Walton are outside the comfortable 800m (10 minute) walking 

distance indicated in the above guidance. 

 

7.1.3 Furthermore, Appendix E states that walking distances have been measured from 

the edge of the site. Thus the majority of properties located to the north and east of 

the development site would also be outside the upper limit of 2000m when accessing 

Boston Spa. Similarly, the majority of properties to the south and east of the 

development would be outside the upper limit of 2000m when accessing Walton. This 

is demonstrated in a map included as Appendix A of this document. 

 

7.1.4 Given the above, PF do not agree with the conclusion in 3.9, which states that there 

are numerous existing facilities within close proximity of the site that will ensure that 

the development is sustainable. Indeed it is clear that nearly all of the existing 

facilities referred to are outside a comfortable walking distance (800m or 10 minutes) 

and many properties would also be more than 2 kilometres from such facilities. 

Consequently, this will encourage shorter trips to these existing facilities to be made 

by car.  In fact, given the location of services in Wetherby and Boston Spa, it is our 



LAND AT THORP ARCH ESTATE, WETHERBY 
OBJECTION STATEMENT 
W50789 / R01 

 

Pell Frischmann  

 

view that walking as a viable mode of transport from the housing site is totally 

unrealistic. 

 

7.2 Cycling 

7.2.1 Section 3 of the Transport Assessment includes a review of the existing cycling 

facilities in the vicinity of the site. The text also refers to Appendix G, which is a plan 

showing a 5km radius from the site. Whilst it is accepted that there are a number of 

traffic free and primarily recreational cycle routes, the distances to reach a number of 

the existing surrounding facilities are towards the upper limit of the accessible area. 

This point was acknowledged in the Planning Inspector Report, which stated the 

following: 

 

“It appears to me that providing convenient and safe footways and cycleways 

could be very costly. Although the area is flat, and attractive to walkers and 

cyclists in that respect, it is inhospitable otherwise with narrow rural roads, in 

places poorly surfaced and with little or no street lighting. Considerable 

expense would be involved in creating safe cycle routes to Boston Spa and 

Wetherby and the latter settlement is beyond a reasonable cycle ride for most 

people for journeys to work or for shopping.” 

 

7.2.2 The viability of cycling as a mode of transport from the housing site is unconvincing, 

with significant distances and narrow rural roads.  Without extensive cycle 

improvements to routes linking to neighbouring settlements, it is not realistic to 

expect residents to travel to/from Wetherby or Boston Spa to carry out shopping 

activities on a regular basis. 

 

7.3 Bus 

7.3.1 The TA seems to suggest that the MfS Guidance on “Walkable Neighbourhoods’ 

should be used as the criteria for determining the appropriate distance of bus stops 

from properties. However, this part of MfS is specifically referring to walking journeys 

and does not refer to any distance that bus stops should be from properties. Indeed 

MfS only has guidance on the general location of where bus stops should be 

positioned rather than distance. As such we would agree with the standard 400m 

distance published in the CIHT Guidelines and used by both Metro and Leeds City 

Council.  
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7.3.2 The TA then refers to 4 bus routes that currently operate in the vicinity of the site. 

Three of these routes do not operate during the evening or on Sundays and are 

categorised by Metro as: 

 

“Infrequent service operates at certain times of the day, or days of the week only.” 

 

7.3.3 The remaining 770/771 route is only accessible from the north of the site and to the 

west along Walton Road. As a result there would be a number of properties to the 

south and east of the development site that would be beyond the recommended 

400m distance from these services. Thus we disagree with the conclusion in section 

3.17 of the TA which states that “the site is fairly well located for travel by bus and 

there are numerous services all within easy walking distance of the site.”  The site is 

quite clearly not well located for travel by bus, with only one service offering travel in 

the evenings and Sundays.  This service is not within easy walking distance of the 

entire site and is in fact beyond the recommended maximum walking distance to 

parts of the site. 

 

7.3.4 Furthermore, despite the conclusions reached on existing provision in section 3, 

section 6 of the TA includes details of proposed public transport improvements. In 

total 4 scenarios are briefly summarised: 

 

 Scenario 1: Apply the Public Transport Infrastructure Contribution; 

 Scenario 2: Divert the existing 770 Service and maintain the 30 minute 

frequency; 

 Scenario 3: Divert the 770 Service and increase its frequency to 15 minutes; 

and 

 Scenario 4: Divert the existing 770 Service maintain its 30 minute frequency 

and supplement it with an additional shuttle bus service on a 30 minute 

frequency. 

 

7.3.5 The proposed scenario to be taken forward is scenario 4, which the TA suggests 

would require funding of approximately £50,000 per annum (or £500,000 over 10 

years) to divert the 770 service. However, this figure differs from the cost presented 

in the Framework Travel Plan, which states that the diversion of the 770 service 

would cost £1.5 million over 10 years: 
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“The expected cost of this diversion is of the order of £1.5M secured via S106 

Agreement, which demonstrates a considerable level of commitment to sustainable 

travel.” 

 

7.3.6 In terms of the proposed Shuttle Bus service, section 3.2.4 of Planning Statement 

states the following: 

 

“The scheme will provide for a half hourly shuttle bus service into the site over a ten 

year period, with the potential for linking it with Wetherby Town Centre, local schools 

and the shops and facilities in Wetherby and Boston Spa, the precise route of which 

will be subject to ongoing discussions and community consultation. This will be 

staggered with the existing 770 service to provide an overall bus service of a 15 

minute frequency. The 770 service will be diverted into the site to ensure that all 

homes are within 400m of a bus stop.” 

 

7.3.6 In terms of the cost of providing a new shuttle bus service, the Framework Travel 

Plan states the following: 

 

 “The expected cost of this provision is £0.5M secured via A S106 contribution.” 

 

7.3.7 The proposed contribution of £500,000 towards providing a new shuttle bus service is 

deemed to be completely insufficient, particularly when compared to the costs for 

diverting the existing 770 service over the same 10 year period (£1.5 million). 

 

7.3.8 Furthermore, the above extracts from the Planning Statement suggest that a shuttle 

bus will be paid for by the developer over a ten year period. However, assuming this 

is implemented as part of Phase 1 then only 55% of the development will be 

completed during this period. The lack of access to existing regular bus services and 

need for substantial and on-going funding to support the diversion of the 770 and an 

additional shuttle bus would not result in the significant transfer of private car to the 

bus. 

7.3.7 Given the likely situation that subsidy for public transport improvements by the 

developer would be required to achieve such a network with a suggested 15-30 

minute frequency. Notwithstanding this, it is likely that the viability of these services 

will have to be strongly reliant on a relatively consistent patronage. Given the site’s 
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expected reliance on the car, it is evident that prospective users of the bus services 

in having to change from one bus service to another to travel long distances, would in 

preference use their cars which would be considerably quicker and more convenient. 

 

7.4 Rail 

7.4.1 No information on access to rail services is in provided within the Transport 

Assessment. This is possibly due to the rural location of the site and a lack of railway 

stations in the surrounding area and Wetherby. The most viable stations in terms of 

access by the 770/771 bus route are Leeds Station and Harrogate Station. The 

journey time on the 770/771 service to Leeds is approximately 1 hour, whereas the 

journey to Harrogate takes roughly 50 minutes. Whilst there are stations in other 

surrounding rural areas with limited rail services operating, these are not accessible 

by bus and as such would require residents to travel by car or taxi. The journey times 

by car or taxi to these stations would be in excess of 20 minutes. 

 

7.4.2 Given the above, it is clear that the development has a poor level of access to rail 

services. This is primarily due to the location of the site in a rural area away from 

major urban centres. Thus, due to the distances involved it will not be possible to 

improve access to rail services with the proposed diversion of the 770/771 service or 

the introduction of a shuttle bus. 
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8. JUNCTION ASSESSMENTS 

 

8.1 No junction assessments have been undertaken to demonstrate the traffic impact of 

introducing a new staggered junction arrangement on Walton Road with the 

proposed new link road. 

 

8.2 No junction assessments have been undertaken to demonstrate the impact on the 

new Wood Lane link road junction following the development. 

 

8.3 The TA has undertaken various assessments based on a total of 933 dwellings being 

constructed without the western relief road. However, no assessments have been 

included to test whether the maximum 2000 dwellings could be delivered with more 

modest and appropriate highway infrastructure, such as an upgrade to the Wetherby 

Road / Walton Road / Wighill Lane junction to provide a roundabout. We cannot 

foresee any reasons why such options have not been explored more fully within the 

Transport Assessment, particularly given the limited benefits that the new western 

relief road will provide and the significant impact it will have on Thorp Arch and the 

surrounding area. 
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9. ACCIDENT ANALYSIS 

 

9.1 Section 4.6 of the Transport Assessment includes analysis of accidents that have 

occurred within a defined study area shown in Appendix M. However, the accident 

study area in Appendix M does not include the following key routes: 

 A659 Moor End 

 A659 High Street 

 Bridge Road 

 The Village 

 Wood Lane 

 Section of Wighill Lane to its junction with Church Lane 

 A168 & Walton Road roundabout 

 A58/ A661/ A168 roundabout 

 Wattle Syke / A168 roundabout 

 

9.2 As already noted we do not agree with the proposed distribution of traffic presented 

in the Transport Assessment as it does not assign the anticipated level of traffic 

increase onto the above routes. We would therefore recommend that these routes 

are included within the accident analysis.  
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10. PROPOSED MITIGATION 

 

10.1 Section 9 of the Transport Assessment provides details of the proposed mitigation to 

address the lack of capacity on the Walton Road arm of the Walton Road / Privas 

Way roundabout. This includes extensive highway works to widen the existing road 

and structure passing over the A1(M). 

 

10.2 In order for the proposed works to be undertaken it will be necessary for the 

developer to gain approval from the Highways Agency. This is fundamental to the 

proposals as the widening is likely to require a significant level of traffic management, 

which may include the partial closure of the A1(M) during the works. 

 

10.3 As already noted, it is unclear as to what benefit the proposed Western Relief Road 

is providing. The journey times presented in the Transport Assessment suggest that 

the existing route via Wetherby (Church Causeway – Walton Road – Wetherby Road) 

will take the same amount of time as with the relief road and the key junction 

benefiting from the new route (Junction 2) appears to have adequate spare capacity 

to accommodate additional development traffic. 

  

10.4 The existing route via Boston Spa also has similar journey times to the relief road, but 

is approximately 1.5km shorter. As such this will encourage traffic to travel through 

Boston Spa in order to reach the A1(M). The knock-on-effect of this is that those 

junctions within Boston Spa will be placed under greater pressure, especially the 

High Street / Bridge Road junction and the single traffic lane over Thorp Arch Bridge 

will be adversely affected. 

 

10.5 Furthermore, the proposed staggered crossroads on the proposed relief road will 

force all traffic wishing to access the Thorp Arch Estate from Boston Spa to gain 

access through the Thorp Arch Village and via Wood Lane instead of using Church 

Causeway. Given the existing employment and proposed supermarket it is likely that 

a number of local residents will undertake this journey. However, as can be seen in 

Figure 10.5 the route via Wood Lane has a substandard width and poor alignment 

and therefore the proposals to increase traffic on this route are unacceptable. 
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 Figure 10.1 – Wood Lane – substandard width and poor alignment 
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11. SUMMARY AND CONCLUSIONS 

 

11.1 This review has been prepared by Pell Frischmann on behalf of Thorp Arch Parish 

Council in response to the proposed residential development on Land at Thorp Arch 

Estate near Wetherby. 

 

11.2 In summary the following conclusions can be drawn: 

 The existing trip generation does not include all of the proposed land uses, 

which are likely to have a significant impact on the surrounding highway 

network 

 A comparison of the journey times between the existing routes and the 

proposed relief road show similar results. This questions the fundamental 

need for the relief road and also suggested that a much greater proportion of 

traffic will travel through Boston Spa and Thorp Arch to reach the 

development 

 It has not been explained within the TA why the western relief road is 

proposed.  There does not appear to be any analysis to demonstrate why the 

existing highway network cannot be upgraded to accommodate the 

development traffic in the absence of the western relief road, and no capacity 

analysis of the proposed new junctions on the western relief road. 

 The traffic growth that has been applied only covers the first phase of 

development up to 2023 when approximately 55% of the total development 

will be constructed 

 The existing facilities in surrounding residential areas are outside the 

recommended comfortable walking distance 

 The existing bus services are limited and are not accessible to all parts of the 

development. As a result the developer has proposed to divert an existing bus 

route and provide an additional service over a 10 year period. This is despite 

the development being constructed over a longer period 

 Access to existing rail services by bus is extremely poor and will take 

residents between 50 minutes and 1 hour to reach Harrogate and Leeds 

Stations respectively 

 The Accident Analysis does not include the route through Boston Spa 

 The proposed mitigation requires approval from the Highways Agency to 

widen the existing structure over the A1(M) 
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 The proposed mitigation forces additional traffic to use Wood Lane which has 

substandard width and a poor alignment and increases traffic through the 

centre of Thorp Arch village  

 Lack of scenario tests on the implications of additional through traffic 

assigned through Thorp Arch and Boston Spa. With the suggested highway 

remedial measures in addressing highway capacity concerns within this area. 
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APPENDIX A – MAP OF WALKING DISTANCES 

 




