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1. INTRODUCTION  

1.1 This Access Appraisal (AA) has been prepared by Paul Basham Associates on behalf of Barratt David 

Wilson Homes (BDWH) in order to assess the potential for residential development at Land east of 

Bridge Road, Impington. The site location is demonstrated in Figure 1, with the indicative site 

masterplan included in Appendix A.   

 

 
Figure 1: Site Location  

 

1.2 It is understood that BDWH are seeking to provide circa 235 units on the land identified in Figure 1. As 

part of this assessment, and to help inform the report, a site visit was undertaken in April 2022. In 

addition, this report benefits from highway boundary mapping obtained from Cambridgeshire County 

Council (CCC) and a radar survey undertaken on Tuesday 3rd May 2022 to determine the actual vehicle 

speeds in the vicinity of the site.  

 

1.3 The remainder of this report therefore provides an assessment of the potential opportunities and 

constraints of a scheme based on 235 units, including an assessment of the site location, the potential 

impact on the surrounding highway network, commentary on the internal road layout as well as 

identifying any highway works that may be required to support a development.  
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2. SITE CONTEXT  

2.1 The site, located to the east of Bridge Road, is situated to the south of the Busway NCN51, west of a 

drainage pond and north of the Holiday Inn. The site and its surroundings are demonstrated in Figure 

2.  

 
Figure 2: Site Context (Source: Google) 

 

Local Road Network  

Bridge Road  

2.2 Bridge Road, which runs north to south past the site frontage, provides a route between the A14 to the 

south and Histon to the north. The carriageway measures approximately 9m in width, of which 2m is 

provided as an on-street cycle lane flanking the eastern side of Bridge Road. The road itself is subject to 

a 40mph speed limit across the site frontage, however whilst on site, and given the nature of the road, 

vehicle speeds were observed and considered to be higher. The existing conditions along Bridge Road 

are demonstrated in Photograph 1.  

 

 
Photograph 1: Bridge Road Conditions  
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2.6 The PIA investigation demonstrates that there has been only 1 recorded incident in the immediate 

vicinity of the site. The incident, which was classified as ‘slight’ in nature, occurred in 2017 at the 

junction with the Holiday Inn access road and involved a cyclist. Despite this, the PIA investigation does 

not indicate a highways concern that would worsen as a result of the development or pose a safety 

concern for future site users.  

 

2.7 It should be noted that, if an application is to come forwards on the site, it is likely that CCC would 

require full accident data to be obtained.  
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3. LOCAL ACCESSIBILITY  

Proximity to Amenities 

3.1 Located to the east of Bridge Road, the site is well located in relation to the existing facilities and 

amenities in Histon and Impington. Within a 20 minute walk (4 minute cycle) of the site, a 

comprehensive range of facilities and amenities are available including a pharmacy, banks, small retail 

units, convenience stores, a doctors surgery and leisure facilities. A full review of the facilities and 

amenities available would be assessed to support an application.  

 

Pedestrian Infrastructure  

3.2 The gentle topography of the area makes it conducive for pedestrians and encouraging movements on 

foot. In the immediate vicinity of the site, there is currently no pedestrian footway flanking the eastern 

side of Bridge Road, however, a 2m wide footway is present on the western side. The existing pedestrian 

infrastructure in the vicinity of the site is demonstrated in Photograph 2.  

 

 
Photograph 2: Pedestrian Footway on Bridge Road  

 

3.3 As part of this DD report, opportunities to provide a connection between the site and the footway 

flanking the western side will be explored.  

 

Public Rights of Way  

3.4 In addition to the local pedestrian infrastructure, the site is located approximately 450m south of 

Bridleway no.6 which runs parallel to the Busway and National Cycle Network (NCN) Route no.51. The 

location of the Bridleway in relation to the site is demonstrated in Figure 4.  
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Figure 4: PRoW (Source: Cambridgeshire.gov.uk) 

 

Cycling Infrastructure  

3.5 The topography of the area also makes it conducive for cycling. Within the immediate vicinity of the 

site, dedicated cycle lanes are present flanking both the eastern and western sides of Bridge Road, thus 

making it an attractive and safe method of transport for cyclists. The cycle infrastructure in the vicinity 

of the site is demonstrated in Photograph 3.  

 

 
Photograph 3: Dedicated Cycle Lanes 

 

3.6 In addition to the dedicated cycle lanes, the aforementioned Bridleway also facilitates the movement 

of cyclists in the area. For cyclists, journeys into Histon take approximately 6 minutes, whilst journeys 

to Cambridge take approximately 15 minutes.  
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3.12 Cambridge North provides services to a number of destinations, including London, Norwich, Stansted 

Airport, Kings Lynn and Ely. Trains to these destinations operate frequently, with the majority operating 

at least once per hour. For more local rail journeys, destinations such as Central Cambridge and Ely are 

within a 6 minute and 15 minute travel time respectively.  

 

3.13 The location of the site in relation to the railway station presents an excellent opportunity to encourage 

cycle/rail/cycle commuter journeys for both local destinations and those further afield.  

 

Summary  

3.14 The location of the site in relation to cycle and bus infrastructure presents an excellent opportunity to 

promote travel via these modes and thus create a sustainable development. The opportunities to 

improve the pedestrian infrastructure in the vicinity of the site will be explored further later in this 

report.  
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4. DEVELOPMENT PROPOSALS 

4.1 It is understood that the development would seek to provide circa 235 dwellings. A review of the car 

and cycle parking standards has been undertaken to aid the development of the site layout. The layout 

is included in Appendix A.  

 

Car Parking Standards  

4.2 Car parking would need to be provided in accordance with South Cambridgeshire’s Local Plan (2018) 

Policy T1/3: Parking Provision. The policy states that ‘Car parking provision should be provided through 

a design-led approach in accordance with the indicative standards’. The indicative standard for all 

residential dwellings is 2 spaces per dwelling.   

 

4.3 If garages are to be provided on-site, the internal widths must measure 3.3m x 6m if solely used for a 

car, with an additional 1m at the end and/or 650 – 750mm at the side to park cycles.  

 

4.4 If all parking is allocated, the Greater Cambridge Sustainable Design and Construction SPD states that 

one slow Electric charging point is required per dwelling. If communal parking is proposed, one slow 

electric charging point is required for every two dwellings.  

 

Cycle Parking Standards  

4.5 Cycle parking would also need to be provided to accord with the minimum standards set out within the 

Local Plan. The policy states a minimum provision of 1 space per bedroom. Cycle parking would need to 

be provided in safe, secure and well-lit areas, either on plot or within communal storage blocks.  

 

Internal Road Geometries  

4.6 In order to provide an attractive and permeable environment and ensure that the site is delivered to 

CCC adoptable standards where applicable, the design principles in which the development should 

adhere to are summarised below; 

• A spine road measuring a minimum of 6m in width. 

• Internal roads should measure 5.5m in order to conform to CCC’s adoptable standards but can 

reduce in width to 4.8m – 4.1m for tertiary roads and private drives. As a general guide, 4.8m 

will allow two cars to pass, whilst 4.1m would be more suitable for very quiet cul-de-sacs. All 

routes facilitating fire tenders must measure at least 3.7m in width.  

• Footways should be provided along all main estate road and should measure 1.8m – 2m in 

width.  

• If shared surfaces are to be provided, these should measure 6m in width with a 0.5m margin 

flanking either side.  
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• Traffic calming measures are recommended throughout the development, and in particular 

reference to CCC preferences, these should be provided in the form of raised junctions.  

 

4.7 All internal corners and junctions provided within the site will need to be restricted to a 20mph speed 

limit and therefore any vegetation within visibility splays would need to be maintained to below 0.6m 

or over 2m in height.  

 

 Servicing 

4.8 It is envisaged that refuse collection would occur on site and thus causing no impact on the local road 

network. Turning heads should be provided on site to aid collection, but where collection is proposed 

from the kerbside, refuse vehicles must be able to get to within 25m of each storage point or house, 

with residents able to get to within 30m of a storage point.  

 

4.9 Fire tender vehicles must be able to get within 45m of all properties in accordance with Building 

Regulations Part B. Based on CCC guidance, for developments over 200 units, a second access location 

for emergency vehicles should be provided. The opportunity to provide this has been assessed as part 

of the access design works.  
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6. ACCESS OPPORTUNITES  

Type of Access 

6.1 The proposed site would be served by a single vehicular access onto Bridge Road. In order to determine 

the type of access required, consideration has been given to the quantum of traffic along both the major 

road (Bridge Road) and the minor road (site access). CD 123 (Geometric design of at-grade priority and 

signal-controlled junctions) show that where major road flow exceeds 13,000 vehicles and minor road 

flows exceed 300 vehicles, a right turn lane/ghost island should be considered. This is shown in Figure 

5.  

 

 
Figure 5: CD 123 Figure 2.3.1 Approximate priority junction provision 

 

6.2 Whilst no flow data along Bridge Road itself is available, given that the proposed development is 

anticipated to generate in the region of 1,100 vehicle movements across a 12 hour period, and with 

consideration given to the distribution of traffic from the site access, a right turn lane junction is 

considered to be required.  

 

Access Design 

6.3 To accommodate the right turn lane and existing infrastructure such as the on-street cycle lanes, it is 

proposed that the carriageway of Bridge Road would be widened by c.3m. This ensures that a width of 

3m is achievable for both through lanes and that the right turn lane has a minimum width of 3m. In 

accordance with CD 123 junction design guidance, a drawing has been produced that outlines the 

required geometries for the right turn lane based on speeds and the gradient of the road. The design of 

the proposed right turn lane junction is attached in Appendix E.  
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6.4 It should also be noted that in order to facilitate the right turn lane junction, the existing gated access 

to the site would need to be stopped up and a new access provided circa 18m north of the existing. 

 

6.5 The development site would be served via a 6m wide road with radii of 9m. In line with MfS guidance, 

the access is of sufficient width to allow a large vehicle and car to pass. Tracking of the proposed access 

has been undertaken and is included in Appendix E.  

 

6.6 It should, however, be noted that the delivery of this access would require further investigation. 

Specifically, this is in relation to the level differences between the carriageway and the site and that a 

substantial level of verge does not appear to be either within highway ownership or that of the clients. 

The Title Plan and Highway Boundary Mapping illustrating this are included within Appendix F.  

 

6.7 When on-site, and from a desk-based review, there appear to be quite substantial level changes along 

the site frontage as a whole, and therefore without a topographical survey we cannot fully assess its 

suitability.  

 

Visibility  

6.8 In line with the recorded 85th percentile speeds of 40.6mph northbound and 42.8mph southbound, 

visibility splays of 4.5m x 120m are presented. These visibility splays are achievable from the site access 

(subject to confirmation of the land ownership of an element of the verge) to the kerb line in both 

directions and are shown in Appendix G, as well as being visually shown in Photographs 4 and 5 below.  

 

   
Photograph 4: Primary Direction Visibility   Photograph 5: Secondary Direction Visibility 

 

6.9 In order to ensure that visibility is achievable, any vegetation that falls within the splay will need to be 

maintained at a height below 0.6m in height or over 2m in height. As the access design completed in 

Appendix E has been done on OS mapping, in order to fully assess the opportunities and impacts on 

vegetation, a topographical survey would be required to support a planning application.  
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Pedestrian/Cycle Access 

6.10 It is proposed that a 3m wide shared footway cycleway would be provided on the northern side of the 

site access. The shared footway/cycleway would terminate at a new formal crossing point (facilitated 

by a refuge island, dropped kerbs and tactile paving) approximately 20m from the site access. For those 

travelling northbound along the western side of Bridge Road, a new jug handle buildout would be 

provided to enable cyclists to safely exit the existing cycle lane and utilise the new crossing facility. The 

provision of this crossing point therefore ensures that pedestrians and cyclists can safely cross Bridge 

Road from all directions when accessing local amenities within Histon and Impington.  

 

6.11 The location of the footway/cycleway and the crossing point/arrangement is demonstrated on the 

access design, attached in Appendix E.  

 

6.12 In line with the 85th percentile speeds, pedestrian visibility splays have also been undertaken from the 

proposed crossing point and therefore measure 0.8m x 120m. This is demonstrated on the drawing 

included in Appendix H.  

 

Emergency Access 

6.13 It is understood that CCC require a separate access, or at a very minimum, a secondary access point 

suitable for emergency vehicles for any development over 200 dwellings. At present, we also 

understand that the frontage onto the road to the south (private drive for the Holiday Inn) is unavailable 

and therefore any secondary access would also be required to be provided onto Bridge Road.  

 

6.14 An emergency access design has therefore been incorporated into the wider access design drawing 

(attached as Appendix E) which is located approximately 35m north of the proposed site access. This 

emergency access is proposed in the form of a vehicle crossover junction with a width of 3.7m, which 

is in accordance with MfS design guidance.  

 

6.15 The location and geometries of the proposed emergency access ensure that vehicle tracking for a fire 

tender can be completed, as shown in the drawing included in Appendix I. In addition, a visibility splay 

assessment from this junction has also been undertaken and is included in Appendix J.  

 

6.16 As with the main site access, it should be noted that the delivery of this access would require further 

investigation in specific relation to the level differences between the carriageway and the site, and the 

extent of ownership of land in this area. Therefore, without a topographical survey and this information 

we cannot fully assess its suitability. 
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Internal Access to Existing Property 

6.17 The proposed relocation of the existing access would also require a new access to be provided for the 

existing property located to the north of the site. An access design has been provided, which is located 

approximately 15m east of the site access and would be provided in the form of a vehicle crossover. 

The width of the road should be a minimum of 4.1m, as per the existing arrangement (subject to 

confirmation from a topographical survey), which is a sufficient width to enable two cars to pass. It is 

proposed that this access track would give way to the proposed emergency access and therefore 

associated lining has been demonstrated. This access design is included in Appendix E.  

 

6.18 As the proposed track would form a junction with both the proposed site spine road and the emergency 

access, junction visibility has also been assessed. Visibility splays have therefore been demonstrated to 

2.4m x 25m which accords with a 20mph design speed. Any vegetation within the splays would need to 

be maintained to below 600mm in height. The internal junction visibility is included on the drawing in 

Appendix I.  
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7. SUMMARY AND NEXT STEPS 

7.1 This Access Appraisal has been prepared by Paul Basham Associates on behalf of Barratt David Wilson 

Homes in order to assess the potential for residential development at Land east of Bridge Road, 

Impington. 

 

7.2 The site, located to the east of Bridge Road, is situated to the south of the Busway NCN51, west of a 

drainage pond and north of the Holiday Inn. The location of the site in relation to cycle and bus 

infrastructure, presents an excellent opportunity to promote travel via these modes and thus create a 

sustainable development. The opportunities to improve the pedestrian infrastructure in the vicinity of 

the site has also been explored as part of the report.    

 

7.3 Car and cycle parking would need to be provided in accordance with South Cambridgeshire’s Local Plan 

Policy T1/3: Parking Provision, internal geometries for roads, visibility and footways/cycleways would 

need to be provided in accordance with CCC’s adoptable standards if they are to be adopted. Suitable 

provision would need to be made on site to ensure both emergency and refuse vehicles can suitably 

access the relevant areas, for which we can provide assistance when we get to that stage.  

 

7.4 A TRICS assessment for vehicle, pedestrian and cycle movements anticipated to be generated by the 

site has been undertaken. The assessment demonstrates that the proposed development would be 

anticipated to generate 117 vehicle movements in both the AM and PM peak periods and 1,061 vehicle 

movements across a 12 hour day. The proposed development would also be anticipated to generate 27 

pedestrian and 2 cycle movements in the AM peak period, 19 pedestrian and 3 cycle movements in the 

PM peak period and 214 pedestrian and 21 cycle movements across a 12 hour day.  

 

7.5 Census data has been used to assess the likely split of development traffic at the site access and inform 

the type of access required to serve the site. The data indicates that 84% of traffic is anticipated to turn 

left from the site access (And subsequently right in), with the remaining 16% anticipated to turn right 

out of the site (and subsequently left in).  

 

7.6 The proposed development would be served via one point of vehicular access, which would need to be 

provided in the form of a right turn lane arrangement. With the widening works required, further 

investigation needs to be had to determine the ownership of the verge as this is currently not shown as 

being under either highway or client ownership. In addition to fully assess this access design, a 

topographical survey would be required which would also identify the level/scale of vegetation required 

to be removed and any level differences between the carriageway and the site which may impact the 

deliverability.  
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7.7 A new shared footway/cycleway is proposed on the northern side of the access, which would culminate 

in a crossing facility approximately 20m north of the access. This would facilitate the movement of both 

pedestrians and cyclists accessing the site from all directions.  

 

7.8 An emergency access has also been designed in order to appease CCC’s policy which requires a separate 

access for developments over 200 units. This access is located c.35m north of the main site access and 

would have right of way over a new access proposed to serve the existing property. It has been 

observed, however, that level differences are present along the site frontage between the Bridge Road 

carriageway and the site and therefore, a topographical survey would be required to ensure that an 

emergency access is deliverable.  

 

7.9 Overall, the initial due diligence works demonstrates that a right turn lane junction arrangement should 

be able to be accommodated within land owned by the highway/site, however, in order to determine 

its actual deliverability and suitability, a topographical survey would be required, and a more detailed 

design provided. We would therefore recommend the following next steps from a highway’s 

perspective:  

• Prepare a more detailed access design on a topographical survey and try to establish ownership 

rights of the verge 

• Prepare a Pre-application Scoping Note (PSN) and engage in pre-application discussions with 

CCC highway officers to determine the scope of works required to support an application and 

discuss the proposed access arrangements – including the need for an emergency access.  







































WF01BEW - Location of usual residence and place of work (OA level)
ONS Crown Copyright Reserved [from Nomis on 10 May 2022]

population All usual residents ages 16 and over in employment the week before the census

units Persons

date 2011

currently residing 
in

place of work

E02003780 : 
South 

Cambridgeshire 
006

Percentage
Left from Site access Number Right from Site Access Number 

Cambridge 2,203 47 100% 2,203

South Cambridgeshire 006: Histon and Impington 564 12 100% 564
South Cambridgeshire 007: Milton 429 9 100% 429
Huntingdonshire 144 3 100% 144

South Cambridgeshire 017: Duxford 92 2 100% 92
East Cambridgeshire 92 2 100% 92

South Cambridgeshire 011: Fulbourn 82 2 100% 82
South Cambridgeshire 002: Cottenham 69 1 100% 69
South Cambridgeshire 003: Northstowe 61 1 50% 30.5 50% 30.5
South Cambridgeshire 009: Madingley 61 1 100% 61
South Cambridgeshire 004: Waterbeach 58 1 100% 58
South Cambridgeshire 005: Bar Hill 56 1 50% 28 50% 28
Forest Heath 55 1 100% 55

South Cambridgeshire 015: Sawston 44 1 100% 44
Peterborough 42 1 100% 42

South Cambridgeshire 010: Toft 41 1 100% 41
South Cambridgeshire 020: Cambourne 38 1 100% 38
South Cambridgeshire 001: Willingham 33 1 100% 33
South Cambridgeshire 014: Harston 33 1 100% 33
South Cambridgeshire 018: Melbourn 32 1 100% 32
Uttlesford 32 1 100% 32

South Cambridgeshire 012: Great Shelford 31 1 100% 31
North Hertfordshire 29 1 100% 29

St Edmundsbury 26 1 100% 26

Westminster,City of London 26 1 100% 26

South Cambridgeshire 016: Balsham 23 0 100% 23
Fenland 22 0 100% 22

South Cambridgeshire 021: Papworth Everard 20 0 100% 20
Camden 20 0 100% 20

Central Bedfordshire 18 0 100% 18

East Hertfordshire 17 0 100% 17

Bedford 14 0 100% 14

South Cambridgeshire 013: Hatley St George 12 0 100% 12
Braintree 11 0 100% 11

Tower Hamlets 11 0 100% 11

Stevenage 9 0 100% 9

South Cambridgeshire 019: Litlington 8 0 100% 8
Luton 8 0 100% 8

Islington 8 0 100% 8

Welwyn Hatfield 7 0 100% 7

King's Lynn and West Norfolk 7 0 50% 4 50% 3.5
Hackney 7 0 100% 7

Milton Keynes 7 0 100% 7

South Kesteven 6 0 100% 6

Broxbourne 6 0 100% 6

Ipswich 6 0 100% 6

Leeds 5 0 100% 5

Lambeth 5 0 100% 5

Redbridge 5 0 100% 5

Gloucestershire 5 0 100% 5

Mid Suffolk 4 0 100% 4

Barnet 4 0 100% 4

Hillingdon 4 0 100% 4

Southwark 4 0 100% 4

Waltham Forest 4 0 100% 4

The North 3 0 100% 3

Northampton 3 0 100% 3

Harlow 3 0 100% 3

Broadland 3 0 100% 3

Enfield 3 0 100% 3

Hammersmith and Fulham 3 0 100% 3

Forest of Dean 3 0 100% 3

Dacorum 2 0 100% 2

Norwich 2 0 100% 2

Hounslow 2 0 100% 2

Sutton 2 0 100% 2

Slough 2 0 100% 2

Windsor and Maidenhead 2 0 100% 2

Oxford 2 0 100% 2

Vale of White Horse 2 0 100% 2

Bury 1 0 100% 1

Knowsley 1 0 100% 1

Bradford 1 0 100% 1

Leicester 1 0 100% 1

Lincoln 1 0 100% 1

North Kesteven 1 0 100% 1

South Holland 1 0 100% 1

Daventry 1 0 100% 1

East Northamptonshire 1 0 100% 1

Kettering 1 0 100% 1

Broxtowe 1 0 100% 1

Stafford 1 0 100% 1

Warwick 1 0 100% 1

Birmingham 1 0 100% 1

Coventry 1 0 100% 1

Wolverhampton 1 0 100% 1

Basildon 1 0 100% 1

Chelmsford 1 0 100% 1

Colchester 1 0 100% 1

Epping Forest 1 0 100% 1

St Albans 1 0 100% 1

Breckland 1 0 100% 1

Great Yarmouth 1 0 100% 1

Suffolk Coastal 1 0 100% 1

Barking and Dagenham 1 0 100% 1

Greenwich 1 0 100% 1

Kensington and Chelsea 1 0 100% 1

Merton 1 0 100% 1

Lewes 1 0 100% 1

Wealden 1 0 100% 1

Rushmoor 1 0 100% 1

Thanet 1 0 100% 1

Chichester 1 0 100% 1

Cornwall,Isles of Scilly 1 0 100% 1

Wiltshire 1 0 100% 1

West Devon 1 0 100% 1

Isle of Anglesey 1 0 100% 1

4,734 3,984 750

84% 16%













This is a print of the view of the title plan obtained from HM Land Registry showing the state of the title plan on 10 May 2022 at 13:57:37. This title plan shows the general position, not the exact line, of the boundaries. It may be subject to distortions in
scale. Measurements scaled from this plan may not match measurements between the same points on the ground.

This title is dealt with by HM Land Registry, Peterborough Office.


















