Item No. 14

APPLICATION NUMBER
LOCATION

SCHEDULE C

CBJ/10/04288/FULL
Rushmere Park, Old Linslade Road, Heath And
Reach, Leighton Buzzard, LU7 OEB

PROPOSAL Construction of new vehicular access (of 'bell
mouth' T-junction design) off Old Linslade Road to
serve operational traffic and to facilitate public use
of Council-owned forestry land.

PARISH Heath & Reach

WARD Plantation

WARD COUNCILLORS Clirs Peter Rawcliffe & Alan Shadbolt

CASE OFFICER Mr C Murdoch

DATE REGISTERED 26 November 2010

EXPIRY DATE 21 January 2011

APPLICANT Central Bedfordshire Council

REASON FOR

COMMITTEE TO Call-in by Clir Shadbolt and CBC application

DETERMINE against which there have been objections

RECOMMENDED

DECISION Full Application - Granted

Site Location:

Rushmere Park lies some 2.75km north of Leighton Buzzard town centre (High
Street) and 0.5km north of the edge of the main built-up part of the town. It
straddles the Central Bedfordshire/Buckinghamshire boundary and falls within the
parishes of Heath and Reach and Soulbury in Aylesbury Vale.

In October 2009, the Council and The Greensand Trust jointly purchased Rushmere
Park - an area of predominantly commercial forestry covering 210 acres and
incorporating some ecologically valuable habitats and striking landscapes. It was
formerly part of the Stockgrove Park Estate and is contiguous with The Greensand
Trust's Oak Wood (100 acres) and the Council's long-established Stockgrove
Country Park (80 acres). The joint owners have committed to combine their
neighbouring landholdings to create a single 400 acre estate to serve as a public
asset and facility providing countryside recreation opportunities for the area's
existing and future residents.

The proposed new vehicular access to Rushmere Park would be on the north-
western side of Old Linslade Road. Opposite is part of the golf course at Leighton
Buzzard Golf Club with Rushmere Manor immediately to the south west. The centre
line of the new access would be some 250m north east of the crossroads junction of
Old Linslade Road/Plantation Road/Bragenham Lane and 0.5km south west of the
junction of (Old) Linslade Road with The Stile, Heath and Reach.

The application site is within the Green Belt, within an Area of Great Landscape
Value and within the Rushmere Lakes and Woods County Wildlife Site.



The Application:

The existing main vehicular entrance to Rushmere Park is by way of the gateway at
South Lodge adjacent the crossroads junction. This was originally the grand
entrance to the carriage drive to Stockgrove House. Although it has been used for
over a century, it cannot continue to be the main access to Rushmere Park for a
number of reasons.

e The gates and piers are Grade 2 listed and are in a deteriorating condition.

e There are highway safety concerns in respect of turning movements to/from the
crossroads junction.

e In order to safeguard the amenity of residents of South Lodge, the previous
owner of Rushmere Park has placed a restrictive covenant on the gateway
entrance barring public access through the gates.

It has therefore been necessary to identify another location along Old Linslade Road
for the construction of a new vehicular access to serve operational traffic and to
facilitate greater public use of Rushmere Park.

Old Linslade Road is a classified road (C245) and planning permission is required
for the formation, laying out and construction of a means of access to a classified
road. The new 5.5m wide access would be a simple 'bell mouth' "T'-junction
incorporating 8m radius kerbs, but with no additional flaring or
acceleration/deceleration facility. The triangular vision splay on each side would
comprise an 'x' distance of 2.4m measured along the centre line of the proposed
access from its junction with the channel of the carriageway and a 'y' distance of
120m measured from the centre line of the proposed access along the line of the
channel of the carriageway. To enable construction of the new access and
provision of the appropriate vision splays, existing clumps of self-set trees,
undergrowth and scrub would be removed. The existing roadside ditch would
require piping and this would involve the laying of a pair of 300mm diameter pipes
with headwalls at either end. An entrance gate would be erected 8m from the edge
of the carriageway with the existing boundary fencing realigned accordingly.

The new access would allow a recently-constructed extension to Rushmere Park's
internal network of roadways to be connected to the public highway. This roadway
extension, constructed as permitted development, would in turn connect the new
access to the main drive that links the South Lodge entrance to Rushmere Park
Bungalow, a former forestry worker's dwelling within Aylesbury Vale. A parallel
planning application has been submitted to Aylesbury Vale District Council for the
construction of a car park (with capacity for approximately 92 vehicles and 10
bicycles) on land adjacent the bungalow. The details of this application may be
viewed on the District Council's website under reference 11/00009/APP. It is
envisaged that the new car park would have a charging regime in the form of either
a 'pay on foot' or 'pay on exit' system. Given the current constraints on public
spending, the proposed introduction of charges is imperative to ensure that each
new development at Rushmere Park is self financing. Any associated vehicle
entry/exit barriers would be located at an appropriate distance from the carriageway
to ensure that there would be no line of vehicles queuing back onto the road.

In respect of pedestrian access to the land from the south, the principal public
footpath is the Greensand Ridge Walk which enters the estate on the north-eastern
side of Bragenham Lane at a point some 25m north west of the crossroads.



The application includes a Design and Access Statement/Planning Statement and a
Road Safety Audit prepared by Amey on behalf of the Council. Amey are also
preparing a Traffic Impact Assessment that is due to be completed in the near
future.

RELEVANT POLICIES:

National Policies (PPG & PPS)

PPS1 - Delivering Sustainable Development.

PPG2 - Green Belts.

PPS7 - Sustainable Development in Rural Areas.

PPS9 - Biodiversity and Geological Conservation.

PPG13 - Transport.

PPG17 - Planning for Open Space, Sport and Recreation.
PPS25 - Development and Flood Risk.

Regional Spatial Strategy

East of England Plan (May 2008) Policies

SS1 - Achieving Sustainable Development.

SS2 - Overall Spatial Strategy.

SS3 - Key Centres for Development and Change: Luton/Dunstable/Houghton Regis &
Leighton-Linslade.

SS7 - Green Belt.

SS8 - The Urban Fringe.

E6 - Tourism.

T2 - Changing Travel Behaviour

T8 - Local Roads.

T9 - Walking, Cycling and other Non-Motorised Transport.
T14 - Parking.

ENV1 - Green Infrastructure.

ENV2 - Landscape Conservation.

ENV3 - Biodiversity and Earth Heritage.

ENVS - Woodlands.

WAT4 - Flood Risk Management.

Milton Keynes and South Midlands Sub-Regional Strategy (March 2005)
Strategic Policy 1: The Spatial Framework - Locations for Growth:
Luton/Dunstable/Houghton Regis (with Leighton-Linslade).

Strategic Policy 3: Sustainable Communities.

Bedfordshire and Luton Policies 2(a) and 2(b): Luton/Dunstable/Houghton Regis and
Leighton-Linslade.

Bedfordshire Structure Plan 2011
Policy 7 - Areas of Great Landscape Value.

South Bedfordshire Local Plan Review Policies

NE3 - Control of development in Areas of Great Landscape Value.

BES8 - Design and environmental considerations.

T10 - Controlling parking in new developments.

R14 - Protection and improvement of informal recreational facilities in countryside.



Planning History
No relevant history.

Representations:
(Parish & Neighbours)

Heath and Reach
Parish Council

The Parish Council accepts that there's little alternative to
the entrance siting and its construction and does not
object to the application, but has reservations regarding
the lack of traffic calming/speed reduction, safe turning
access to and from the entrance and the lack of measures
in the immediate vicinity to stop casual parking.

Specifically it has the following concerns and comments:

e The application is being dealt with solely as a
highways matter in total isolation from the wider
development impact and access to the park.

e The entrance could have an adverse affect on those
living in the vicinity of the park if adequate traffic
management solutions are not put in place prior to the
entrance being opened for public use.

e There is no allowance for pedestrian or cyclists using
the road.

e There is also nothing to stop people parking on
Linslade Road, Old Linslade Road and Plantation
Road on roads or on the verges (however dangerous
this might be and as has been seen at Stockgrove)
probably because only the entrance is being
considered. The Golf Club and their local residents
already have issues with parking on verges along
Plantation Road. Double yellow lines are needed to
restrict parking on the delimited roads.

e Local knowledge says that there needs to be speed
restrictions on the road, despite the Highways survey
results and has concerns regarding their timing and
therefore their validity. The road safety audit also
refers to the road by the wrong name, including
"Leighton Road". This could mean that data is being
taken from the wrong source?

e The documents discuss matters such as ‘'additional
trimming back of verges in the future if required' - the
Parish Council believes it makes more sense (cost and
disruption) to put in an entrance now that is capable of
dealing with future levels of traffic rather than having to
do more work in future which cumulatively would cost
more.

e The application makes little reference to the ditch that
runs down Linslade Road. The proposal is to construct
a culvert over the ditch. This water course is one of the
main drainage systems out of the village; flowing down



the back of the Linslade Road housing gardens, then
down OId Linslade Road into the River Ouzel.
Restricting the water flow could cause flooding in the
gardens of the houses along Linslade Road.

e |t is not clear what other work could CBC do under its
'‘permitted development rights', without consulting
further, once this application is approved.

If Central Bedfordshire Council approves the application,
then Heath and Reach Parish Council would want to have
the following added as conditions to the decision
document:

e Additional ‘'hidden entrance', pedestrian and cyclist
signage is provided along the road to give some
protection to those living in the immediate area and to
non-vehicle users.

e Appropriate traffic management measures are
introduced in the immediate area prior to the entrance
being opened for public use, including double yellow
lines where necessary and traffic turning lanes and
signage.

e Traffic volume and speed surveys are repeated, but,
including along the residential section of Linslade
Road, i.e, within the 30 MPH Ilimit zone and at times
when there are no road traffic works in the area,
across full weeks and weekends and not during school
holidays.

e The reality, time scales and funding for the speed
reduction work to be established within three months of
any permission, for the work to be undertaken by
Highways on behalf of Go Cycle.

e The speed limit is reduced to 40 MPH on the
Linslade/Old Linslade Roads where no limit currently
exists within 12 months of the permission either as part
of the GoCycle scheme or as a freestanding scheme.

e The scheme is reviewed no more than six months after
the entrance is open for use to ensure that the road
and entrance remain safe and that no nuisance is
caused to the immediate local community, with
commitments to implement any necessary
safety/highways management changes that result
within six months of any issues being established. This
should then be repeated at regular intervals.

Neighbours

Rushmere Manor, Old Not against development of Rushmere Park, but have
Linslade Road following concerns.

e In terms of speed limit, this section of road is de-



restricted, in contrast to Heath and Reach end which
has 30mph limit and Stoke Road at other end which
has 50mph limit.

Whilst well aware that highway authority regards road
as 'safe', as there have been no fatal accidents, since
first residing at Rushmere Manor have attended
accidents on three occasions. Although there were no
fatalities, feel it is only matter of time before this
happens.

If this project is to be successful, and sincerely hope it
is, then speed restriction must be imposed on this
road, if only in vicinity of new access. Am certain that
all involved in this project, including Police, would
support such recommendation.

Leighton Buzzard Golf =~ Have following concerns.

Club, Plantation Road

Location of proposed access on what is potentially
dangerous stretch of road. Cars waiting to turn into
access will present unnecessary hazard for oncoming
vehicles, many of which travel in excess of designated
speed limit.

Siting of proposed car park and apparent charging
structure to be introduced. Undoubtedly, cars will be
parked in Plantation Road (with owners walking down
to Rushmere Park) thus causing increased hazards to
both drivers and pedestrians.

Rushmere Nurseries Support application, but have following concern.

Limited, Bragenham
Lane .

Since Council/Greensand Trust took over Rushmere
Park there has been increase in cars/vans parking
along Bragenham Lane from crossroads. Have had to
unload articulated lorry at crossroads when access to
nursery was blocked. Problem likely to increase
further as more people learn of Council's joint
ownership of land and its access to Stockgrove
Country Park. Off-road car park is therefore necessary
to maintain good access for deliveries to nursery
throughout week, including at weekends. Double
yellow lines will have to be put on all surrounding roads
to encourage safe parking.

Resident of Linslade Objections.

Road

Could have very adverse affect on residents of
Linslade Road and in vicinity of Rushmere Park - traffic
speeds and volumes and possibility of visitors parking
on adjacent roads, blocking entrances and/or reducing
visibility. Since opening of Linslade Western Bypass
traffic volumes on Linslade Road have increased
significantly.



All data given to support application is not relevant to it
or is out-of-date and hence meaningless. Submitted
traffic speed data was taken in December 2009 when
there was frost and snow on roads. Overall traffic
speeds were greatly reduced at this time. Traffic
volume figures are from Birds Hill after bypass was
opened. Unsurprising that data shows reduction of
traffic to and from town along Birds Hill as most of that
traffic now goes along Linslade Road and Old Linslade
Road.

New access has been designed purely from aspect of
drivers that are leaving Rushmere Park. Acknowledge
that such drivers will be able to see oncoming traffic,
but consider that this is not true for drivers approaching
from either side of entrance.

Concerned that application is being dealt with in total
isolation from wider development impact and access to
Rushmere Park. Public exhibition or similar ought to
be held to give affected people chance to see plans,
voice their opinions.

Little Gladley, Objections.

Rushmere
[ ]

Proposal is to connect to internal estate road recently
built by Council under 'permitted development' which
did not require normal planning application open to
public scrutiny. It is clear that such internal road was
built with sole intent of gaining access to Old Linslade
Road at or near point of current application without any
consideration being given at that time to environmental
and traffic implications.

New access will lead to increased traffic volume and
dangers along country road - entrance onto Old
Linslade Road proposed at point of its greatest traffic
hazard. Having used road for past 37 years, aware
that it is common to encounter traffic travelling at about
60mph and this is acknowledged in application with
recommendation that access is designed accordingly.
Analysis of submitted speed data confirms that access
is at point of maximum speed for traffic travelling
westwards and at point of maximum acceleration for
that in opposite direction. Whilst application states that
proposed access will reduce need for vehicle
movements on difficult Bragenham Lane/Plantation
Road junction, fail to see how increase in traffic along
road leading to junction can reduce vehicle movements
at that point.

Whilst Road Safety Audit's Report Section contains
recommendation that vegetation should be cut back to
make new access more conspicuous, its Design Team
Response directly contradicts this in terms of safety.
Road Safety Audit also identifies potential problem



Grange Mill Cottage,
Old Linslade Road

where westbound traffic has to stop/queue to turn right
and avoid conflict with accelerating oncoming traffic.
This will require rapid braking on part of fast moving
following vehicles. Application recognises seriousness
of risk that could be caused by queuing and states that
with barriers set 15m from highway there will no
queuing. Such 15m distance will allow for only two
cars; more than this will cause queuing.

e No mention of serious hazard that applies to virtually
whole of south side of road between sewage works
and crossroads - muddy rut between blacktop and
adjacent grass verge. Travelling westwards, have
been forced into this either by wide HGVs or fast
moving cars cutting across crown of road.

e Doubt over provision of toilets as part of car park
development is unacceptable. If consent is to be
given, toilets must be provided at inception as
condition of consent.

e Proposal will cause urbanisation of rural environment
and prejudice amenity of locality designated as Area of
Great Landscape Value. (a) Application advises that
visibility distances should not be excessive in order to
deter inappropriate speed and in keeping with rural
nature of surroundings. Thus removal of self-set trees
and scrub is only required in relation to construction
and need not be maintained. (b) Application refers to
provision of 'appropriate white lining' without reference
to what is appropriate in rural area. Any white lining
will be detrimental. (c) Application's contention that
dramatic increase in visitor numbers is not envisaged
is in direct contradiction of statement that reason for
development is to cater for area's existing and future
residents. (d) Note that there will be 'management’ of
boundary hedges, fences etc. 'Management' is not
word indicative of rural appearance. (e) Submitted
drawing indicates that visual gap in hedgerow for
access and visibility splays will be three times width of
road. (f) Application describes charging barrier system
incorporating red and white poles and associated
control boxes and clutter. All of above is indicative of
major intrusion in rural scene, unsuitable in Area of
Great Landscape Value.

e Fact that applicant and planning authority are distinct
parts of same body should have no relevance to
decision which should be determined solely on
planning and road safety grounds.

If funds are available for this project, hope that something
can be done to prevent cars crashing into each other,
crashing into bridge over river or ending up in garden at
give-way river bridge. Garden hedge is suffering and
bridge is continually having to be repaired.



Old Linslade Grange,
Old Linslade Road

Welcome acquisition of Rushmere Park which will provide
major recreational facility for local community. However,
have following concerns.

e New access will further exacerbate traffic and safety
problems in Old Linslade Road which has three one-
way (pinch point) sections along one mile stretch and
weight restriction (which is not enforced). Allowing
ease of access to Linslade Western Bypass and
station and avoidance of town centre congestion, road
is classic 'rat run', particularly during rush hours. In
spite of traffic increase and road's inadequacies, it has
no speed limit. Submitted speed data demonstrates
that average speed is in excess of 40mph.

e From road safety perspective obvious choice for
vehicle access would be existing entrance. Proposed
entrance can only be regarded as second best option
and is in close proximity to bends in road with risk of
fast through traffic mixing with slow traffic entering or
exiting Rushmere Park. Given layout of road, current
driving speeds are likely to result in collisions of more
serious nature than 'shunt type accidents' mentioned in
Road Safety Audit. Suggest extending 30mph speed
restriction in Heath and Reach to cover full length of
Old Linslade Road and enforce current weight
restriction on HGVs.

Consultations/Publicity responses

Aylesbury Vale District
Council

Highways Officer

No objection, support proposal.

Whilst | have no objection to the layout and the proposal
there are a number of elements which need addressing.

The application does not include a reduction of the speed
limit along this road to 40mph. Since the average speed
of the traffic on this highway is around 45mph and the
design criteria is to consider this as a speed to be catered
for then it would also be reasonable to introduce this as
the speed limit.

Within the Road Safety Audit there is a recommendation
that vegetation is cut back so that visibility is not
impeded. | would not agree with this, as if visibility was
increased beyond that required for a speed of a road of
40mph then it is likely to increase the average speed of
the traffic above that which has been observed. This
would be counterproductive and it must be ensured that
only sufficient visibility is achieved to cater for the design
speed appropriate for a 40 mph road. It is not normal to



Environment Agency

Environmental Health
Officer

Leighton Buzzard
Society

condition that there should be details submitted to
manage the forward visibility to a maximum on the public
highway, but this is important to ensure that the speed
limit is self governing.

Within Problem 2.1.2 in the Road Safety Audit | find the
statement made by the designer unacceptable as the
evidence and research in relation to promoting a reduced
visibility is mainly in the urban environment and not
endorsed by any government office.

Within Problem 2.1.4 in the Road Safety Audit there is
concern at the skid resistance of the existing surface of
the carriageway. The Design Team Response is also
valid and for that reason | recommend that the issue of
adequate skid resistance is addressed by condition.

It is acknowledged that if parking charges are introduced
drivers will seek to avoid this charge by parking on the
highway. This will be detrimental as it will cause an
obstruction and/or cause damage to the verge. The only
way this potential problem could be addressed is either
not to introduce parking charges or by implementing a
Traffic Regulation Order (TRO) to prevent all parking on
the public highway (carriageway and/or verge). The TRO
should cover OId Linslade Road, Plantation Road and
Bragenham Lane within a radius of 350m from the
proposed access junction.

Proposed access is within Flood Zone 1 and is less than
1ha in area, that is, site has less than 1 in 1000 annual
probability of flooding in any year (< 0.1%). Here, main
flood risk issue to consider is management of surface
water run-off. Drainage from new development must not
increase flood risk either on site or elsewhere.
Government policy strongly encourages sustainable
drainage system approach to achieve these objectives.

Proposal aims to culvert watercourse. Under Section 23
of Land Drainage Act 1991, this will require application for
Flood Defence Consent. Although proposed culverting
option is pair of 300mm diameter culverts, recommend
minimum diameter of 450mm for culverting watercourses.
Recommend also that applicant contact Development
and Flood Risk Team to discuss appropriate designs for
culvert.

No objection.

Objection.

e Creating provision for 100 cars to be parked via new



entrance will obviously generate considerably more
traffic along this very busy rural shortcut, around
northerly side of Leighton-Linslade.

e Unnecessary urbanisation of countryside s
unacceptable, so application should be refused.

Determining Issues

The main considerations of the application are;

Principle of development in land use policy terms
Highway safety

Considerations

1.

Principle of development in land use policy terms

The control of development in the Green Belt hinges on a two part test: (1)
whether the development proposed is appropriate development and (2) if
inappropriate, whether there are very special circumstances present which
clearly outweigh both the harm caused by virtue of inappropriateness, and any
other harm. It is important to be clear about the scope of this application which
is solely for the construction of a new vehicular access point off Old Linslade
Road (C245). The associated fencing, gates and parking control barriers can be
erected as 'permitted development' (provided none exceed 4m in height). PPG2
identifies exclusive categories of development which are, subject to various
stipulations, appropriate in the Green Belt. They include engineering and other
operations, and material changes of use, where they maintain openness and do
not conflict with the purposes of including land in the Green Belt. The new
entrance would be constructed in association with forestry operations at
Rushmere Park and increased public access to the estate, both of which uses of
the land maintain the openness of the Green Belt. Given that the proposed
access is appropriate development in the Green Belt, there is no need to
consider the second part of the test.

As mentioned above, the South Lodge gateway cannot continue to be the main
entrance to Rushmere Park for the reasons stated (listed gates, proximity to
crossroads, restrictive covenant barring public access). There are two other
secondary access points on Old Linslade Road - a field entrance located 40m
west of the proposed access and the gated former entrance to the long-
demolished Rushmere Lodge at the eastern edge of the estate, adjacent the
allotment field. All three entrances do not have the visibility benefits afforded by
the proposed access. It is proposed that the field entrance be closed and not
used in the future. The South Lodge gateway will be used as a secondary
operational access and will continue to be used by the resident of the lodge
dwelling. The eastern (former Rushmere Lodge) entrance will not be used for
operational purposes except in special circumstances or for emergency
situations. The construction of the new access and provision of vision splays
would require removal of self-set trees, undergrowth and scrub. Set against the
backdrop of mature woodland, such works that also include the erection of
replacement fencing, new gates and vehicle entry/exit barriers and the provision
of white lining, are unlikely to have a significantly adverse impact on the rural
character of Old Linslade Road or on the wider Area of Great Landscape Value
hereabouts. It should be noted that the joint owners intend to repair/replace the



fence and re-lay/re-plant the hedge along the entire Old Linslade Road frontage
in due course.

Policy R14 of the Local Plan Review states that the Council, in co-operation with
landowners and others, will seek to improve and protect existing facilities so as
to ensure access to informal recreation in the countryside by making provision
for additional informal countryside recreational facilities and spaces, by
improving access for walkers, horse riders and cyclists to the wider countryside
and by resolving problems of public access and increasing the informal
recreational and amenity value of the countryside - particularly close to urban
areas. The 400 acre estate, including Rushmere Park, is in a very sustainable
location immediately north of Leighton-Linslade and its acquisition could not
have been better timed, given the housing developments under construction and
permitted to the south of the town and the urban extension proposed (in the
Core Strategy) to the east of the town. Increasing public access to Rushmere
Park would lend support to the Council's objective of making its towns and
villages more sustainable and self sufficient in terms of the provision of
community and environmental infrastructure. There is therefore no objection in
principle to the proposed development in land use policy terms.

Highway safety

The Parish Council and other consultees have questioned the validity of the
traffic count and traffic speed data included within the Road Safety Audit. Whilst
the submitted details indicate that traffic monitoring was undertaken on Old
Linslade Road in December 2009, it is unclear whether this was before the
evening of 17th December when there was snowfall. As indicated above, Amey
are preparing a Traffic Impact Assessment (TIA) and as part of this work further
traffic monitoring was carried out in the Rushmere Park area over the August
Bank Holiday weekend. Given that Stockgrove Country Park is at its busiest at
the weekends, Amey are satisfied that the traffic monitoring data is both up-to-
date and representative of a 'worst case' scenario in terms of traffic figures.
Early indications from the TIA suggest that the increase in traffic volumes would
be relatively low and Amey propose to offer possible mitigations to impacts on
the junctions within the vicinity of Rushmere Park within the completed TIA.

The objectors point to the apparent contradiction in the Statement submitted in
support of the application - the Council's assertion that a dramatic increase in
visitor numbers is not envisaged running counter to the statement that the
reason for the proposal is to cater for the area's existing and future residents.
The immediate aim is to provide a new safe vehicular access to Rushmere Park
in order to increase public access to parts of the land that has been acquired on
behalf of the local community. In the short term, apart from the proposed car
park there will no visitor facilities within Rushmere Park. In the longer term, the
adjacent bungalow may offer opportunities to develop a visitor centre and cafe
concession and clearly visitor numbers would then increase. A number of future
developments are under consideration and these will be the subject of a
masterplanning and public/stakeholder consultation exercise. Again, at the
present time the primary purpose of the proposed Old Linslade Road access is
to re-direct some of the visitors from the Stockgrove Country Park entrance and
small car park on Brickhill Road to the proposed larger car park adjacent
Rushmere Park Bungalow.

The Highways Officer considers that the design and configuration of the



proposed access is acceptable. It should be noted that it would be on the
outside of a curve in the road such that the required 2.4m by 120m triangular
vision splay in each direction could be achieved. He agrees with the Parish
Council that the application should include a proposal to reduce the speed limit
along Old Linslade Road to 40mph and argues that since the average speed of
traffic on this road is 45mph and the access has been designed to consider this
as a speed to be catered for, then it would be reasonable to introduce 40mph as
the speed limit. He recommends that the 40mph be implemented between the
junction with The Stile and a point 60m west of the junction with Plantation
Road/Bragenham Lane. However, he disagrees with the recommendation in the
Road Safety Audit that vegetation should be cut back so that visibility is not
impeded. He contends that if visibility was to be increased beyond that required
for a road with a 40mph speed limit, then it is likely to increase the average
speed of the traffic above that which has been observed. Clearly, this would be
counterproductive and the vegetation on both sides of the road should be
managed to ensure that only sufficient visibility is achieved to cater for the
design speed appropriate for a 40mph road.

The Parish Council and others have expressed concern about the potential
problem of on-road parking in the vicinity of the new access as a result of the
introduction of parking charges at the proposed car park. It is acknowledged
that if parking charges were to be introduced some drivers may seek to avoid
this charge by parking on the public highway. In order to address the potential
problem of hazardous or inconsiderate parking the Highways Officer
recommends that a Traffic Regulation Order be implemented to prevent all
parking along Old Linslade Road, Plantation Road and Bragenham Lane
(carriageway and/or verge) within a radius of 350m from the proposed access
junction.

With regards to the potential for vehicles to queue back onto the road when
waiting to pass through the proposed vehicle entry barrier, the intention is for
this barrier to elevate automatically as a vehicle approaches and to remain
permanently elevated during opening hours if there is a technical problem with
the barrier. The efficient operation of the barriers is likely to be overseen by the
Greensand Trust Rangers based at the Stockgrove Country Park visitor centre.

Recommendation

That Planning Permission be GRANTED subject to the following:

1 The development shall begin not later than three years from the date of this
permission.

Reason: To comply with Section 91 of the Town and Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

2 Before the proposed vehicular access is first brought into beneficial use
visibility splays shall be provided at the junction of the new access with the
public highway. The minimum dimensions to provide the required splay lines
shall be 2.4m measured along the centre line of the proposed access from
its junction with the channel of the public highway and 120m measured from



the centre line of the proposed access along the line of the channel of the
public highway. The required vision splays shall, on land in the applicant's
control, be kept free of any obstruction.

Reason: To provide adequate visibility between the existing highway and the
proposed access and to make the access safe and convenient for the traffic
which is likely to use it.

The maximum gradient of the proposed vehicular access shall be 10% (1 in
10).

Reason: In the interests of the safety of persons using the access and users
of the highway.

Before the proposed vehicular access is first brought into beneficial use and
notwithstanding the details submitted with the application, further particulars
of the following elements of the new scheme and specified off-site works
shall be submitted to and approved in writing by the Local Planning
Authority.

e Details of any new gates, fencing, white lining and height restriction
barrier and details of any vehicle entry/exit barriers and their means of
operation;

e Details of the arrangements for implementing a 40mph speed limit along
Old Linslade Road between its junction with The Stile and a point 60m
west of its junction with Plantation Road/Bragenham Lane;

o Details of the arrangements for cutting back and managing existing
roadside vegetation in order to maintain visibility at and adjacent the
proposed access such that is appropriate for a road with a speed limit of
40mph;

e Details of the arrangements for implementing a Traffic Regulation Order
to prevent all parking along Old Linslade Road, Plantation Road and
Bragenham Lane (carriageway and highway verge) within a radius of
350m from the proposed access junction.

e Details of the arrangements for investigating and, if necessary, improving
the existing road skid resistance of Old Linslade Road adjacent the
proposed access.

Reason: To safeguard the rural character of Old Linslade Road and the
landscape quality of the wider Area of Great Landscape Value and in the
interest of the safety of persons using the proposed access and users of the
highway.

(Policies 7, B.S.P. and NE3, S.B.L.P.).

The development hereby permitted shall not be carried out except in
complete accordance with the details shown on the submitted plans, the Site
Location Plan - Drawing No. CBC/001 and Drawing Nos. 400621-001-001,
400621-001-003A, 400621-001-004 and 400621-001-006.



Reason: For the avoidance of doubt.

Notes to Applicant

1.

In accordance with Article 31 of the Town and Country Planning
(Development Management Procedure) (England) Order 2010, the Council
hereby certify that the proposal as hereby approved conforms with the
relevant policies of the Development Plan comprising of the Regional Spatial
Strategy for the East of England (the East of England Plan and the Milton
Keynes and South Midlands Sub-Regional Strategy), Bedfordshire Structure
Plan 2011 and the South Bedfordshire Local Plan Review and material
considerations do not indicate otherwise. The policies which refer are as
follows:

East of England Plan (May 2008) Policies

SS1 - Achieving Sustainable Development.

SS2 - Overall Spatial Strategy.

SS3 - Key Centres for Development and Change:
Luton/Dunstable/Houghton Regis & Leighton-Linslade.
SS7 - Green Belt.

SS8 - The Urban Fringe.

E6 - Tourism.

T2 - Changing Travel Behaviour

T8 - Local Roads.

T9 - Walking, Cycling and other Non-Motorised Transport.
T14 - Parking.

ENV1 - Green Infrastructure.

ENV2 - Landscape Conservation.

ENV3 - Biodiversity and Earth Heritage.

ENVS - Woodlands.

WAT4 - Flood Risk Management.

Milton Keynes and South Midlands Sub-Regional Strategy (March 2005)
Strategic Policy 1: The Spatial Framework - Locations for Growth:
Luton/Dunstable/Houghton Regis (with Leighton-Linslade).

Strategic Policy 3: Sustainable Communities.

Bedfordshire and Luton Policies 2(a) and 2(b): Luton/Dunstable/Houghton
Regis and Leighton-Linslade.

Bedfordshire Structure Plan 2011
Policy 7 - Areas of Great Landscape Value.

South Bedfordshire Local Plan Review Policies

NE3 - Control of development in Areas of Great Landscape Value.

BES8 - Design and environmental considerations.

T10 - Controlling parking in new developments.

R14 - Protection and improvement of informal recreational facilities in
countryside.

In accordance with Article 31 of the Town and Country Planning
(Development Management Procedure) (England) Order 2010, the reason
for any condition above relates to the Policies as referred to in the Regional



Spatial Strategy (RSS), Bedfordshire Structure Plan 2011 (BSP) and the
South Bedfordshire Local Plan Review (SBLPR).

This permission relates only to that required under the Town and Country
Planning Acts and does not include any consent or approval under any other
enactment or under the Building Regulations. Any other consent or approval
which is necessary must be obtained from the appropriate authority.

The applicant is advised that the requirements of the New Roads and Street
Works Act 1991 will apply to any works undertaken within the limits of the
existing public highway. Further details can be obtained from the Traffic
Management Group Highways and Transport Division, Central Bedfordshire
Council, P.O. Box 1395, Bedford, MK42 5AN.

The Environment Agency advises that the proposal to culvert the roadside
watercourse will require an application to be submitted for Flood Defence
Consent. A minimum diameter of 450mm for culverting watercourses is
recommended. It is recommended also that the applicant contacts the
Environment Agency's Development and Flood Risk team as soon as
possible to discuss appropriate designs for the culvert.

The applicant is advised that throughout the duration of the construction

period the following facilities should be provided.

¢ Wheel cleaning facilities at all site exits in order to prevent the deposit of
mud or other extraneous material on the public highway;

¢ On-site parking for construction workers.

Please note that the unnumbered drawing submitted in connection with this
application has been given a unique number by the Local Planning
Authority. The number can be sourced by examining the plans on the 'View
a Planning  Application' pages of the Councils website
www.centralbedfordshire.gov.uk.

DECISION



