
Local Plan Call for Sites, Highway and Transport Access Assessments 

Site reference: 579 

Address: Land east of Orchard Lane, Harrold, Bedfordshire.             

Potential Development: 135 Residential Dwellings under Class Use C3 

Site Survey: 31-03-16  

Author and Date of Assessment: Devinder Singh – 25-05-2016 

Previous Highway and Transport Assessment:  No 

Current Highway Provision 

The site is located on the east side of Wood Road and opposite properties 21 to 27 

Wood Road and also at the rear of properties 64 and 66 Brook Lane in the village of 

Harrold approximately 9 miles north-west of Bedford town centre. The northern part 

of the site appears to abut Wood Road on the east side whilst the southern part of 

the site abuts an informal and adopted footpath linking Wood Road and Brook Lane. 

There is also a watercourse running along the east side of Wood Road and along the 

footpath between Wood Road and Brook Lane. 

The site is also shown to partially abut the end of Orchard Lane on the south side of 

site. Orchard Lane, Brook Lane and Wood Road are all adopted highway and 

unclassified roads subject to 30mph.   

The proposed point of vehicular access off Wood Road is indicated on the 

submission plan to be opposite properties no’s 21/23. 

The width of the carriageway of Wood Road is 5.5m with a footway 1.8m in width on 

the opposite side of the site. Further south Wood Road becomes Orchard Lane 

which leads onto a junction with High Street. Orchard Lane to the south reduces in 

the width of footway to less than 1.8m and the carriageway width is approximately 

4.2m which is sub-standard. 

Wood Road has residential properties on the western side whilst Orchard Lane has 

residential properties on both sides of the carriageway. Further north from the site, 

Wood Road becomes a no-through road with a Public Right of Way(PRoW) in the 

form of a bridleway BW14 continuing northwards.   

The site shares its boundaries to the north and east with agricultural land; to the west 

is adopted highway and residential whilst to the south is residential and farmland. 

The frontage of the site has no footway but a verge with trees outside the site and 

the verge slopes inwards and ultimately forms into a ditch which appears to be 

relatively deep - see figures 2 and 3 below. The frontage is affected by Flood risk 

zones 2 and 3 from Environment Agency records. 



 

Figure 1 - Potential access point off Wood Road 

Viability of Highway Access for the Potential Development 

The site covers 4.47ha in gross area and the current use is given as agricultural. The 

proposal is for 135 residential dwellings based on a density of 0.0030dph. 

Although the site appears to abut Wood Road, the developer is advised to ensure 

that the site can fully abut the adopted highway in order to gain satisfactory means of 

access. 

For the proposal of 135 dwellings a road to adoptable standards is required in 

accordance with Bedford Borough Council's highway standards in respect of 

carriageway width/footway width and required radius kerb which must be 

accommodated within the curtilage of the site boundary without encroaching on third 

party land.   

The site is off a single point of access via Orchard Lane, therefore it is important to 

note that the maximum of 300 dwellings are not exceeded off a single point of 

access. In this case the existing number of properties needs to be included with the 

proposed number served by Orchard Lane. 

Given that both Wood Road and Orchard Lane are unclassified roads with a 30mph 

speed limit, then the Manual for Streets (MfS) shall apply. Based on 30mph, the 

required visibility splays are 2.4m in the X direction and 43m in the Y direction, 

unless the 85th percentile speed determined from a speed survey proves otherwise. 

Figure 2 and Figure 3 shows the right hand and left hand visibility splays. 

 



 

Figure 2 – Right hand visibility splay, Wood Road 

 

Figure 3 – Left hand visibility splay, Wood Road 

Report on Notable Highway Issues and Impacts 

Traffic generation from the residential development of 135 dwellings will have a 

major impact on the local highway network. The immediate junction affected is the 

junction of Orchard Lane with High Street.  The development would be subject of a 

Transport Assessment (TA) which will need to identify the impact on the highway 

with mitigation measures including junction of Orchard Lane with High Street. The 

TA shall also introduce measures to improve sustainable measures for pedestrians, 

cyclists and also for public transport. Although the principle of residential 

development can be considered, the proposal of 135 dwellings would intensify the 

use of Orchard Lane which is substandard in width and also intensify the use of the 

junction of Orchard Lane with High Street. It is expected that traffic generation will be 

investigated in more detail in Phase 2 of these assessments. 

The width of the frontage of the site along Wood Road is adequate in 

accommodating an adoptable road. 

The visibility splays on both sides of the potential access off Wood Road are 

obscured by existing trees as shown by figures 2 and 3. Given that Wood Road 

becomes a no-through road a few metres north of the site, it is not expected that 



vehicles will be approaching at high speeds. The actual speed along this section of 

Wood Road is expected between 20mph – 25mph. 

The ground level of the site is set at a lower level than that of the highway and 

slopes downwards from the highway at around 1:1 coupled with the fact there is a 

ditch along the frontage – see Figure 2 above. This would require the gradient of the 

access road with a culvert for the ditch in accordance with Bedford Borough 

Council’s highway standards and the vertical visibility envelope compliant with the 

MfS. 

Although there is a footway on the opposite side of site, there is no footway fronting 

the site. Furthermore the footway along Orchard Lane is intermittent and less than 

the standard of 2m width required.  

Should the development take place then the current adopted parking standards 

would need to be adhered to in order to provide appropriate levels of car parking on 

site.  

Sustainable Transport Appraisal 

The nearest bus stop facilities are located on High Street approximately 563m in 

distance from the site. This exceeds the maximum of 400m walking distance, 

however there are no footways along Orchard Lane up and until the vicinity of 

property no. 30 Orchard Lane. North of this point footways on Orchard lane are 

intermittent and sub-standard. 

The bus route currently operating to Harrold is no. 51 by Stagecoach service 

Monday to Saturday (except Bank Holidays) between Kettering, Irthlingborough, 

Rushden, Sharnbrook, Milton Earnest and Bedford. Bus service no. 25 by Grant 

Palmer Limit also provides a service to Harrold, Oakley, Pavenham, Stevington and 

Sharnbrook.  

Village bus services including VL1, VL3, VL4, VL8, VL11 and VL15 also serve 

Harrold although they only operate on selected days of each month. 

The north end of Wood Lane leads to a Public Right of Way (PRoW) in the form of 

bridleway BW14. Any alterations/improvements to PRoWs must be agreed with 

Bedford Borough Council. 

Conclusions 

The site rates moderate in terms of sustainable modes of transport due to the 

location being at the centre of the village, however there is no footway outside the 

site and  footways along Orchard Lane are intermittent and of substandard width. 

The carriageway width of Orchard Lane is also less than current standard of 5.5m in 

width. The nearest bus stop facilities are located on High Street which exceeds the 

maximum of 400m walking distance. 



There are drains/ditches along the northern boundary which cross the site as well as 

fronting the site, therefore any alterations to them will require the approval from 

Bedford Land Drainage Board. 

The proposal for 135 dwellings will have a significant impact on the highway network 

and generate an increase in vehicle movements along substandard roads. The 

existing road and lack of footway does not conform to current standards. In this 

context a comprehensive scheme is required for the widening of Orchard Lane 

(although this may be limited in some sections) and provision of footways in 

accordance with Bedford Borough Council’s highway standards. These 

improvements would need to be integrated with the existing footpath to the north end 

of Wood Road and also with the footpath at the northern end of Brook Lane. 

The proposal for 135 dwellings will require an adoptable point of access and the 

point of access can be considered off Wood Road subject to a TA. The site also 

appears to abut the end of Brook Lane, although this is partially shown at the south-

west corner of the site. The development will have the greatest impact at the junction 

of Orchard Lane with High Street as the single point of access to the site. It must be 

ensured that the maximum of 300 dwellings are not exceeded off Orchard Lane 

which should include the existing dwellings. The TA will need to identify mitigation 

works for improvements at this junction and also determine whether 135 dwellings 

are acceptable in highway terms. 

In view of the above, there is no objection to the principle of residential development, 

subject to the above. 

 


