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Background 

1.1 Hub Transport Planning was commissioned by Richborough Estates to provide supporting information in 
relation to the planning application for 75 residential dwellings to the north of Station Road, Market Bosworth.  
Hub Transport Planning provided supporting documents which included a Transport Assessment (TA) referred 
to as ‘Transport Statement’ in the Core Documents list (CD1.06) and Travel Plan (TP) (CD1.07). 

1.2 Representations have been received by Mr G Denny in relation to the permitted development at the Kyngs Golf 
and Country Club.  Specific reference has been made to the Section 278 Agreement relating to the proposed 
ghost island right turn junction related to a planning application for the golf course site (REF: 02/00685/COU) 
(“The original planning application”).  

1.3 Mr Denny stated ‘The S278 Agreement ‘ghost island right turn’ was and indeed still is considered a key element 
for the factoring of and management of the future generated increase in traffic growth associated with  Kyngs 
Golf &  Country Club , allowing the permitted land usage and associated built facilities to expand and develop 
in compliance with the commensurate planning consents.’ 

1.4 The purpose of this technical note is to clarify that the proposed site access arrangements have fully taken 
account of the cumulative impacts associated with permitted development at the Kyngs Golf and Country Club. 

Kyngs Golf and Country Club Planning History 

1.5 The original planning application (02/00685/COU) relates to an 18-hole golf course on 126 acres of land and 
included proposals for an improved access junction which involved the provision of a ghost island right turn 
facility off Station Road. This planning permission included a condition (condition 18) to secure those works. 

1.6 In 2013 an application to vary planning condition 18 of the above-mentioned permission and remove the ghost 
island right turn lane and propose other off-site highway works was submitted and approved (ref. 
13/00272/CONDIT).  

1.7 It is understood that the Section 278 Agreement has not been implemented at this stage.  

1.8 Subsequent planning applications relating to the development of a multifunctional clubhouse and holiday lodges 
were submitted in 2017, with revised proposals submitted and approved in 2019 (ref - 19/01437/FUL).     

1.9 These latest proposals for the golf club (holiday lodges and club house) included a standard priority T-junction 
as means of access to the site and this was agreed to be acceptable by Leicestershire County Council (LCC) 
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as Local Highway Authority. In assessing the proposal for the club house and holiday lodges, the TA for this 
proposal considered the 18 hole golf course as committed development.  

1.10 Through the approval of this latest application in 2019, the LPA therefore agreed that a simple priority T-junction 
would be sufficient to serve the 18-hole golf course and the subsequent addition of the clubhouse and holiday 
lodges. This was in accordance with advice received from LCC, and is confirmed in the Officer’s Report to 
Committee in respect of that scheme (see Ben Pycroft Appendix 2 page 017, paragraph 8.42 – 3). 

Proposed Site Access 

1.11 The location and geometrical layout of the proposed site access junction for the appeal scheme, as set out in 
the TA for the appeal site (Drawing T18522.001 rev B), is in line with that agreed with LCC as part of the Kyngs 
Golf and Country Club 2019 planning permission (19/01437/FUL).  The site access proposals take the form of 
a simple priority T-junction and include a 6.0m wide access road and 2.0m wide footways either side of the 
carriageway.    

Site Access Capacity Assessments 

1.12 As part of the TA prepared to support the appeal site, peak hour capacity assessments of the proposed site 
access junction with Station Road were undertaken and agreed with LCC. The capacity assessment included 
cumulative impact assessments to take account of the impact of traffic from the committed developments in the 
area. This included traffic from the permitted developments associated with the Kyngs Golf and Country Club. 
(18 hole golf course, club house and lodges – above).  

1.13 Information regarding the development traffic generated by the Kyngs Golf and Country Club application was 
extracted from the TA prepared to support the most recent golf course application which was approved in 2019 
(19/01437/FUL). As set out above, that TA included the 18-hole golf course, multi-use clubhouse and holiday 
lodges, therefore taking account of all the permitted developments related to Kyngs Golf and Country Club.  

1.14 The traffic associated with the permitted Kyngs Golf and County Club were included in Figures 5.7 and 5.8 in 
the TA accompanying the appeal scheme (CD1.06), and was therefore accounted for in that assessment.  

1.15 The TA also took into account a site allocation to the South of Station Road (SA5), and the following committed 
development:  

 Owl Homes Residential Development (12/00597/FUL and 20/00131/FUL);  

1.16 In addition a sensitivity test was carried out to include a proposed residential development for 90 residential 
dwellings off Shenton Lane. However, at the time this development did not have planning permission and was 
not allocated in the local plan. Therefore, it was not truly a committed development and has subsequently been 
refused planning permission.   

1.17 The site access capacity assessments were carried out using the PICADY module in the Junction 9 software. 
This is an industry recognised tool for undertaking assessments of priority controlled T-junctions. The 
assessments considered the AM and PM highway peak periods and assessed 2025 and 2030 future year 
scenarios. Base traffic flows were growthed up to the future years using growth factors from TEMPro. 
Committed development traffic (including the Kyngs Golf and Country Club) and the proposed development 
traffic related to the appeal site was added to the network. 

1.18 Table 10 of the TA summarised the PICADY results. For reference a copy of the summary results is provided 
below. 
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Table 1 – Site Access/Station Road PICADY Analysis 

Approach 
AM Peak 08:00 – 09:00 PM Peak 17:00 – 18:00 

RFC Queue Delay (s) RFC Queue Delay (s) 

2025 Base + Committed + Development 

Site Access 0.12 0 9 0.13 0 8 
Station Road (RT) 0.10 0 5 0.06 0 5 

Sensitivity Test - 2030 Base + Committed + Development 

Site Access 0.13 0 9 0.14 0 9 
Station Road (RT) 0.10 0 5 0.07 0 5 

*RFC – Ratio of Flow to Capacity, Queue – Max Mean Queue, Delay – Seconds per vehicle 

1.19 The modelling results indicate that the proposed site access would operate well within capacity with minimal 
queues and delays with both the proposed residential site and the Kyngs Golf and Country Club permitted 
development.  A Ratio of Flow to Capacity (RFC) of 0.85 suggests that a particular arm of a junction is 
approaching capacity and queues and delays are likely to increase significantly if additional traffic was to be 
added through the junction. Clearly, the proposed site access junction would operate with significant levels of 
spare capacity with the largest RFC predicted being 0.14 during the PM peak in the 2030 scenario.  

1.20 The assessment carried out at the site access junction has been agreed with LCC. It is clear that the proposed 
access would be safe and suitable to accommodate traffic associated with the proposed appeal site and the 
traffic from all of the permitted development associated with Kyngs Golf and Country Club. 

Additional Future Development 

1.21 Mr Denny also expresses concern regarding the 2016 traffic data presented as part of the recent planning 
application for 105 dwellings located to the west of the appeal site (21/00970/OUT). The concerns related to 
the fact that the data may not factor in future growth relating to pending planning consents.  

1.22 It should be noted that the traffic flow data used to inform the TA for the appeal site was dated 2018 and was 
agreed as being appropriate with LCC. Furthermore, the committed developments that were taken into account 
as part of the TA were also agreed with LCC.  The proposed development to the west of the appeal site for 105 
dwellings does not yet have planning permission and is not allocated within the local plan, therefore it is not 
considered committed and is not a material consideration at this time. 

1.23 Mr Denny makes reference to the following permitted or pending applications within his representations: 

 P/App.No: 20/00026/FUL (permitted) - 103 Holiday Caravans, Bosworth Water Trust: 

 P/App.No: 21/00379/FUL (pending)   - 73 Dwellings, Sedgemere, Station Road: 

 P/App.No: 21/00970/OUT  (pending) - up to 105 Dwellings, Wharf Farm,Station Road: 

 P/App.No: 21/00050/FUL (pending)  - New Cafeteria and Car Park Bosworth Marina: 

1.24 The only site which is currently permitted is planning application 20/00026/FUL for 103 holiday caravans at 
Bosworth Water Trust. The application stated that the proposals would actually reduce traffic on the network as 
a result of reducing the number of day visitors to the site. As such, the permitted development would not have 
a material impact on the highway network. 
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1.25 The other three planning applications listed by Mr Denny are pending a decision and cannot be treated as 
committed at this time. However, it should be noted that application 21/00379/FUL is a re-submission of the 
Owl Homes development which was taken into account as part of the TA which supported the appeal site. 

1.26 Mr Denny also expressed concern regarding the proposals to provide build outs along Station Road (narrowing 
of the road to allow only one-way working to reduce traffic speeds) which were set out in the TA to support the 
development for 105 dwellings to the west of the appeal site (21/00970/OUT). It should be noted that the build 
outs do not form part of the proposals for the appeal site. As stated previously in this note, the application for 
105 dwellings is not yet permitted and is not allocated as part of the local plan. As a result, no material weight 
can be given to these proposals at this stage.   

Summary and Conclusions  

1.27 Mr Denny states that ‘The S278 Agreement ‘ghost island right turn’ was and indeed still is considered a key 
element for the factoring of and management of the future generated increase in traffic growth associated with 
Kyngs Golf & Country Club, allowing the permitted land usage and associated built facilities to expand and 
develop in compliance with the commensurate planning consents.’ 

1.28 The analysis undertaken as part of the Transport Assessment clearly indicates that the proposed site access 
arrangements would be safe and suitable to serve the appeal site and the traffic associated with the permitted 
development associated with the Kyngs Golf and Country Club. This position is agreed with LCC and the LPA, 
who are aware of the relevant planning history and have not objected to the appeal scheme on highways 
grounds. 

 

 

 


