
Opinion: 
 
OBJ 

 
 

Your comments 
on this 

application:  

1. Parking and highway safety issues. Heath Road is a very busy trunk road used 
continuously throughout the day by traffic as the preferred route to and from the 
A5. From personal experience I know it is difficult for pedestrians to cross this road 
and for traffic to pull out into it. This proposed store will exacerbate this and give 
rise to a dangerous ‘hotspot’ during delivery times. Such large delivery vehicles will 
park on the road outside the store on a section that now has a reduced width as a 
result of Beds Council widening the footpath opposite the site during the Covid 
Pandemic. Even if it is possible for the delivery vehicles to unload within the site, it 
is hard to see how they can safely turn out of the site back onto Heath Road given 
the likelihood of parked cars (both within the site and on the road) and reduced 
turning width of the road itself. Are the proposed 5 parking spaces within the site 
adequate for a building of this size? In practice people will stop and park on the 
road to pop into this store, much as they already do outside the 
newsagents/convenience store on the corner of Heath Road and Sandy Lane 
opposite and the nearby Co-Op store in Heath and Reach Village. There is already 
an existing parking/congestion issue caused by parents dropping off and picking up 
their children from Heathwood School close by. Given the proximity of the site to a 
primary school and bus stop, coupled with the issues set out above, it is arguable 
that the potential for accidents will increase. 
 
2. Noise pollution. The site is in a residential area sitting between houses and 
backing on to others. The noise from delivery cages and presumably a 24 hour 
working refrigeration plant at the back of the building will result in loss of amenity 
to those houses and the wider community.  
 
3. Character of Proposed building. The existing Star Pub fits well within the site as 
it blends in with the style and character of the residential buildings it sits amongst. 
The proposed store will not fit into this style, particularly as the large two storey 
extension at the back appears to be a bare brick block that is completely out of 
keeping with the front of the building. Heath Road is known for its residential and 
leafy nature. A large convenience store does not belong in this area and is more 
suited within a retail park or as part of a parade of other shops (as with the Co-Op 
in Heath and Reach Village).  
 
4. Privacy. The large two storey brick extension at the back will sit very close to the 
gardens of the houses backing onto it. There is some scant screening from trees but 
these are deciduous and the residents will lose all the visual amenity they 
previously enjoyed. This loss of visual amenity extends to the neighbourhood 
generally as this incongruous extension will be visible from the side to all those 
passing by. 

Wish To Speak: No 

 
 
 
 
 
 



 
Dear Mr. Freeman, 
 
Ref: CB/21/04275/FULL 
 
As requested, I am copying you with my objections and reasons for them regarding the proposed 
change of use to the Star Public House on Heath Road, Leighton Buzzard. 
 
 
I wish to make known my objections to the proposed conversion of the Star Public House on Heath 
Road Leighton Buzzard to a convenience store. There are 6 key factors behind my objection:  
 

1. Visual – on seeing the proposed plans for the conversion one is immediately struck by the 
size and height of the proposed warehouse, clearly double if not triple story, given that it is 
as high as the existing roof apex of the Star PH. 

a. This will have a serious impact on the neighbours of all three sides of the property 
together with negative financial impact on house values. 

b. Who will want to buy a house whose garden is totally overshadowed by the new 
building? What the plans do not show is that the properties and Star are west facing, 
that is their back gardens are east facing meaning that from 11am onwards the 
garden for number 232 is going to be in the shade from the new build. 

c. The red brick façade to the new build will not hide it but make it stick out like a sore 
thumb so accentuating its presence; (and attracting custom?). There is no attempt 
to integrate the new build with the surrounding dwellings many of which are 
bungalows. 

d. Why the size of the new build – No other local convenience store is of this size so 
why is an overlarge store being proposed? 

e. As the front windows are to be replaced by corporate advertising windows, will 
these in turn require bright lights that will reflect into surrounding homes? 

f. The proposed new windows are unsightly and there is no attempt to blend them in 
with the other windows of the existing building. 
 

2. Presence – is it required?  
a. Shah’s Convenience Store is just across the road 
b. There are 2 further nearby convenience stores, the CoOp in Heath and Reach and 

another in Clarence Road 
c. There is to be a new convenience store built in the new Chamberlain’s Barn Estate 

to meet the Chamberlain’s Barn need and that the local area is being well served by 
the current 3 stores why is there a need for a fourth? 
 

3. Location – Has this been properly thought through? 
a. During 2020 the width of Heath Road that the Star faces onto was reduced to a 

literal 2 lane road. That is, if a vehicle is parked only one vehicle can go past it, either 
an overtaking vehicle or an oncoming vehicle. Indeed, no central road markings have 
ever been painted on the reduced width road as to do so would mean that the 
marked-out bus stops by the Star go over onto the other side of the road. 

b. Product supply – the drive access to the side of the Star is not wide enough for a 
delivery lorry to go down, meaning that such vehicles will have to park in the road 
for their deliveries. With bus stops on either side of the Star already causing road 
blockages all that is needed is for both buses and a delivery lorry to be present for 
total mayhem to ensue. 



c. This doesn’t take account of the lack of customer parking at the proposed Store, 
which means that inevitably cars will be parked along Heath Road so once again 
reducing it to a single carriageway. 
In comparison the CoOp in Heath and Reach, which faces onto a 3-vehicle width 
road as against two for the Star has: 
i. 2 off road parking spaces 
ii.     3 parking spaces on the CoOp side of the road 
iii.    5 parking spaces on the opposite side of the road. 
All of which allow two-way traffic flow, against the de facto road blockage for the 
proposed new use of the Star. 

d. Added to which there is a major primary school less two hundred yards away from 
the Star – an issue of child, parent and road user safety. 
 

4. Road Structure and Use – who is going to pay for the rebuilding of Heath Road? During the 
summer of this year Heath Road was closed for 2 months just by the Star, due to a sink hole. 
This is not the first in the area – last year there were 2 water fountains at the juncture of 
Shenley Hill Road with Heath Road due to separation between the underlying clay and sand 
deposits. Point being that already the repaired road from this summer’s repair is sinking with 
drivers slowing down to go across it and at nigh car headlights noticeably dipping and then 
shining upwards into oncoming driver’s eyes due to the uneven repair/ surface to the new 
roadway. The increased vehicle traffic from the servicing and use of the proposed store is 
bound to have a seriously detrimental effect on this stretch of road. 
 

5. Sustainability – what will happen if it fails? Given point 2 and the issue about its need, 
should the store fail, who will want to purchase it given the warehouse nature of the 
building with no direct access for deliveries. And would an alternative retail use be allowed? 
Indeed, would any alternative industrial or retail/ distribution use be allowed simply because 
of the lack of parking and no easy delivery access. 

 
6. Alternate Use - Lastly, if there is no demand for the Star as a public house or restaurant then 

surely it would be better to treat it as a brown filed site and convert it into 3 terraced 
houses? 
 

I trust that you will take my comments into consideration and vote against the proposal. 
 
Lastly, why has there been no local notice about this proposal? I thought that local residents had to 
be notified with notices informing the residents displayed locally. As far as I am aware there have 
been none, why is this? 
 
Yours sincerely 
 
 
 
 
 
 
 
 
 
 
 



 
For information, sent to Messers Wallace, Ferguson and Ray Berry and Tony Morris. 
 
We are residents of Copper Beech Way in your ward and are writing to seek your support to 
opposing the planning application to convert The Star PH to a convenience store.We have submitted 
our letters of objection to CBC via the planning portal but believe that this is such a significant 
application that it requires to be "called in" to the planning committee meeting.  We have not 
included Cllr Brian Spurr in this request as we understand that he is on long term sick absence and 
we would not wish to burden him with this matter but from past knowledge we would consider that 
he would not be happy about this.  We are however going to contact our ward town councillors to 
ask for their support at the next Town Council Planning Committee meeting on 27 October. 
 
The grounds for our objections to the application are as follows: 
 
The design is totally out of keeping with the existing building and the immediate neighbourhood. It is 
as if a Lego builder has dropped a basic block of bricks on the back of the historic building. 
 
There are a number of concerns about traffic, vehicle access and cycle provision. 
- HGV access by 10.5 or 12m HGV vehicles will require the complete use of the forecourt and will 
mean that the vehicles will manoeuvre across the whole of Heath Road.  As you are well aware this 
section of the road was narrowed very recently. The swept flow diagrams in the supporting 
documents to the application illustrate this issue very graphically. 
- Whilst delivery is taking place customer car access will not be possible with the inevitable 
consequence of on-street parking. 
- If vehicles are present on the forecourt then the HGV delivery vehicle will have to wait on Heath 
Road creating a traffic hazard. 
- There is no parking for staff meaning that they will have to park in adjacent roads. 
- Only 2 cycle parking bays are planned - for staff use.  Yet the application makes great play of the 
fact that customers will cycle to the site, and if you look at the cycling isotherms which form part of 
the   Transport Study then it would appear that people would cycle from Wing or Slapton! 
 
The internal memo which reports on noise pollution is rather disingenuous, there will be noise 
during delivery times and it will be difficult to enforce any arbitrary controls set by CBC.  Commercial 
need will override. 
 
There is also be a visual impact from the storage of delivery cages and waste bins, this is already 
seen at the Heath and Reach Coop. 
 
There is no information about signage on the front elevation in terms of size, illumination etc.  The 
existing pub signage is discrete and aligns to the ambience of the neighbourhood. Corporate signage 
will detract  from this.  
 
The report on the viability of retaining the premises as a pub is very skewed in favour of the 
application.  The fact that closure due to Covid 19 and from changes in ownership have been 
downplayed to give strength to the view that The Star is no longer viable as a pub. 
 
There has been no local consultation with the neighbourhood or more generally as to whether or 
nor people actually want a convenience store here.  There is a very well established Coop down the 
road in Heath and Reach, another a little further in Clarence Road and a long established corner 
shop less than 200m from the site.  The huge new housing development to the east of Heath Rd 
stretching across Vandyke Rd to Hockcliffe Rd is supposed to have provision for local shops. 



 
There has been considerable comment on the Next Door Plantation web site in recent days about 
this proposal and the general consensus has been opposition. 
 
We do hope that you will be able to lend your support to these objections. 
 
The Star, 230 Heath Road, Leighton Buzzard – Application for change of use – CB/21/04275/FULL 

1. Visual: 

a) The proposed bottom floor windows are ugly and not in-keeping with the building, or 

the surrounding residential buildings (many of which are bungalows).  It will look like a 

commercial property in a residential area, with ugly signage.  

b) The depth and height of the extension at the back of the building is huge, and will 

completely spoil neighbouring gardens by overshadowing them, and blocking light.   

2. Location:  

a) Heath Road is already a very busy road, and with the extra building in the area, it is only 

going to get busier.  The Star is located very close to a primary School plus the busy T 

junction with Shenley Hill Road which is a through Road to Vandyke Road.  There are 

also junctions close by for Carnation Close.  If cars, and delivery lorries park on the side 

of the road, it will make it very difficult to turn out of Carnation Close, and Shenley Hill 

Road, as well as for many of the nearby properties.   

b) Heath Road has been narrowed by the Star with a very wide pavement on the opposite 

side of the road.  This would mean that any parked cars, or delivery lorries will narrow 

the road to single track, making it more dangerous with cars trying to overtake parked 

cars.  

c) There is a bus stops on either side of the road, right by the Star – it is hard enough for 

traffic when buses stop at the moment due to the narrowing of the pavement, but with 

the extra traffic and parked cars visiting the shop will make it even more of an obstacle 

course than it already is.   

3. Inadequate parking:   

a) There are only 4 parking spaces + 1 disabled space provided.  This is not enough for a 

store of this size.  The Co-op in Heath and Reach has two off the road parking, and then 

several others on either side of a much wider (3 car width) road.  It is still not enough, 

and cars end up parking in the nearby culdesac.   

b) Delivery vehicle parking – it is too narrow at the side of the building to get the size of 

lorry that will be delivering (such as delivers several times a day to the Co-op in Heath & 

Reach).   

c) Staff parking – where will the staff park?  Carnation Close and Shenley Hill are already 

congested with residents’ cars.   

4. Other shops in the area:  we are quite well served in the area, by having the Co-op in Heath 

and Reach and Shah’s shop on the corner.  A much better place for a new store would be on 

the new development between Heath Road and Vandyke Road, where an appropriate store 

can be built, with adequate safe parking facilities.   

 

 

 

 

 

 



Dear Sirs  
 
I am a resident of Shenley Hill Road, Leighton Buzzard. With reference to the proposed alteration, 

extension and change of use of the Star public house to a local convenience store 

(CB/21/04275/FULL), please see below a copy of my reasons for objecting, submitted to CBeds via 

the website: 

1.       Impact on surrounding houses – this is an established residential area. The size of the 

rear extension would have a significantly negative impact on the light, outlook and noise for 

the 3 bordering houses, as well as other surrounding properties on Heath Road and Shenley 

Hill Road. The commercial look of the front aspect is also out of character with the 

surrounding buildings. 

 

2.       Lack of parking – 5 spaces is not sufficient for a convenience store where no alternative 

parking provision is available (see point 3). Staff and customers will inevitably be forced to 

seek parking on Heath Road and neighbouring roads such as Shenley Hill Road which will 

impact on road safety. Comparison to parking patterns for the Public house is not relevant, 

both in terms of timings and space (further parking was available at the rear of the public 

house) 

 

3.       Traffic – this section of Heath Road has recently been narrowed. Traffic already backs 

up to the Star during school start and end times, when parents park along the (wider) 

stretch of Heath Road by Heathwood Lower school. Heath Road is a busy trunk road into the 

town centre, with high volumes of traffic at most times of day.  

 

4.       Insufficient allowance for delivery vehicles – there’s an expectation that the parking 

spaces will be cleared to allow for deliveries. This is unrealistic.  Delivery vehicles will be 

forced to stop on the road, causing road blockage, severely restricting visibility of residents 

turning in and out of their homes, as well as road users turning out of Shenley Hill Road. 

Delivery vehicles will be unable to exit right due to the narrow nature of the road and 

visibility, forcing heavy goods vehicle into the town centre. The issue is further compounded 

by the proximity to bus stops either side of the road. 

 

5.       Safety for road users and pedestrians – the impact of points 2, 3 and 4 above will be a 

significant risk to the safety of motorists and pedestrians in the area, particularly concerning 

given the proximity to 2 local schools (Heathwood Lower School on Heath Road and 

Oakbank School on Sandy Lane) 

 

My objections to the proposed development are as follows: 
 
Traffic/road safety.  There is a weight limit at this point in Heath Road.  After delivering to the store, 
lorries should turn around a go back towards Heath & Reach.  How do they turn around?  The plan 
appears to show the road being approximately 7meters wide at this point – it is in fact 5.9 meters 
wide as CBC widened the pavement to 4.3 meters on the other side of the road.  The plan shows an 
8 wheeled lorry in the tracking layout – I know of no supermarket/convenience store delivery 
vehicles being 8 wheelers, they are predominantly articulated.  The plan has no provision for any 
large delivery vehicle to park on site whilst customers are parked, meaning that they will block one 
side of the narrowest part of Heath Road, almost opposite a bus stop.   
 



Where are the 25 staff members supposed to park (assuming there are 3 shifts, this would mean 
more than 8 staff members on site at the busiest times)? With only 5 customer parking spaces, one 
of which is disabled, where are other customers going to park?  It is ridiculous to state that most 
customers will walk to the store. It is my opinion, based on experience since the path was widened, 
that people will just pull right off the road and block the wide pavement.  This already happens 
outside Heathwood Lower School, just down the road from The Star. How will parents with 
pushchairs manage to get past these parked cars without walking into the road? It should also be 
remembered that Heath Road is a main route in and out of Leighton Buzzard for emergency vehicles. 
Between 8.30am and 9am this morning I counted 209 vehicles pass The Star. 
 
Despite a 30 mph speed limit, vehicles pass this section of road much faster.  During the time Heath 
Road was closed near to The Star due to Anglian Water digging it up, there were 2 serious accidents, 
yards from The Star, when speeding cars were unable to stop. 
 
Noise.  The Star was, until recently, a well-managed public house and caused little or no noise.  The 
dray and the refuse lorry, the only large commercial vehicles that serviced The Star, arrived at 
reasonable times and only once or twice a week.  Based on The Co-op store at Heath & Reach, which 
is smaller than this proposed development, a large articulated vehicle unloads every day, along with 
bakery lorries etc.  If deliveries are made outside trading hours the noise levels will be intolerable at 
my property. There is also 24-hour air conditioning and refrigeration units planned, meaning 24-hour 
noise. 
 
Out of character. Heath Road is a residential road.  The only other non-residential properties are The 
Stag at No 1, Heath Road, exactly a mile nearer town, and Cottage Stores, 297 Heath Road, a few 
yards nearer town.  Cottage Stores is a small shop on the end of a terrace of residential properties 
and is unobtrusive.  Cottage Stores have few deliveries as they collect their stock themselves from a 
Cash & Carry. 
 

 

 

I object to the proposal for the following reasons 
 
Out of character 
 
The Star, originally called The Star and Garter, has been a place for local residents to meet and 
socialise since 1791 and until recently has been a thriving business. This proposal aims to attach 
a huge red brick monstrosity onto the back of the pub regardless of the overbearing effect this 
will have on surrounding dwellings and turn it into a supermarket - not a convenience store. 25 
staff are not required to run a convenience store. To destroy our heritage like this is a tragedy. 
 
Parking/Road Safety 
 
There is no provision for staff parking ~ will they be expected to park on the extended pathway 
opposite now that the road has been narrowed? Heath Road is a very busy main thoroughfare 
joining the town to the A5 and a bus route with bus stops both sides of the road near The Star 
and a primary school a few yards nearer the town where parents park on the path on both sides 
when taking and collecting children. I am gravely concerned for the safety of children walking 
past this supermarket with customers driving in and out. 
 
Noise 
———- 
 



Large HGVs will undoubtedly be delivering frequently to this supermarket and the noise and 
disturbance to adjacent dwellings will be an unwanted nuisance as well as the noise from the 
huge refrigeration and air conditioning unit. 
 
In every regard this proposal is completely out of keeping with this residential area. 
 

Dear Mr Spragg 
 
CB/21/04275 _ The Star, 230 Heath Road, Leighton Buzzard, LU7 3AY 
 
I feel I must object to the proposed “convenience store” development of The Star public house on 
Heath Road in Leighton Buzzard for which change of use and planning permission is being sought. 
 
Character 
The development would be wholly inappropriate and out-of-keeping with the neighbouring 
properties which are all individual houses, many of them “period” or were granted planning 
permission subject to them conforming with existing premises’ styles and materials.  This new 
building will not. 
A large commercial store with warehousing, comprising a two stories-high “block” with plant area, 
squeezed onto almost every inch of this plot, cannot be disguised by retaining the front section of 
the existing building which will doubtless be plastered with signage and advertising. Then there are 
the opening hours, traffic considerations and deliveries for its operation. 
 
Safety Congestion Accident Risk 
Heath Road is a heavily-used trunk route between the A5 and Leighton Buzzard. Do not be deceived, 
this is not a “backwater road” used by few vehicles as portrayed by the developer in their 
submission. 
The Council recently completed safety-driven, road-narrowing measures on this stretch; widening 
the pavement to give pedestrians protection from fast-moving vehicles entering the 30mph limit by 
The Star on the way into town, as there are three schools, two bus stops and a pedestrian crossing in 
the vicinity. Lorries and buses already straddle both lanes unless giving way to oncoming vehicles. 
A store will be vastly different from a public house with its occasional deliveries, some customers’ 
car traffic around lunch and evenings (for which it had adequate parking front and rear) while others 
walk.  It would bring many more visiting vehicles – staff and customer cars at all times of the day and 
night, huge articulated delivery lorries, every day of the week (numbers and times are not yet 
predicted).  
Overspill cars will park on Heath Road and the pavement and in nearby streets. Delivery lorries, with 
no space at the loading area on the side of the store, will have to park over the customer bays in 
front or, more likely, as some of those will probably be occupied, on the road with other cars there 
too. Then there’s the turning out problem – Heath Road is so narrow that even cars mount the 
opposite pavement on exiting. How can the risk of “accidents waiting to happen” be evaluated? 
Surely a store of this size can neither satisfy Council parking regulations with just five (four plus one 
disabled space) nor hope to satisfy customer needs if people are drawn to it.  
The smaller Co-Op in Heath and Reach is served by two parking spaces plus bays on the road for 
eight or nine cars, and it’s in the heart of the village with walk-in customers. The Tesco in Aries Court 
shares ten spaces and there is considerable overspill.  
 
Loss of Privacy Noise Light 
There is no denying this would be a BIG building. A “blockhouse”, it would overwhelm neighbouring 
houses. Existing trees will not obscure the big flat sides of the two-storey extension which will 
overlook gardens. 

http://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=625759


The constant noise from refrigeration/air conditioning plant running, together with staff and delivery 
movements at the sides and rear, customers and their vehicles from early morning to late at night, 
will be dreadful for anyone in the immediate vicinity. 
They would suffer light pollution too from floodlights in the yard and parking areas, and vehicles 
visiting after daylight. 
 
Application and Assessments 
The application grossly misstates the reality in a number of instances. In addition to some already 
referred to, these include:  

 when identifying convenience stores (for which it says there is a need in this area) 

representing the nearby Cottage Stores (genuinely a small convenience store) as a 

“newspaper shop” and omitting Heath and Reach’s CoOp altogether – yet highlighting Heath 

and Reach pubs’ ability to serve this community in place of The Star if it is replaced; 

 implying The Star was noisier and operating longer/later than this store would. It was a small 

community pub, operated and used responsibly 11 hours a day from noon – not 17 hours or 

more from 7.30am ‘til 10.30 or 11 at night; 

 suggesting The Star’s location goes against its prospects – rather than publican’s business 

model and the prolonged pandemic impact on the hospitality sector which is the real factor 

behind anyone’s lack of interest in taking on such premises at this time. 

It is noted that some assessments and assumptions made for and submitted by the proposer 
mention pandemic reductions from a possible “Norm” but insist that traffic and noise would 
nonetheless not pose any problem. It should be revealed that not only were numbers down due to 
the coronavirus impact but that Heath Road was closed for a couple of months for major sewage 
repairs and sink hole reparations, and vehicles diverted. 
 
Use 
There is already a convenience store just a few yards away on Heath Road (on the corner of Sandy 
Lane) and another a half mile away in Heath and Reach, with yet another to be built in the 
Chamberlain Barn development in the other direction; so there is no need for one on The Star’s site 
even if it could be built safely and within regulations. 
It is a shame to lose a pub which has been at the heart of the community, and one would hope that 
somebody could revive and make a success of it again failing which it might have to be remodelled 
into a family home. But if this development or anything like it and its change of use were to be 
permitted by the Council, there could be no way back. 
The proposed building surely does not meet the standards of the Council’s strategic plans nor the 
government’s overriding national policy changes for improved design etc, so should be rejected. This 
would need its own spacious commercial plot to accommodate it – not on The Star site. 
 
 

Application No: CB/21/04275/FULL 

Location:  The Star, 230 Heath Road, Leighton Buzzard, LU7 3AY 

Proposal:  Alteration, extension and change of use of public house to a local 

    convenience store 

 

 

 

I object to the above planning application on the grounds of: 

 

1. ADEQUACY OF PARKING 

2. HIGHWAY SAFETY 



3. TRAFFIC GENERATION 

4. NOISE AND DISTURBANCE 

5. VISUAL AMENITY 

 

1. ADEQUACY OF PARKING 

 

Operating as a pub, The Star had adequate parking provision at the rear and front of the 

property for staff and customers.  There was parking and turning room for deliveries, refuse 

collection and fire engines. 

 

There are only 4 parking spaces, 1 disabled parking bay and 2 cycle spaces.  There is no 

provision for staff as confirmed in the Planning Statement (6.24).  The number of staff 

required to staff the proposed development will increase the parking problems. It has been 

stated in The Planning Statement (6.23) that the parking spaces will not be available when 

deliveries are being made to the store.  Regular deliveries will be essential to maintain the 

fresh food offering. No mention has been made for the arrangements to safely store and 

collect commercial waste.  There will be insufficient room for refuse collection unless the 

vehicles use the customer parking spaces. Regular commercial waste collection is essential to 

avoid health hazards. The result of inadequate parking is increased parking on the road and a 

negative effect on highway safety. 

 

2. HIGHWAY SAFETY 

 

It is stated in the Planning Statement (5.12) ‘Policy T2 deals with Highways and requires 

development not to have a detrimental effect on highway safety.’ 

 

Heath Road is a busy, main artery to the A5 and traffic consistently exceed the 30 mile per 

hour limit.  Inadequate parking provision results in roadside/footpath parking.  This is most 

likely to be either side of the properties adjacent to The Star and opposite the site, including 

parking on the pavement. This obscures the vision of passing traffic, customers entering and 

exiting the site and makes it difficult for residents to access their property safely.  The speed 

and volume of traffic already makes it hazardous for residents to exit and enter their drives.  

There is insufficient room for two way traffic to flow when a vehicle is parked on the side of 

the road.  This has been exacerbated by the widening of the footpath on the western side of 

Heath Road.   

 

There are two schools on Heath Road, Heathwood and Dovery Down. Cars and lorries parked 

on the road regularly straddle the path which is difficult for pedestrians and a safety concern 

for parents taking their children to school. 

 

There are two bus stops in close proximity to the site on Heath Road. Roadside parking will 

be very close to these bus stops causing an additional hazard for passengers and passing 

traffic. 

 

The effect of roadside parking can be seen when parents park outside Heathwood School and 

restricted parking has had to be introduced either side of the school.   

 

There will be an increase in traffic stopping to make the right or left turn into the proposed 

development.  Already there is traffic turning left and right from the junction at Shenley Hill 

and This increases the risk for accidents., especially with delivery lorries stopping and 



turning. Traffic travel at speed from Heath and Reach and there is a bend just before Shenley 

Hill causing a blind spot.   

 

There were two accidents within 8 weeks when there was an obstruction in Heath Road due 

to road repairs in July/August 2021. 

 

3. TRAFFIC GENERATION 

 

The Transport Statement 3.3.1 states ‘that the proposed development is aligned to T1 of 

Central Bedfordshire’s Local Plan’ through the availability of local transport and cycle routes.  

However, the following does not support this. 

 

2.3 of the Traffic Statement - Existing cycling infrastructure states ‘there are no dedicated 

cycling facilities immediately surrounding the site.’  National Cycle Route 6 is mentioned but 

it is nowhere near Heath Road 

 

2.4 of the Traffic Statement -  Public Transport Availability. 

 Table 2.2 Bus Services 

states ‘…….would be unlikely to form a realistic travel choice for people travelling for 

convenience shopping’. 

 

The Transport Policy Review (6.1) estimates that during peak hours 1 car will arrive every 2 

minutes. This appears to be a large volume of traffic turning right or left into the site or 

parking on the road   Account needs to be taken of the increased traffic using Heath Road 

once the Redrow and Mulberry estates have been completed. 

The proposed installation of an ATM machine  (Planning Statement 3.4) will attract more 

customers and traffic.   

 

Public transport and cycle routes will not reduce the need for staff and customers to use their 

cars. 

 

 

4. NOISE AND DISTURBANCE 

 

The store will be operating from 6.00 am to 11.00 pm with continuous noise and disturbance 

during this period.  It is stated in the Planning Statement (3.3) that there will be ‘out of hours 

servicing’ and this will extend the hours of noise and disturbance together with the 24 hour 

ATM machine. The ongoing noise from the industrial type plant at the rear of the proposed 

development will create noise pollution for neighbouring properties.    

 

228 Heath Road is attached to The Star building and due to the age and construction of these 

buildings noise is conducted through the walls.  It is unreasonable to subject residents to 

noise and disturbance from a retail operation based in a quiet residential area.  Continual 

uncontrollable noise and disturbance has a negative effect on individuals mental health. 

 

Bright lighting emitting from the front of the store will adversely affect residents and 

contribute to increased light pollution. 

 

 

 



5. VISUAL AMENITY 

 

The Star is an attractive building to the front and rear and dates back to the 1800’s. It blends 

in perfectly with the surrounding residential area.  The design of the multi-red brick industrial 

type extension looks like a warehouse and is not in character with the original building or the 

surrounding properties. The height and length of the proposed extension will dominate the 

area and restrict light to neighbouring properties.  It is inappropriate over development and 

out of context with the surrounding environment. The ground floor Edwardian/Victorian 

windows will be replaced with display glazing (Planning Statement 3.4) which will be filled 

with advertising.  Heath Road and the surrounding residential community is not suited to a 

commercial retail shop which will detract from the current attractive living environment. 

 

Demolishing the wall at the rear, between 228 Heath Road and The Star, removes an 

attractive, secure boundary which also provides screening and privacy. 

 

6. ADDITIONAL COMMENTS 

 

The Planning Statement 6.3 shows a map with local convenience stores and supermarkets. It 

has omitted Shah’s convenience store and Heath and Reach C-op. 

 

Leighton Buzzard is served by an excellent selection of convenience stores and supermarkets. 

 

The papers submitted in support of the above application also contained contradictions and 

inaccuracies. 

 

Application No: CB/21/04275/FULL 

Location:  The Star, 230 Heath Road, Leighton Buzzard, LU7 3AY 

Proposal:  Alteration, extension and change of use of public house to a local 

   convenience store 

 

I object to the above planning application on the grounds of: 

 

1. INSUFFICIENT  PARKING 

2. HIGHWAY SAFETY 

3. TRAFFIC 

4. NOISE AND DISTURBANCE 

5. VISUAL AMENITY 

 

1. INSUFFICIENT PARKING 
 

There are only 4 parking spaces, 1 disabled parking bay and 2 cycle spaces.  There is 

insufficient customer parking and no provision for the large number of employees that will be 

required to staff the proposed development. The parking spaces will not be available when 

deliveries are being made to the retail store.  This will result in customers parking on the 

road, lorries waiting for car parking space to become available on the site or parking on the 

road while deliveries are made.  This will also apply to refuse collection lorries.  There is 

insufficient access for fire engines.  The result of inadequate parking is increased obstruction 

on the road and a negative impact on highway safety. 

 

2. HIGHWAY SAFETY 



 

Heath Road is a busy trunk road to the A5 and traffic consistently exceeds the 30 mile per 

hour limit.  The lack of car parking space will increase road side parking.  The road is narrow 

due to the widening of the footpath opposite The Star.  The volume of traffic is already 

dangerous for residents exiting and entering their drives.  Parked cars obscures the vision for 

residents and  passing traffic.  They also cause traffic congestion. 

 

The proposed development will result in traffic and lorries turning left and right into the site 

and traffic turning into and out of Shenley Hill needs to be taken into account.  When Heath 

Road was blocked in July/August there were two accidents by the Shenley Hill turning. 

 

Cars and lorries turning and parking on the road and path is a safety hazard for the children 

attending Heathwood and Dovery Downs Schools.  Also for bus drivers and passengers as 

there are two bus stops located very close to the site. 

 

3. TRAFFIC GENERATION 
 

There is no suitable public transport or available cycle routes that will reduce the need for 

staff and customers to use their cars.  The store and ATM machine will generate more traffic.  

There will be an increase in traffic from the new homes on the Redrow and Mulberry estates. 

 

4. NOISE AND DISTURBANCE 

 

The proposed opening hours of 6 am until 11.00 am and out of hours servicing will cause 

significant disturbance to the local community, especially the adjoining properties.  The size 

of plant and the continuous noise it will generate will be unreasonable.   

 

Guy Quint’s (Pollution Officer) is placing restrictions on delivery hours and assessing the 

type of plant and associated noise.  This is welcome and it will give him the opportunity to 

visit the site.  I have lived next door to The Star since 1993 and there has been minimum 

noise and disturbance.  The operation of a country pub cannot be compared to a huge retail 

unit. 

 

My property is attached to The Star and noise transferring into my house needs to be 

assessed.  Also  positioning of waste bins and regular refuse collection as there is potential for 

air pollution. 

 

The change of use proposal will cause light and noise pollution. 

 

 

5. VISUAL AMENITY 

 

The proposed development will have a detrimental impact on the character of Heath Road. 

 

The Star is a character building and fits in well with the surrounding properties and area. The 

proposed red brick extension lacks any design to blend with a building that dates back to the 

1800’s.     The proposed height and size is over development and this warehouse type  

building will dominate the surrounding properties, blocking out light. 

 



The proposed removal of a wall at the rear of the site will leave my property exposed and 

without a secure boundary or screening.   

 

Some of the trees that provide screening are deciduous and some have died and will not 

provide sufficient screening throughout the year.  Expert maintenance is required to ensure 

satisfactory screening. 

 

Replacing the original ground floor windows with display glazing changes the character of 

the building and generates more light pollution.  The retail frontage does not fit in with the 

local environment. 

 

6. ADDITIONAL COMMENT 

 

It is concerning that the documents submitted in support of the above application contain 

assumptions, omissions, contradictions and inaccuracies. 

 

The local community has easy access to convenience stores and supermarkets. 
 
 

I have just become aware of planning application CB/21/03291/FULL which is due to be discussed at 
the next Planning Committee meeting on Wednesday 27th October. As there does not appear to be 
any means of registering an objection on neither the LeightonLinslade nor Central Bedfordshire 
websites please find my objections to this proposal below: 
  
In no particular order: 
 

A. The original plan to have an open link between Shenley Hill and the Heath Road-Vandyke 
Road link was refused for presumably a very good reason, and I understand that subsequent 
applications for this open link have also been refused. 

B. If approved then this new link will turn Shenley Hill Road into a rat run, a rat run of a narrow 
residential road that has people of all ages living along it from young pre school children to 
older pensioners. 

C. There are a number of houses that have a lack of off road parking and others with only 1 
such space. In today’s world where people rarely live within walking distance of their work 
cars, whether we like it or not, are an essential item and if 2 people in a household work 
then this usually means there are 2 cars. For Shenley Hill this means that there is usually a 
lot of cars parked on the road itself, reducing it into a single carriageway. 

D. Unless you are going to get into expensive compulsory purchase of not just front gardens 
but houses themselves then this can not be rectified. 

E. State of road – by which I refer to the regular collapse through sink holes of parts of Shenley 
Hill especially between Heath Road and the end houses at Avon Walk. Every tarmac patch on 
the road is due to the collapse of the road structure. 

F. Road safety. Recently the combination of the poorly repaired sink holes in the road and cars 
parked along the road led to a car flipping over onto its roof and landing across the driveway 
of one of the houses. Two years ago, in a similar incident the driven car didn’t flip over but 
was sent into the back of a parked car on the other side of the road so writing it off. What 
would have happened if there had been a child or pensioner between the 2 cars? 

 
 
 
 



 

I OBJECT to this application to alter, extend and convert The Star, Heath Road, into a convenience 
store. 

Overdevopment 

This is a residential area and The Star is surrounded on four sides by houses.  The current pub 
building is Victorian/Edwardian in style and fits in well with surrounding properties. The proposed 
multi-red brick extension is totally out of character. It looks like a warehouse on a retail park and is 
an inappropriate overdevelopment both in terms of its footprint and height.  No attempt has been 
made to integrate the extension with the style or colour of the existing building and no thought has 
been given to screening or landscaping.  The trees on the rear boundary are deciduous and provide 
no screen or privacy in winter.  The brick extension will cause loss of light and overshadowing to the 
property at No. 232. 

Parking, loading and highway safety 

Heath Road is the main route into north Leighton Buzzard from the A5, Milton Keynes and J13.  The 
width of a significant section of Heath Road to the north and south of the site was reduced in 2020 
and the opposite pavement widened. The number of proposed customer parking spaces is 
insufficient for a store of this size and there is no provision for staff parking or a designated area for 
deliveries. Cars and delivery vehicles will park in the road or astride the pavement causing an 
obstruction, limiting visibility for residents joining the road from their driveways and creating an 
unnecessary hazard for pedestrians and cyclists.  It will be very difficult for vehicles leaving the store 
to turn right.  A weight restriction (7.5t except for loading) applies to this section of road.  Delivery 
vehicles arriving from the north will have to mount the opposite kerb in order to turn right and 
return the way they came. 

Noise nuisance 

The proposed opening hours, 06:00-23:00, will mean more noise for neighbours.  The plan involves 
positioning the store’s main entrance closer to the boundary with No. 232 than the pub’s existing 
front door. Between these hours, there will be noise from automatic doors, customers and cars 
coming and going, delivery vehicles manoeuvring and reversing, stock cages being pushed to/from 
storage.  Deliveries made ‘out of hours’ will cause a night-time disturbance.  The proximity of the 
refrigeration and air conditioning plant to adjacent back gardens is a concern and should be 
investigated.  Continuous low-frequency noise is known to be harmful to health. 

I would urge you to reject this planning application. 

 

I OBJECT to this application to alter, extend and convert The Star, Heath Road, into a convenience 
store. 

To save on repetition, I am in complete agreement with everything submitted by Jenny Harris with 
the following additions. 

Design, appearance and materials 

The design provides no explanation as to the potential use of the upper floor of the existing building, 
simply showing it as “void”. It is not clear what this space will be used for. 

Parking, loading and highway safety 

The potential increase in traffic visiting the proposed store has not considered the two bus stops and 
two lower schools close by. There are already interruptions to traffic flow when children are 
delivered to and collected from school. Any further blockages will contribute to highway safety 



issues. Delivery vehicles unable to park on the forecourt will almost certainly block the highway 
completely when their times coincide with buses stopping. 

Noise nuisance 

With regard to continuous low-frequency noises, there is a scientific study titled “Low-Frequency 
Noise and Its Main Effects on Human Health—A Review of the Literature between 2016 and 2019” 
to be found on the internet. 

The introduction to this document states: 

“At the worldwide level, there is a large number of studies on health impacts due to occupational 
and environmental exposure to noise. However, there are still few studies focusing exclusively on 
health impacts and discomfort due to low-frequency noise. One of the main reasons for this is the 
low sensitivity of the human auditory system to low frequencies. On the other hand, this type of 
noise has very particular characteristics and causes much more discomfort and long-term, non-
auditory effects.” 

This detail seems to have been ignored in the planning application when discussing the refrigeration 
and air conditioning equipment located at the rear of the single story extension. 

I would urge you to reject this planning application. 

 
 

We are writing to you to highlight the potential dangers of the proposed planning application for a 

large convenience store being built on the site of the Star Pub.  

We believe when all the information relating to this proposal has been assessed the dangers to 

pedestrians and other road user will be obvious.  

How does this all fit into the County Structure Plan?  

•             Developing an out of character building in a mature residential area   

•             Creating a warehouse / shop adjacent to residential gardens  

•             Does this fit in with the local plan?  

 We have listed our concerns below and in addition to the negative aesthetics of adding a large 

modern industrial unit / store to the back of an attractive historic pub, our main fear is for children 

walking to and from the two nearby lower schools who have to pass in front of the Star Pub. Cyclists 

already take their life in their hands on this busy road and consideration should be made of the 

speed at which existing traffic passes the entrance of the Star and the impact of having an increased 

number of cars entering and exiting this site.    

 Road Safety / Risk to School Children:  

With the increasing numbers of houses being built in Leighton Buzzard, Heath Road traffic has 

increased significantly and peaks at the times where most people would make use of a convenience 

store. We live 20 meters from the entrance to the Star carpark and struggle to exit our drive for a 

number of reasons:  

•             Traffic hurtling down the hill from Heath and Reach, well above the speed limit  

•             Cars turning left exiting Shenley Hill Road and accelerating towards the Star pub,  to avoid 

those same cars hurtling down the hill.  



•             Actually being able to turn left out of our drive onto Heath Road, in a car, without crossing 

the central dotted line is very difficult since the road has been narrowed (it is less than 7 meters 

wide by the Star as opposed to 10 meters wide by the Co-op at Heath and Reach).  

•             There have been two RTAs in the last 6 months at the Heath Road / Shenley Hill Junction 

and no end of near misses, (we hear the tyre screeches and horns). Think what adding a convenience 

store 25 meters from this junction will do to the risk of further accidents.  

•             There is also a bus stop directly opposite the Star just to further increase traffic chaos and 

risk of accidents caused by customers and deliveries exiting the Star Car Park (when it was a pub 

activity was after rush hour, however it’s during rush hour on the way home that most people stop 

at a convenience store….  

•             There will not be enough parking, thus causing further obstruction of the road.  This is 

already an issue due to school parking which will be worsened significantly by these plans.  

 Loss of Privacy to adjoining properties:  

•             The two-storey extension will be overlooking the gardens of the four immediately adjoining 

houses and visible from the gardens of all the neighbours.  

 Noise and Pollution:  

•             This store will need industrial sized refrigeration units running 24/7 this will produce both 

noise and CO2 pollution into the neighbouring gardens.  

•             Light pollution, there are currently bats and owls resident in the trees surrounding the Star 

these will be driven away by noise and light pollution (the pub has been quiet for some time).  

•             Loading and unloading would also create noise and result in worsening air pollution due to 

traffic queueing to get round parked cars and delivery lorries.    

•             The noise level will far exceed the noise level of the pub and will be all day rather than 

during pub hours.  

 Without a site visit, none of this can be appreciated and the site visit should happen when most 

people will be visiting a convenience store – before and after work, around school run time.  

 We already have a convenience store opposite the pub as well as a co-op local in Heath & Reach 

and therefore do not need another shop.  The best place for a new store would be where all the 

houses are being built, where there can be adequate parking planned and not in an existing mature, 

residential area, on a very busy main road, very close to 2 schools, with age range from pre-school 3 

years to 9 years.  

We strongly object to this planning application." 

We hope you will take action against these plans as they will be detrimental to the area. 

 

 

 

 



Further to the current planning application for The Star, 230 Heath Road please see my 
comments/objections below. 
  
1.           Traffic, parking and road safety 
As a regular user of Heath Road I am very concerned about increased traffic, inadequate parking and 
resulting road safety.  Heath Road is already very busy as the main road into Leighton Buzzard from 
the A5.  An increase in traffic in this area due to customer footfall and deliveries will be problematic 
in an area which includes 2 bus stops, a primary school and residential properties.  Heath Road was 
narrowed in 2020 and it’s difficult to see how large delivery lorries will be able to access and exit the 
store site safely. 
 
The proposed 5 parking spaces seems grossly inadequate given the proposed size of the store which 
means that customers will park on Heath Road.  Further there is no apparent parking provision for 
employees who will likely park on local side-streets.  These parking issues will cause obstructions, as 
can already be seen in practice at the Cottage Stores on Heath Road and the Co-Op in Heath and 
Reach.   
  
2.           Increase in noise levels 
This development will cause an increase in noise levels from lorry deliveries, customer parking and 
the large refrigerated unit planned for the rear of the property.  This site is surrounded by residential 
properties, some of which are very close by and whilst the current proposed hours are 06:00 to 
23:00 this will still mean increased noise levels early morning and late at night.  If deliveries are 
planned outside store opening hours, which may be preferable traffic-wise, there will be lorry noise, 
delivery cages rattling, people talking / shouting and light pollution. 
  
3.           Loss of privacy 
There will be a major loss of privacy for adjacent residential properties.  The proposed development 
is very large, seemingly overdevelopment of the site, meaning that neighbours will be 
overlooked.  Any screening provided by trees will be seasonal as these are deciduous and this will 
impact not only on properties close by, but also to everyone passing by. 
  
4.           Design not in keeping with local buildings. 
The Star is a notable building of character in the area.  This proposal does not align with this style 
especially in terms of shape, height and scale.  It maybe that looking head-on there is little visual 
impact but the extension will be visible from all other aspects.  It appears that nothing has been 
done in the design of the extension to make it more keeping with surrounding properties. 
The change of use for this site from a small and quiet local pub to a local convenience store is a 
major change, and I question how this fits with the County Structure Plan, and the local plan. 
  
5.           Environmental concerns. 
With the current focus on environmental awareness, the increase in traffic converging on this area – 
especially delivery lorries and cars with engines idling, and with such frequency- must be a 
concern.  Unfortunately such sites also generate an increase in litter in the area. 
 

 

Upon hearing the news that we are to loose our local public house I 
wanted to raise some serious concernson the safety of the highway 
and public use, please see the main bullet points below. 



Please note the points raised are from a perspective of someone 
with a good understanding for the localresidential area and how 
a supermarket of such a size can and will impact Heath Road. 
  

1. The safety concerns of the highway, Heath Road is a main route 
road into Leighton Buzzard and not a quiet road at stated in the 
plans 

2. The lack of parking to support the public use of the supermarket  
3. Noise pollution  
4. The design of the building not in keeping with the period architecture 

of the area 

5. Impact of environmental factor 
  

Point 1: The main road known as heath road, is a main trunking 
route into Leighton Buzzard with a 7 1/2 tonne weight limit. So 
technically every time the superstore receives a delivery the driver 
of the articulated vehicle is breaking the law. Also, this would cause 
a serious risk to public health and cause blind spots for on coming 
traffic. 
This road is a very busy main route road into Leighton town and can 
sometimes be tricky to cross in peak hrs. In recent months the road 
has been narrowed by Bedfordshire County Council and the foot 
path widened, therefore the width of the road will only 
accommodate 2 cars passing on the opposite side of the road at 
any one time, with no room for any off site parking for the 
superstore customers. If any customer would try and park off road 
this would cause a serious risk to the public health. 
The plan states it is a quiet road, we have stood and counted the 
passing traffic over a 30minute period at 12.30pm on a Friday, the 
count reached a staggering 374. 
A further concern to public health, when the local schools has drop 
off and pick ups one can barely drive past with queues off traffic 
backing up while waiting to pass all the parked cars. The narrow 
road and 20 foot wide foot path work well.  

There is also not one but two bus stops nearby, one directly 
opposite the proposed plans. 
  

Point 2: The plans state 5 parking spaces for customers with 1/5 for 
a disabled parking bay. This is simply not enough for the size of the 
supermarket and please consider points raised above. The impact 



of such limited spaces will cause the supermarket customers to try 
and park off road causing huge safety risks to the public both on 
foot and road. 
  

Point 3: The size of the planned refrigeration units will impact noise 
on all the built up surrounding area, impacting all residents with 
sound travelling early hours of the day. Supermarket deliveries will 
further impact noise pollution, unloading goods and the sound and 
noise of the large crates. 
  

Point 4: The design of the planned building is not in keeping with 
the local area architecture with a majority of houses built in a period 
design. The impact of the design and plans will have considerable 
implications to local residents, immediate residents loosing privacy, 
impact of noise and add safety concerns adding blind spots for 
when residents are driving in and out of their properties.  
  

Point 5: The impact to the environment as a result external air 
refrigeration units, sometimes many multiple units hooked up 
together blasting away. With this already a main route road into 
Leighton Buzzard from a nearby adjoining A5 road, air pollution is 
already affected, then add the refrigeration air pollution, this will 
increase to the poor already existing air quality. 
The planned store hours 06:00 to 23:00 will increase the road traffic 
therefore again increasing the air pollution. 
  

We urge you to consider our very valid points to the safety of public 
health for all residents and road users to Heath Road. 
 
 
I write to object in the strongest possible terms to the proposal to convert The Star pub into a 
convenience store. 
Within the planning documents I have noted numerous errors, contradictions, misleading 
statements, and information presented as fact which is actually opinion unsupported by 
evidence. This is largely due to the applicant not taking enough time to become familiar with 
the area. Where relevant to my objections, these points are set out below. 
Grounds for objection: 
Over-development of site; not in keeping with the local area and buildings. 

 Completely out of character with the area (an established area of residential 

properties). 

 Proposed size and height would be totally overwhelming, due to bulk and massing, 

and close proximity to site boundaries and neighbouring buildings. 

 Architecture, design, and proposed materials lack any style or aesthetic quality. 

 Totally unsympathetic to the existing building and to surrounding properties. 



 Retail space is three times the size of Co-op at Heath and Reach, and five times the 

size of Nisa store in Clarence Road – totally disproportionate to the local market. 

 Hence not really a convenience store for “occasional top-up purchases”. 

 Existing building frontage is to be retained, but with substantial alterations to 

appearance and arrangement of windows and doors, and signage to be installed.  

 As a result, the visual appearance of the building will be seriously downgraded. 

 Planning application does not include information about proposed signage, but 

expected to be vividly coloured, extensive, and illuminated in the hours of darkness. 

 This will be seriously intrusive to my property. 

In consequence of these factors, the proposed development will destroy the character of the 
area. 
Need for the development 

 The planning documents include a review of existing retail provision in the area. 

 This is seriously flawed because it does not include the Co-op at Heath and Reach, or 

the planned new retail centres at Chamberlains Barn and Vandyke Road. 

 Also describes Mr Shah’s shop at the corner of Sandy Lane, as “a newsagent” when 

in fact it is a small convenience store offering a range of food products and alcohol. 

 These two existing retail outlets have served the community well for many years, and 

are well patronised by local residents. 

 The new Chamberlains Barn local centre will primarily serve the new housing 

development in that area, and also parts of Cotefield Drive. 

 However there has been no significant development in the area around The Star to 

expand the local demand 

 As a result, this proposed new store will inevitably take business away from the existing 

convenience stores. 

 Further, the size of the new store suggests a much wider range of stock than is offered 

by other convenience stores, with the result that there will also be an adverse impact 

on town centre stores. 

 Overall, there is no need for this proposed store. 

Parking 

 Proposed customer parking is for four spaces plus one for drivers with disabilities. 

 Not compliant with The Central Bedfordshire Local Transport Plan (Appendix F).  

 Small number of spaces suggests rapid throughput of customers - not consistent with 

such a large shop. 

 Some local customers may walk to the shop, but many others will come by car. 

 There will also be a significant level of passing trade which will require parking. 

 Some of these will be transit-type vans and HGVs - too large for the car park. 

 This will inevitably lead to vehicles parking on the road or on the pavement on both 

sides of the road, causing frequent obstruction to traffic. 

 This is confirmed by experience from 2020, when there was a burger van in the pub 

car park for about three months; customers often parked on road or pavement, even 

when pub car park was empty. Councillors were made aware of this at the time. 

 25 staff to be employed but no provision at all for staff parking – staff expected to walk 

or cycle to work. 

 Seems unlikely (only one staff cycle bay is to be provided). 



 More probably, at least some staff will come by car. 

 Likely to park in surrounding streets, causing noise, congestion and inconvenience to 

residents, especially at early and late hours of the day.  

 If some staff are part-time, the number of staff journeys will increase. 

Delivery Vehicles 

 Planning documents are contradictory as to when deliveries will take place. 

 No vehicle access to rear or side of building, so delivery vehicles will have to unload 

in car park. 

 If during closed hours, will generate significant noise levels and light pollution as 

vehicle manoeuvres into the car park and goods are unloaded in large metal cages 

which need to be moved manually to goods inwards door at side of building. 

 If during shop opening hours, car park will need to be closed to customers. 

 Adds to the risk of on-road car parking, as set out above. 

 Alternatively delivery vehicles will need to park in the road. 

 Planning documents include a tracking plan which shows how a large delivery vehicle 

will access the car park for unloading. 

 However, this is based on 7 metre carriageway - does not take account of narrowing 

of the road in 2020 (currently 5.9 metres wide). As a result, this does not give enough 

room for the vehicle to follow the projected path without going on to the pavement 

 It seems probable, therefore, that large delivery vehicles will stop on the road for 

unloading, causing serious obstruction risk. 

Traffic and Road Safety 

 Heath Road is described in the planning documents as a quiet road. 

 False - it is a main artery leading from Leighton Buzzard northwards to the A5 and 

Milton Keynes. 

 It carries heavy traffic throughout the day, including HGVs, buses, HGV learner drivers 

and large numbers of cars. 

 Speed limit is 30mph, which is widely ignored, as is confirmed by the automatic “Slow 

Down” sign near Chiltern Gardens, and speed display just north of Shenley Hill Road. 

 As a result, danger from obstruction due to parked vehicles is greatly increased. 

 Since pavement on west side of Heath Road was widened last year, it has become a 

parking area for delivery vans and other vehicles requiring access to properties. 

 It is usual for such vehicles to be completely on the pavement (all four wheels). 

 In consequence, pedestrians may have to walk on the road to pass the obstructing 

vehicle. 

 Due to inadequate parking at the proposed convenience store, it seems certain that 

more vehicles will do this in future. 

 As already mentioned, it seems likely that this may include vehicles delivering to the 

proposed shop. 

 In addition, vehicles parking on this pavement will obstruct the southward view of 

drivers exiting from Oakbank Drive –10 vehicles in total belonging to residents, plus 

visitors, delivery vehicles, etc.  

 Further, this pavement is widely used by cyclists (and riders of illegal e-scooters!) 

travelling at some speed in both directions, even though not formally designated as 

shared space. 



 So vehicles parked on the pavement will force cyclists and pedestrians into a narrow 

space not more than one metre wide, causing danger to them. 

 Also makes them less easily visible to vehicles exiting private driveways, creating a 

collision risk.  

 All of this constitutes a serious road safety hazard. 

Noise 

 Considerable noise is expected from vehicles stopping at the shop. 

 Given the very close proximity of neighbouring houses, the expected customer 

throughput, with many vehicles arriving and departing at short intervals, and the 

planned opening hours of 06.00 to 23.00, 7 days a week, this seems certain to 

generate an unacceptable level of nuisance throughout the day. 

 Most especially at early and late hours. 

 This will be made even worse if deliveries are to take place during closed hours. 

 Planning documents state that noise potential will be comparable with that generated 

by the pub. 

 False; in recent years, the pub has opened at lunchtime 6 days a week; evenings 5 

days a week (not Sunday), and did not open at all on Mondays. 

 It generally closed between 21.30 and 22.00 at the latest because that’s when 

customers left. 

 Occasions when it was open later than this were rare indeed. 

 Deliveries generally took place around mid-morning and mid-afternoon, during closed 

hours (three main suppliers, each once a week). 

 Customers came to spend time having a drink or a meal and socialising with others.  

 So arrivals and departures were nowhere near the sort of frequency expected at a 

convenience store. 

 I do not believe that any local residents found the noise levels from the pub 

objectionable. 

 However these noise levels are not in the least comparable with what is expected from 

the proposed convenience store. 

Air Pollution 

 Already a concern along Heath Road due to volumes of passing traffic. 

 However this will be made much worse in the vicinity of the proposed shop: 

 More pollution will be generated by a continuous succession of vehicles stopping, 

starting and manoeuvring, compared to vehicles passing at a steady speed.  

 This represents an increased health hazard for local residents. 

Loss of the Pub 

 Viability study within the planning documents suggests that the pub has not been 

greatly missed by local residents. 

 Goes on to demonstrate through statistical and financial analysis that the pub was not 

viable as a business. 

 However it contains some inaccuracies and questionable assumptions, including the 

reference to Punch Partnerships, who were not in fact the owners at the time of the 

sale. 

 The Star has served the community for two hundred years and has been a welcoming 

focal point of the community throughout that time. 



 It used to be busy, so that you had to book a table in advance for lunch or dinner. 

 From personal experience as a customer going back 15 years, it is my opinion that the 

failure of the pub was not due to lack of local customers, but to inept management over 

a number of years. 

 This led progressively to poor quality product offerings and very bad customer service, 

thereby driving customers away. 

 Enforced closure of the pub for many months during lockdown was the final nail in the 

coffin, as people became used to not having it. 

 However takeaway service during lockdown has some good reviews, but not enough 

to maintain business on its own. 

 The loss of the pub is much regretted by many in the community, but the community 

was not consulted on the future of the pub prior to the sale. 

 The viability study proposes the Axe & Compass at Heath and Reach as an alternative, 

as it is within about 500 metres (a convenient walking distance). 

 However this is not a safe or practical option during hours of darkness, due to a narrow 

pavement with encroaching hedgerows, absence of effective street lighting causing 

long stretches which are completely dark, traffic passing closely at speed, absence of 

pavement outside the Axe, and need to cross the road at a point of limited visibility – 

altogether a hazardous venture.. 

 As a result, customers who would have walked to The Star would need to go by car. 

 There was genuine local interest in taking over The Star, but by the time the property 

was advertised to the public, it was already sold. 

 Since the sale, the pub has been stripped of equipment and furniture by the previous 

manager, so it could no longer be made operational without refitting. 

 Nevertheless, there remains local interest in taking it on, with a view to creating a 

community facility. 

  



General amenity 
In summary, the general amenity and quality of the area, including my property, will be 
significantly reduced because: 

 The proposed development is completely out of character with the area. 

 The size of the proposed building will be overwhelming. 

 Architecture, design and proposed materials are unsympathetic to the existing building 

and surrounding properties. 

 Signage on the front of the building is expected to be intrusive. 

 There will be substantial nuisance to local residents from additional traffic, parking, and 

delivery vehicles. 

 There will be substantial nuisance from noise and light pollution. 

 Air pollution will be made worse. 

 New road safety hazards will be created. 

 The loss of the pub has removed a focal point for the community. 

 There is no need for an additional convenience store in the area. 

Conclusion 
Given these objections, and the general level of opposition to the development within the local 
community, I would respectfully ask Councillors to reject this application. 
 
 

I am deeply concerned by the proposal to turn what could have been a vibrant pub 
(although previously poorly managed) into a shop. The planning application implies 
that Heath Road is not a particularly busy road when it is in fact one of the main 
arteries into Leighton Buzzard, I and my neighbours have complained about how 
dangerous the road is on several occasions and since moving into our home (7 
years ago) there have been four accidents outside our house and I am aware of 
others, the most serious of which involved a parked car being hit at speed and the 
car then travelling 100 metres down the road taking out a neighbours gate it was 
fortunate not to have hit a pedestrian otherwise would have caused a fatality. 
Another workmans van opposite the school was hit by a speeding driver and both 
the driver and his passenger had to be taken to hospital by ambulance. The traffic 
calming measures of widening the pavement outside the proposed shop have helped 
but I think additional parked cars in which is a very congested area particularly 
around school times would present significant dangers and the proposed amount of 
parking onsite would not be sufficient. There are two primary schools on this stretch 
of Heath Road and given how busy the road is I would caution against any 
development which may make traversing the area even more difficult for children 
who attend these schools (from the age of two and a half!). I feel there is also no 
need for a shop in this area, there is a Co-Op in walking distance in Heath and 
Reach and new shops are going into the new estate between Heath Road and 
Vandyke Road which are designed to be shops and have sufficient parking. The 
proposed designs are not in keeping with the properties on Heath Road which is 
largely residential, the proposed designs also seem to encroach on neighbouring 
properties given the relatively small size of the plot. There is a real desire in the area 
that this should be a property that should remain as a pub or restaurant, there is 
nothing really serving Heath Road towards Heath and Reach and the pub had been 
a vibrant and much used local place to go and eat/ drink until only a few years ago. 


