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1.0 Introduction
1.1

Report Context

1.1.1

WYG Environment (WYG) has been commissioned to prepare and submit a Waste Recovery Plan
(WRP) on behalf of Oaks Land Management Limited (Oaks Land Management), for Barracks
Farm at Fetcham, Surrey.

1.1.2

Barracks Farm is owned by F Conisbee and Son who are an independent family business who
specialise in producing high quality, environmentally sustainable agricultural produce for local
consumption. The farm is currently used by the business for the rearing of beef, sheep and
turkey.

1.1.3

In July 2017, a planning application was submitted to Mole Valley District Council to allow the
erection of two livestock buildings at Barracks Farm as well as the construction of a bunded
manure store and a wetlands drainage scheme comprising reed beds. In addition, this
permission allows the importation of 30,000m3 of inert materials to raise ground levels up to
the plateau that the existing farmyard sits on.

1.1.4

Planning permission (reference MO/2017/1198) was granted by Mole Valley District Council in
February 2018 and a copy of the planning permission is provided in Appendix A.

1.1.5

In order to facilitate the approved development, F Conisbee and Son commissioned Oaks Land
Management to undertake the works using inert waste materials via a recovery permit.

1.1.6

The published Environment Agency Regulatory Guidance on Waste Recovery Plans and Permits,
dated 18th October 2016, sets out the Environment Agency’s (EA) approach to determining
whether an activity involving the permanent deposit of waste on land is waste recovery or waste
disposal. The EA’s guidance for permit application Form B4, states that a Waste Recovery Plan
must be submitted if applying for a waste recovery activity involving the permanent deposit of
waste on land for construction or land reclamation. This document therefore constitutes a Waste
Recovery Plan to satisfy the above.

1.1.7

Subject to confirmation that the activity is recovery, Oaks Land Management will apply for a
bespoke recovery permit to allow the development to be completed using inert waste materials.

www.wyg.com
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2.0 Site Description
2.1

Site Setting

2.1.1

Barracks Farm is located approximately 1.4km north from the village of Fetcham and is centred
at approximate National Grid Reference (NGR) TQ 14277 57075. The environmental permit
boundary is provided on Drawing Number OLM/A115247/PER/01.

2.1.2

The existing site is situated on higher ground to the surrounding fields and is used for the
rearing of beef, sheep and turkeys.

2.1.3

Access to the site is achieved from Emerton Road located to the south of the application site.
The immediate surroundings of the site are largely agricultural with the nearest residential
property located approximately 60m south of the application site off Cobham Road. There are
also a series of deciduous woodland located within 1km of the site which are designated as
priority habitats. The nearest designation to the site is located approximately 70m east.

2.2

Geology

2.2.1

With reference to the British Geological Survey’s (BGS) ‘Geology of Britain Viewer’ the bedrock
geology clay and silt of the London Clay Formation. The bedrock was formed approximately 48
to 56 million years ago in the Palaeogene Period.

2.2.2

There are no recorded superficial deposits within the application site.

2.3

Hydrogeology

2.3.1

According to the Multi-Agency’s Geographic Information for the Countryside’s (MAGIC) website,
the site is situated within a Zone II (Outer Protection) area. There are no recorded aquifers
within the site boundary.

2.4

Hydrology

2.4.1

The closest surface water feature to the site is a stream which runs along the western boundary
of the wider Barracks Farm site and flows in a south to north direction. There are also a number
of streams located to the north and south east of the application site which flow off the River
Mole which is located approximately 500m east of the site.

www.wyg.com
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2.4.2

According to the Environment Agency flood maps, the site is not situated within a flood risk
zone.

2.5

Ecology

2.5.1

A Nature and Heritage Conservation Screen (Reference Number EPR/GB3204CY/A001) was
requested from the Environment Agency. The results of the screen (Appendix B) identified one
statutory designated site (Bookham Commons (SSSI)) located approximately 735m west of the
application site. There is also an area of woodland located approximately 136m south east of
the site which is designated as ancient woodland.

2.5.2

The result of the screen also identified that the River Mole is a protected fish migratory route
and there are two areas adjacent to the River Mole that are habitats for protected fish species.

2.5.3

In addition, according to the MAGIC website, there are a series of deciduous woodland located
within 1km of the site which are designated as priority habitats. The nearest designation to the
site is located approximately 70m east.

2.6

Planning History

2.6.1

According to Mole Valley District Council’s planning register, 34 planning applications have been
submitted since 2000 regarding Barracks Farm.

2.6.2

In February 2018, planning permission was approved by Mole Valley District Council (reference
MO/2017/1198) to allow the erection of two livestock buildings at Barracks Farm as well as the
construction of a bunded manure store and a wetlands drainage scheme comprising reed beds.
As shown on the Proposed Site Plan (Drawing Number BKP042017-BRK-003), the proposed
development will be situated in an area to the north of the existing farm complex.

2.6.3

As part of the development, the permission allows the importation of 30,000m 3 of inert materials
to raise ground levels in the proposed development area up to the plateau that the existing farm
yard sits on.

2.7

Permitting Context

2.7.1

In order to facilitate the development approved under planning permission MO/2017/1198, Oaks
Land Management seeks to import inert waste materials to raise the ground levels to the
required levels.
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2.7.2

A volume of 30,000m3 of imported material is required in order to achieve the final profiles
provided on the Proposed Site Plan (BKP042017-BRK-003) approved under planning permission
MO/2017/1198.

2.7.3

As noted in Section 2.3.1, the application site is situated within a Zone II (Outer Protection)
area. As such, in accordance with the location criteria provided in the Standard Rules SR2015
No39 ‘Use of Waste in a Deposit for Recovery Operation’, the site is not eligible to apply for a
Standard Rules Permit.

2.7.4

If this WRP gains agreement from the Environment Agency, then Oaks Land Management will
apply for a bespoke recovery permit to cover the proposed activity.

www.wyg.com
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3.0 Proposed Development
3.1

Introduction

3.1.1

The proposed development comprises the importation of inert waste material to raise ground
levels in an area to the north west of Barracks Farm. The ground levels will be raised up to the
plateau that the existing farm sits on as shown on the cross sections (BKP042017-BRK-004)
approved under planning permission MO/2017/1198.

3.1.2

It is also proposed that inert material will be utilised to facilitate the development of a wetlands
drainage scheme which has also been approved under the aforementioned planning permission.
The system will comprise a reed bed system that will treat runoff from a bunded manure store
that was approved under the aforementioned planning permission. Any runoff that is generated
from the bunded manure store will be fed to the reed bed system via a 400mm and discharged
into the reed bed system via a klargester.

3.2

Material Requirements
Volumes

3.2.1

A volume of 30,000m3 of imported material is required in order to achieve the final profiles
provided on the Proposed Site Plan (BKP042017-BRK-003) approved under planning permission
MO/2017/1198. When using a bulk conversion factor of 2 tonnes/m3 this equates to 60,000
tonnes.

3.3

Waste Types

3.3.1

It is proposed that Oaks Land Management will only use inert waste as classified under the
Landfill Directive (1999/31/EC) and Council Decision (2003/33/EC) of 19 December 2002
‘establishing criteria and procedures for the acceptance of waste landfills’.

3.3.2

Inert waste is defined in Article 2 of the Landfill Directive 1999/31/EC as follows:-

‘Inert waste’ means waste that does not undergo any significant physical, chemical or biological
transformations. Inert waste will not dissolve, burn or otherwise physically or chemically react,
biodegrade or adversely affect other matter with which it comes into contact in a way likely to
give rise to environmental pollution or harm to human health. The total leachability and
pollutant content and the ecotoxicity of its leachate are insignificant and, in particular, do not
www.wyg.com
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endanger the quality of any surface water and/or groundwater.
3.3.3

Details of the proposed waste types are detailed in Table 1. No materials will be accepted from
contaminated sites.
Table 1: Proposed Waste Types
EWC Code
01
01 01
01 01 02
01 04
01 04 08
01 04 09
10
10 12
10 12 08
17
17 01
17 01 01
17 01 02
17 01 03
17 01 07
17 05
17 05 04
19
19 12
19 12 09
20
20 02
20 02 02

www.wyg.com

Description
WASTES RESULTING FROM EXPLORATION, MINING, QUARRYING, AND
PHYSICAL AND CHEMICAL TREATMENT OF MINERALS
Wastes from mineral extraction
Wastes from mineral non-metalliferous excavation
Wastes from physical and chemical processing of non-metalliferous minerals
Waste gravel and crushed rocks other than those mentioned in 01 04 07
Waste sand and clays
WASTE FROM THERMAL PROCESSES
Wastes from manufacture of ceramic goods, bricks, tiles and construction
products
Waste ceramic bricks, tiles and construction products (after thermal processing)
CONSTRUCTION AND DEMOLITION WASTES (EXCLUDING EXCAVATED SOILS
FROM CONTAMINATED SITES)
Concrete, bricks, tiles and ceramics
Concrete
Bricks
Tiles and Ceramics
Mixtures of concrete, bricks, tiles and ceramics other than those mentioned in 17 01 06
Soil ( excluding excavated soil from contaminated sites) soil and dredging spoil
Soil and stones other than those mentioned in 17 05 03
WASTES FROM WASTE MANAGEMENT FACILITIES
Wastes from the mechanical treatment of waste (for example sorting,
crushing, compacting, pelletising) not otherwise specified
Minerals (for example sand, stones) only
MUNICIPAL WASTES (HOUSEHOLD WASTE AND SIMILAR COMMERCIAL,
INDUSTRIAL AND INSTITUTIONAL WASTES INLCUDING SEPARATELY
COLLECTED FRACTIONS
Garden and park wastes
Soil and stones
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4.0 Justification for Waste Recovery
4.1

Introduction

4.1.1

The EA Regulatory Guidance on Waste Recovery Plans and Permits (October 2016), sets out the
EA’s approach to determining whether an activity involving the permanent deposit of waste on
land is waste recovery or waste disposal. The difference between waste disposal and waste
recovery is summarised below:Waste Recovery

“Waste recovery is about using waste to replace other non-waste materials to achieve a
beneficial outcome in an environmentally sound manner.
The clearest indicator of waste recovery is when it can be shown that the waste used is a
suitable replacement for non-waste materials that would otherwise have to be used to achieve
the end benefit.”
Waste Disposal

“Waste disposal is about getting rid of waste in a safe and environmentally sound manner.
The purpose of a disposal operation is to get rid of waste. If this is the primary reason for a
proposed operation, it cannot be a recovery operation, even if there is some secondary benefit.”
4.1.2

It is clear from these statements that the purpose of the development is a key consideration in
determining whether the operations constitute recovery or disposal. In particular, whether the
scheme is driven by a need to achieve a beneficial purpose, in which the use of waste materials
will assist, or whether is it intended as a means to dispose of waste, from which incidental
benefits arise.

4.1.3

The purpose of the scheme at Barracks Farm is set out in the following section and is
summarised in Section 4.6.

4.2

Purpose of the Scheme

4.2.1

The purpose of the scheme relates to the construction of two livestock buildings which has been
approved under planning permission MO/2017/1198. The buildings will be constructed within
the application site and will be used to house young livestock that is brought to the farm.

www.wyg.com
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4.2.2

To support the health and welfare of the livestock, the new buildings will require suitable
ventilation to allow for appropriate heat dissipation and reduction in humidity. Such factors help
minimise the accumulation of airbourne pathogens which may affect the health of young
livestock which subsequently affects the quality of agricultural produce.

4.2.3

By raising the ground levels within the application site, the livestock buildings will be provided
with improved ventilation in comparison to a scenario where the buildings are constructed on
existing ground levels which are currently at a lower level than the surrounding topography.

4.2.4

In addition to the above, it is proposed that the inert material will be used to facilitate the
development of the reed bed drainage scheme that is also approved under planning permission
MO/2017/1198. The reed bed system will enable the purification of run off that will be generated
from the bunded manure store that’s approved under the aforementioned planning permission.

The Recovery Test
4.2.5

In order to reach a formal determination as to whether the landscaping works constitute a
recovery operation, the Environment Agency will apply the tests set out in the guidance which
is based upon a legal test derived from the Waste Framework Directive and European case law,
and are set out below:•

Evidence to show that if you couldn’t use waste you would do work to get the same
outcome using non-waste;

4.2.6

•

It is suitable for the intended purpose;

•

Won’t cause pollution;

•

Purpose of the work;

•

Quantity of Waste Used; and

•

Meeting Quality Standards.

These questions will be answered in the following sections to support the EA’s consideration of
this Waste Recovery Plan.

4.3

Evidence of substitution for non-waste materials

4.3.1

The EA’s Waste Recovery Plans and Permit Guidance states that:-

www.wyg.com
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“Your plan must show that if you couldn’t use a waste material you would do work to get the
same outcome using non-waste materials”.
4.3.2

There are three main ways that applicants can demonstrate that a waste material will be
substituting a non-waste material. These are as follows:•

Financial gain by using non-waste materials;

•

Funding to use non waste; and

•

Obligations to do work.

Obligation to Do Work
4.4.3

The proposed inert waste materials and recovered soils would be used as a substitute for nonwaste materials. There are no available on-site materials which may be used within the structure
and there is therefore a need to import waste materials to construct the complex in line with
the approved planning permission. The importation of inert wastes will remove the need to
source and utilise approximately 30,000m3 of primary aggregates or soils.

4.4.4

The quantities of primary aggregate and soils required to achieve the final contours would lead
to the consumption of a non-renewable resource for a low-grade use, whereas such materials
could be used in more high-grade uses, for example the construction of buildings, public facilities
or infrastructure.

4.4.5

Planning permission MO/2017/1198 were granted by Mole Valley District Council for the erection
of 2 cattle sherds and associated works.

Further to the issue of the planning consent and

discharge of conditions, works commenced on site and this planning permission has been
implemented. As such, there is an obligation to complete the works in line with the approved
planning permission. Failure to complete the works in accordance with the approved planning
permissions represents a breach of condition whereby” Mole District Council are likely to
undertake enforcement action. Condition 2 of this permission states:

“The development hereby permitted shall be carried out and completed in all respects strictly
in accordance with the submitted documents and plan numbers: BKP062016-BRK-003 Rev
A02, BKP042017-BRK-001 Rev A03, BKP042017-BRK-002 Rev A03, BKP042017-BRK-003 Rev
A03, BKP042017-BRK-004 Rev A03, BKP042017-BRK 005 Rev A01 and BKP042017-BRK-006
Rev A01contained within the application and no variations shall take place”.
4.4.6

The Mole Valley District Council Local Enforcement Plan cites a breach of a planning condition
or development not in accordance with the approved plans to be a Category 2 breach. In all

www.wyg.com
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cases of breach the offending developer or load owner will be notified what is required to be
done to remedy any breach of planning control and the consequences of non-compliance in
terms of taking formal enforcement action.
4.4.7

Further, the Local Enforcement Plan goes on to state the following in respect of major
development sties which are over 1,000 square metres in size which this development
constitutes:

The Council will maintain a proactive approach to monitoring major development sites. Planning
permissions are being checked when major developments (i.e. 10 or more dwellings or
commercial development over 1,000 square metres) commence, to ensure that all the necessary
planning conditions are complied with. Planning Officers, Tree Officers and building surveyors
are also involved in the monitoring and checking of major development sites. Breaches of
Condition are taken seriously, and, if they result in harm and are not remedied quickly, a Breach
of Condition notice can be served. (See Section 5.3).
4.4.8

As such, from the above it is evident that the council will adopt a robust approach to ensure
that all relevant planning conditions will be complied with.

4.4.9

The objective of the overall development is to develop and complete the additional barn and
landscaping works. Through condition 2 of the planning permission, Oak Land Management
Limited have an obligation to carry out the development of the course in accordance with the
approved plans following implementation of the planning permission regardless of whether
primary materials and soils had to be used for the construction and landscaping.

4.4.10 In order to complete the course as detailed within the planning permission, a total volume of
30,000m3 of material is required to be imported to the site. This could be facilitated through the
use of primary or secondary aggregates. However, the use of waste as a substitute for nonwaste materials gives rise to significant benefits in terms of the sustainable use of resources,
the diversion of wastes from landfill.
Financial Gain
4.3.11 In addition to the legal obligation detailed above, Oak Land Management has reviewed the costs
of the importation of the materials and subsequent operation of the additional area and
compared this with projected income from an increase in revenue and costs savings associated
with the on site butchering of livestock for re-sale and wholesale.
4.3.12 A copy of this assessment is provided as Appendix C and demonstrates that it would be
commercially worthwhile to use non-waste to facilitate the scheme.

www.wyg.com
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4.4

Is the recovered waste material suitable for its intended use?

4.4.1

The proposed waste types that will be used for the proposed activity are detailed in Table 1
(Section 3.3 above). These waste types are inert and considered suitable for the construction
of landscaping embankments.

4.4.2

Many of the proposed waste types are physically similar to the likely primary aggregate nonwaste materials which would be used, e.g. soils, sand, stone, gravel, etc., and can therefore be
considered direct replacements. They are capable of being sufficiently compacted so that they
can form a stable landform for the medium and long term and would undergo consolidation
rapidly to reduce the risk of short term instability.

4.4.3

It is considered that the proposed wastes are suitable for use in creating the proposed landform.

4.5

Will the material cause pollution?

4.5.1

As mentioned above, materials to be imported to site will be Landfill Directive Compliant inert
wastes and their acceptance will be strictly monitored through the requirements of an
Environmental Permit.

4.5.2

Strict waste acceptance, including careful screening of materials entering the site, will be
undertaken on site as part of the works to ensure that no prohibited materials which are likely
to cause a risk to the environmental would be accepted at Barracks Farm.

4.5.3

It is considered that in following the strict criteria detailed above the material is unlikely to
cause pollution.

4.6

Purpose of the use

4.6.1

The purpose of the scheme is set out within Section 4.2 above but is summarised within this
section.

4.6.2

The purpose of the scheme is to raise ground levels in an area to the north west of the farm
site to facilitate the construction of two livestock buildings as approved under planning
permission MO/2017/1198. By raising the ground levels, the new livestock buildings will be
provided with improved ventilation to allow for appropriate heat dissipation and reduction
humidity. Such factors will help minimise the accumulation of airbourne pathogens which may
affect the health of young livestock that will be housed within the new livestock buildings.

www.wyg.com
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4.6.3

The scheme will also facilitate the development of a reed bed drainage scheme that was also
approved under planning permission MO/2017/1198. The reed bed system will enable the
purification of run off that will be generated from the bunded manure store that’s approved
under the aforementioned planning permission.

4.7

Is the minimum amount of waste being used to achieve the intended
benefit?

4.7.1

The proposed scheme has been specifically designed to satisfy the requirements of the planning
authority.

4.7.2

The design and elevations of the buildings, including the raising of the land to create the
required environment, was supported by a veterinary surgeon/consultant who identified that
alternatives to the structures proposed would be unsuitable owing to a lack of ventilation
characteristics and not meeting best practice recommendations (Appendix B). This conclusion
was agreed by the Council’s Agricultural Consultant through the determination of the planning
application and as such it is deemed that any breach in the agreed levels and layout would have
a negative impact on the characteristics which the building has been designed to achieve.

4.7.3

As mentioned in Section 1.1.2, Barracks Farm is currently used by the business for the rearing
of beef, sheep and turkey. As such, there are no significant quantities of suitable waste materials
which can be utilised to facilitate the scheme.

4.7.4

Only the required quantity of inert waste would be imported to Barracks Farm in order to achieve
the proposed final contours. This is calculated to be approximately 30,000m3 of waste. The site
wold be routinely surveyed to ensure that the levels do not exceed those which have been
agreed with the Local Planning Authority and therefore only the required and agreed quantities
of waste would be imported to the site.

4.8

Meeting quality standards

4.8.1

The materials will be placed in accordance with the Highways Agency Specification for Highways
Series 600 which provides specification for the construction of earthwork embankments.

4.8.2

All works, including construction and landscaping, will be carried out in accordance with current
industry best practices and the Environmental Permit. Efforts will be made to minimise disruption
to local amenity and measures will be taken to cause as little nuisance as possible (e.g. dust
emissions or noise) to local receptors.

www.wyg.com
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4.8.3

Therefore, the development at Barracks Farm in accordance with the approved plans and
documentation, is considered to be a recovery operation.

www.wyg.com
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5.0 Summary and Conclusions
5.0.1

Planning permission (reference MO/2017/1198) was granted by Mole Valley District Council in
February 2018 to allow the erection of two livestock buildings at Barracks Farm as well as the
construction of a bunded manure store and a wetlands drainage scheme comprising reed beds.
In addition, the permission allows the importation of 30,000m 3 of inert waste material to raise
the ground level within the proposed development area up to the plateau that the existing farm
yard sits on. The material will also be used to facilitate the development of the approved
drainage system.

5.0.2

The development will be completed in accordance with the Proposed Site Plan (Drawing Number
BKP042017-BRK-003) and the cross sections (Drawing Number BKP042017-BRK-004) as
approved under planning permission MO/2017/1198.

5.0.3

In order to facilitate the development, it is the intention of Oaks Land Management to works
using inert waste materials via a recovery permit.

5.0.5

This Waste Recovery Plan provides information relating to the benefits of the scheme and
confirms that the minimum amount of waste is being used to confer these benefits. In addition,
the information provided above shows clearly that the scheme meets the test as detailed within
Environment Agency Waste Recovery Permit and Plans Guidance and that it should be
considered as a recovery activity in line with EU Case Law.

www.wyg.com
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Drawings
OLM/A115247/PER/01 – Environmental Permit Boundary
BKP042017-BRK-003 – Proposed Site Plan
BKP042017-BRK-004 – Proposed Sections
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Appendix A – Planning Permission MO/2017/1198
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COUNTY OF SURREY
MOLE VALLEY DISTRICT COUNCIL
Pippbrook, Dorking, Surrey RH4 1SJ
Mr S Conisbee,
F. Conisbee & Son Farming LLP
Barracks Farm
Cobham Road
Fetcham
Leatherhead
Surrey
KT22 9TP

Ref No: MO/2017/1198/PLAMAJ
Detailed Major
27 July 2017

IN PURSUANCE of its powers under the Town and Country Planning Act 1990 MOLE VALLEY
DISTRICT COUNCIL as District Planning Authority gives notice of its decision to GRANT
planning permission for the development specified in schedule 1 hereto, subject to the conditions
specified in schedule 2.
N.B. The permission below does not constitute approval for any purpose whatsoever save as
aforesaid. Consent under other Statutory Enactments and compliance with the Building
Regulations 2000 may also be necessary.
IMPORTANT - ATTENTION IS DRAWN TO THE ATTACHED NOTES
Schedule 1

Erection of 2 No. cattle sheds and a farm feed store; construction
of bunded manure store; landscaping to provide a wetlands
drainage scheme using reed beds; and, conversion of existing
redundant straw barn to storage.
Barracks Farm, Cobham Road, Fetcham, Leatherhead, Surrey,
KT22 9TP

Schedule 2
Conditions and Reasons
1. The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.
Reason: To comply with Section 91(1) of the Town and Country Planning Act 1990 as
amended by Section 51(1) of the Planning and Compulsory Purchase Act 2004.
2. The development hereby permitted shall be carried out and completed in all respects
strictly in accordance with the submitted documents and plan numbers: BKP062016BRK-003 Rev A02, BKP042017-BRK-001 Rev A03, BKP042017-BRK-002 Rev A03,
BKP042017-BRK-003 Rev A03, BKP042017-BRK-004 Rev A03, BKP042017-BRK 005
Rev A01 and BKP042017-BRK-006 Rev A01contained within the application and no
variations shall take place.
Reason: To accord with the terms of the submitted application and to ensure minimal
impact on local amenity and the environment in accordance with Mole Valley Core
Strategy policy CS14 and Mole Valley Local Plan policy ENV22.

3. Surface Water Drainage - With regard to surface water drainage it is the responsibility of
a developer to make proper provision for drainage to ground, water courses or a suitable
sewer. In respect of surface water it is recommended that the applicant should ensure
that storm flows are attenuated or regulated into the receiving public network through on
or off site storage. When it is proposed to connect to a combined public sewer, the site
drainage should be separate and combined at the final manhole nearest the boundary.
Connections are not permitted for the removal of groundwater.
Where the developer proposes to discharge to a public sewer, prior approval from
Thames Water Developer Services will be required. The contact number is 0800 009
3921. Reason - to ensure that the surface water discharge from the site shall not be
detrimental to the existing sewerage system.
4. The recommendations set out within the applicant's ecological survey and submitted in
support of the application shall be carried out in full before the development is occupied.
Reason: To safeguard the ecological interest of the site in accordance with Mole Valley
Local Plan policy ENV15 in accordance with policy CS15 of the Mole Valley Core
Strategy and the National Planning Policy Framework.
Informatives

The Council confirms that in assessing this planning application it has worked with the
applicant in a positive and proactive way, in line with the requirements of paragraph 186-187
of the National Planning Policy Framework 2012.

Signed:

Jack Straw
Corporate Head of Service
Dated: 21 February 2018
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F Conisbee & Son
Farm Partners
Barracks Farm
Cobham Road
Fetcham
Surrey
KT22 9TP
29th June 2017
To whom it may concern,
Re: Supporting letter with regards to pre-application PA/0356/2016.
As a veterinary surgeon/consultant I would like to comment in support of Mr Conisbee with regards
to his plans to erect new buildings for the intake of young animals (cattle) for the purpose of growing
on. There has been a lot of data now produced that would recommend suitable designs for livestock
accommodation; designs that can aid significantly in the health and welfare of young stock in
particular.
Currently in British farms it is common to see older buildings adapted to “make do” when it comes to
changes of systems. This is however a significantly flawed approach as many of these changes cannot
make a something that isn’t suitable work. I would applaud Mr Conisbee in being willing to make the
necessary investment, especially in current climates, to try and build something specifically designed
for purpose.
There are a number of factors to consider when thinking about young stock housing:
 Ventilation (most important)
o Heat
o Humidity
o Airborne pathogens
o Noxious gases
With regards to ventilation, this is vital to get it right as it has a significant impact on the young animal’s
health and welfare which inevitably has an impact on the amount of veterinary intervention required
during the animal’s lifetime, together with its lifetime productivity impacts and overall environmental
efficiency.
With specific reference to Mr Conisbee and Barracks farm, the siting of a new facility away from the
current buildings would be a very sensible approach to take as if we consider the requirements then
having suitable ventilation will allow for appropriate heat dissipation and as a result a reduction in
humidity and noxious gases. This in turn will help to reduce pathogen loading within the barn and thus
the airborne bacterial challenge that is faced by young animals at a susceptible time in their lives.
Airborne bacterial concentration levels are determined using the formulae:

Due to the buildings present on the current site and their locations it would be sensible to locate the
new building away from these others to reduce the risk of wind shadowing which although may not
be significant to feel can have a significant effect (an example image below from work out of university
Wisconsin-Madison)

If we therefore consider the alternatives to a new building (i.e. using the old straw barn) then this
would be completely unsuitable due to both the present location and the inability to provide suitable
ventilation characteristics as its construction/design do not allow for it to meet current best practice
recommendations. To give an example, if we were to stock the barn appropriately to enable the
animals to produce the required heat to cause the air in the barn to rise and therefore create draw of
fresh air into the barn, we would need to vastly overstock it due to the height of the roof relative to
the foot print of the building and what is deemed acceptable space allowances (m 2) per calf under
current animal welfare legislation.
Any barn development will look to have appropriate roof pitch and eve height to account for the
proposed number of stock to be housed and will have suitable ridge ventilation to allow for the stack
effect created by the metabolic body heat of the animals housed therein. Such designs cannot be
achieved through modification and additional capital inputs to achieve these will result in significant
health and welfare benefits to the animals.
Further to the building requirements, Mr Conisbee has also expressed a desire to house the calves and
cattle on woodchip bedding. Again, I would be in support of this request as it will not only serve to
keep the animals cleaner but will also help to reduce moisture and thus potential bacterial loading of
the environment. Woodchip bedding has been used successfully on many UK farms now and I would
endorse its use at Barracks farm.
If you have any questions about the above comments please don’t hesitate to contact me via email.
Kind regards

Peter Aitken BVSc MACVSc MRCVS
Veterinary surgeon/consultant
Ruminant nutritionist
E. vetpete@gmail.com
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ENVIRONMENTAL PERMIT APPLICATION

FINANCIAL PLAN FOR DEMONSTRATION OF NET FINANCIAL GAIN
GENERATED BY THE ERECTION OF TWO PARALLEL LIVESTOCK
BUILDINGS AND LEAN-TO EXTENSION TO AN EXISTING BARN,
CLADDING OF AN EXISTING BARN AND ITS CHANGE OF USE TO A
BUSINESS USE ANCILLARY TO THE FARM, CONSTRUCTION OF A
BUNDED

HARDSTANDING,

AND

IMPLEMENTATION

OF

A

SUSTAINABLE FARM WETLANDS DRAINAGE SCHEME, RAISING OF
GROUND LEVELS TO THE MINIMUM REQUIRED TO ACCOMMODATE A
REED BED SYSTEM AND REINSTATEMENT OF A FORMER POND

AT

BARRACKS FARM, COBHAM ROAD, FETCHAM, SURREY, KT22 9TP

Introduction
The purpose of this proposed development is to facilitate the expansion of an
existing longstanding family farm business whilst simultaneously bringing
together production and supply chains into one food/catering hub.
F Conisbee and Son, are the oldest family-run butchers in Surrey based in
East Horsley and are currently run by the ninth generation of the Conisbee
family. This independent family business takes a great pride in the long-term
husbanding of the land and producing high quality, high welfare RSPCA
assured,

environmentally

sustainable

agricultural

produce

for

local

consumption. Five family members from three generations currently work on
the farm alongside with 21 other local people employed by the family
business.
80% of what is grown on Barracks Farm is consumed within a 20-mile radius
and 70% of what is sold through the butchery is reared and processed within
that same 20-mile radius.
Since 2007, the family has entered the National Trust’s Fine Farm Produce
Competition which highlights the best of British produce, and on every
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occasion, it has won an award, winning overall champion on two occasions,
most recently in 2016.
The farm enterprise comprises 850 acres over 4 holdings; Barracks Farm in
Fetcham, Polesden Lacey Farm in Bookham, Chapel Farm in West Humble
and Ranmore Farm in Dorking. In addition, there are 450 head of cattle, 200
of which are slaughtered for the butchery business, as well as 240 HerefordFriesian Cross on a ‘bed & breakfast’ basis, 1000 sheep in 2 flocks, all
progeny and sold through the butchery business, and 4500 turkeys of which
2500 are retained for the local business and 1200 contract reared for the
National Trust and national distribution.
To maintain viability similar too many other farm enterprises, the Conisbee
family has sought to achieve economies of scale and bring forward
diversification initiatives wherever possible. More recently they acquired land
at Pyrford for the purpose of growing cereal to feed the beef herd. Manure
from Barracks Farm is currently transported to these fields to add nutrients to
the land but also because there is a desperate shortage of space in and
between the existing buildings to manage waste materials.
It is therefore proposed to expand and increase the capacity of the Farm
operations through a number of development initiatives all of which formed
part of the planning submission that was subsequently approved under
reference MO/2017/1/1198/PLAMAJ on the 21st February 2018. This involves
the following:
•

The erection of two parallel livestock buildings each measuring 49
metres long by 12.5 metres wide [612.5 sq metres] with a height of 5.5
metres. There will be a 4.5 metre separation between the buildings. The
barns will sit on a 150mm reinforced concrete floor slab. The sidewalls
will consist of a low concrete panels above which there will be wood
cladding [Natural Yorkshire Boarding] to the eaves. The roof will consist
of grey concrete fibre sheeting.

•

The construction of a lean-to extension to an existing barn to be used as
a feed store. This will have dimensions of 29 metres long by 9 metres
wide [262 sq metres] and a height of 6 metres.
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•

The change of use of the existing straw barn to a business unit in
connection with the principal farming use. This will essentially involve the
cladding of the barn to fully enclose it.

•

The construction of a walled and bunded hardstanding measuring 70
metres by 30 metres [2100 sq metres] for the storage of manure. This
will be located adjacent to the new proposed barns. It will comprise a 1m
high retaining wall with a 2m high and 3m wide earth bund to the rear.

•

The construction of a sustainable farm wetlands drainage scheme
consisting of a klargester discharging into a reed bed system also
treating the run-off from the bunded system. This will be sited some
100metres down gradient from the proposed hardstanding and will be
fed by a 400mm pipe. It will have approximate dimensions of 10metres
by 22metres and will be set a shallow depth to enable the reeds to
colonise.

•

The importance of circa. 30,000 cubic metres of suitable inert
construction fill materials to raise the ground levels to the minimum
required to accommodate the reed bed system and to level off the
plateau that the farm yard sits on to enable the barns housing the
brought-in young stock to sit in a clear air zone separate from other
animals.

•

Reinstatement of a former pond which will also add to the biodiversity
involving the scraping out of earth and clay which will be placed in the
area to be raised thereby minimising HGV movements of construction fill
materials to the site.

•

The principal purposes of the proposed development are to facilitate an
expansion of contract reared cattle with an additional 200 cattle thereby
enabling greater economies of scale such as in feed purchases, the
move to a more sustainable practice of using recycled waste wood
products from local Surrey recycling centres for cattle bedding as an
alternative to straw which also enables the return of derived mature to
the land to aid the growing of fodder crops, and the creation of more
favourable welfare conditions for the housing of the cattle (see
supporting Veterinary Statement from Mr Peter Aitken).

The expansion of the farm business effectively provides for greater
economies of scale and efficiencies. The additional 300 head of cattle can be
managed using the current staff and equipment therefore reducing fixed and
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variable costs per head. In addition, due to a maximisation of cattle numbers
on haulage there will be annual reduction in haulage costs. Because the farm
sits on top of a plateau area the project requires an element of land-raising.
Financial Information
It is clearly demonstrated from the above detailed description of the project
description that the land-raising element only forms a small element of the
development proposals albeit an essential component from an animal welfare
perspective.
Calculations have been carried out to demonstrate that if the land-raising
element of the proposals was carried out using non-waste materials then F
Conisbee and Son would still benefit from a net financial gain over a
reasonable time period.
Appendix A shows the projected increase and expenditure to the farm
holding as a result of the development resulting in an anticipated increase to
the annual profit of the farm of £32,000 due to additional cattle and
economies of scale.
Based on an expected financial gain of circa £32,000 per annum, the
payback period would therefore be approximately 16 years. In current market
conditions [as values are variable] if waste materials are used during the
project then it is reasonably expected that the up to 70% of the construction
costs can be secured over a 2 to 3 year period. In which the balance of
payback period will be reduced to circa. £150,000 which would require a
further circa 5 years. In essence therefore the introduction of waste materials
is likely to half the payback period to approximately 8 years.
The Companys bankers ‘Barclays’ have also provided assurance subject to
the normal credit approvals that they would be able to provide a loan facility
in order to fund the construction of the development.
Conclusion
As will be appreciated from the information contained above and the details
within Appendix A it is clear that it is the intention of F Conisbee and Son to
construct the development and that there is worthwhile net gain in doing so.
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Clearly the payback period would be significantly less if waste materials are
used but a payback period of 16 years, if non-waste materials were used, is
not considered to be unreasonable for a family business that has been
established for 260 years and has its 10th generation waiting to take over.
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Appendix A

Building costs of the project including additional landscaping, wetlands
and pond reinstatement = £500,000

300 Additional head of cattle on a 9 months residency generating £65
per head profit = £19,500 per annum

Reduction in unit fixed and variable costs at estimated £12.50 per head
of cattle over 9 months residency at 300 (additional head) + 450
(existing) = £9,375 per annum

Reduction in haulage costs through enabling of transport of maximum
loads of 45 cattle on an artic resulting in an estimated £5 per head
reduction. Based on 600 head sent for slaughter this represents a
saving = £3000 per annum

£19,500 + £9,375 + £3000 = £31,875 per annum efficiencies

£500,000/£31,275 = 16 years payback period without the benefit of any
income from construction waste importation
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