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1. Introduction  

1.1 MJCA is commissioned by Breedon Southern Limited (Breedon) to prepare a Waste 

Recovery Plan (WRP) for the deposition of waste on land as a recovery activity in 

order to restore the mineral extraction area at Willington Lock, St Neots Road, 

Bedford (the site). The Willington Lock site is located in the administrative areas of 

Central Bedfordshire Council and Bedford Borough Council. Planning permissions 

references CB/17/05654/MW and 17/03351/EIAWM for the ‘Extraction of sand and 

gravel; installation of mineral processing plant, construction of a quarry access onto 

St Neots Road; installation of a temporary access road crossing the River Ouse; 

restoration of extraction area partly using the imported inert material’ were issued on 

21 May 2019 by Central Bedfordshire Council and Bedford Borough Council 

respectively. The boundary of planning permissions references CB/17/05654/MW 

and 17/03351/EIAWM is shown on the location plan presented at Appendix A and the 

planning permissions are presented at Appendix B and C respectively. The mineral 

extraction area at the Willington Lock site is located in the administrative area of 

Central Bedfordshire Council. Throughout this report the mineral extraction area is 

referred to as the site. The location of the site is shown on Figure 1. The site is centred 

approximately on National Grid Reference (NGR) TL 12512 50581. 

1.2 The site comprises 4 phases which are shown on drawing reference 18-01-01 

presented at Appendix D. Phases 1 and 2 are located in the southern area of the site 

and Phases 3 and 4 are located in the northern area of the site. The site covers an 

area of approximately 26.6 hectares. Approximately 867,000 tonnes of sand and 

gravel will be extracted from the site.  The restoration of the site to agriculture and 

nature conservation interest will necessitate the importation of approximately 

447,000m3 of inert restoration materials. The approved restoration scheme shown on 

drawing reference W16_LAN_022 Rev A presented at Appendix E and cross sections 

through the site are shown on drawing reference W16_LAN_023 Rev A presented at 

Appendix F. There is a high pressure gas main running in a generally east – west 

direction through the site. It is understood from Breedon that they consider it is highly 

unlikely that the gas pipeline will be removed, although ultimately this is a decision 

which will be taken by its owner, Cadent .Given that there will be a significant cost to 

divert this apparatus the most cost effective solution to Cadent will be to leave the 

apparatus in-situ and to recompense Breedon for loss of profits through retention of 
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a ‘pillar of support’. This Waste Recovery Plan is based on the principle that the gas 

main will remain in-situ. 

1.3 The corridor of this gas pipeline will separate Phases 1 and 2 in the south and Phases 

3 and 4 in the north (Appendix D). The restoration scheme (Appendix E) and cross 

sections through the site (Appendix F) provide for the retention of the gas main. The 

site will be restored progressively in two phases after the mineral has been removed 

from each phase. 

1.4 A WRP presenting justification that the activity comprises recovery is presented in 

Section 2 of this report. Subject to the acceptance by the Environment Agency of the 

WRP the site will be the subject of an application for a bespoke Environmental Permit 

for the permanent deposition of waste on land as a recovery operation.    
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2. Waste Recovery Plan 

2.1 The WRP has been prepared with reference to Article 3(15) of the Waste Framework 

Directive (2008/98/EC) and the latest guidance on the deposition of waste on land as 

a recovery activity published by the Environment Agency (EA) on GOV.UK on 18 

October 2016
1
 (the recovery guidance). The recovery guidance uses the definition of 

recovery provided in Article 3(15) of the Waste Framework Directive to describe 

waste recovery. The recovery guidance states that: 

‘Waste recovery is when your main aim is replacing a non-waste 

material you would have used in your operation with a waste 

material that performs the same function. That waste then serves a 

useful purpose as you’re using fewer natural resources.’ 

2.2 The recovery guidance specifies that there are three main ways that can be used to 

demonstrate waste recovery. One of the three ways identified in the recovery 

guidance is to ‘… provide evidence that you’re obliged to carry out the work.’ In 

respect of an obligation to do the work the EA states in the recovery guidance: 

‘This could be because a regulator has imposed a requirement on 

you. For example, you operate a quarry and are required by 

planning conditions to restore it according to an approved plan.’ 

The recovery guidance is clear that where there is a specific obligation to undertake 

the work it is unnecessary to present in a WRP the information referred to under the 

headings ‘Purpose of the work’, ‘Quantity of waste used’ and ‘Meeting quality 

standards’ in the recovery guidance. 

 The obligation  

2.3 As described in Section 1 planning permissions references CB/17/05654/MW and 

17/03351/EIAWM provides for the ‘Extraction of sand and gravel; installation of 

mineral processing plant, construction of a quarry access onto St Neots Road; 

installation of a temporary access road crossing the River Ouse; restoration of 

extraction area partly using the imported inert material’. Condition 1 of both planning 

                                                 
1 https://www.gov.uk/guidance/waste-recovery-plans-and-permits 
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permissions states that ‘The development hereby permitted shall be carried out in 

accordance with the particulars of the development, drawings and specifications 

contained within the planning application. The approved drawings and particulars 

comprise…’ and lists amongst others the phasing plans for the extraction and 

restoration of the site and the approved restoration schemes. These drawings are 

discussed in further detail below under the ‘Evidence of the obligation’.  

2.4 It is clear that in granting the planning permissions Bedford Borough Council and 

Central Bedfordshire Council imposed specific obligations in respect of restoring the 

site according to approved plans. In respect of specific obligations the EA states in 

the recovery guidance: 

Obligations may specify the work you have to carry out. If you have 

specific obligations to do the work proposed, your waste recovery 

plan must include: 

 evidence of the obligation 

 plans and cross sections that show your proposal matches the 

obligation on you 

 evidence that the waste is suitable for the intended purpose” 

Taking each of these in turn. 

 Evidence of the obligation 

2.5 As explained earlier, planning permissions references CB/17/05654/MW and 

17/03351/EIAWM were granted by Central Bedfordshire Council and Bedford 

Borough Council respectively on 21 May 2019. The planning permissions confirm the 

specific obligations in respect of restoring the site according to the approved plans.  

2.6 Although the site is located in the administration area of Central Bedfordshire Council 

both planning permissions confirm the specific obligations in respect of restoring the 

site according to the approved plans. As explained in Section 1 there is a gas main 

running in a generally east-west direction through the site between Phases 1 and 2 

in the south and Phases 3 and 4 in the north (Appendix D). The planning permissions 

confirm the specific obligations in respect of restoring the site whether or not the gas 
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main is removed to provide for the extraction of mineral in the gas pipeline corridor. 

It is understood from Breedon that it is highly unlikely that the gas pipeline will be 

removed  hence the approved plans referred to in the planning permissions in respect 

of the ‘pipeline retained’ are the relevant plans. The relevant plans are presented at 

Appendix E and Appendix F. Conditions 1, 3, 10, 25, 32 and 33 of planning 

permission reference CB/17/05654/MW and Conditions 01, 03, 14, 32 and 39 of 

planning permission reference 17/03351/EIAWM refer to the restoration of the site. 

The conditions clearly demonstrate the obligation. The most relevant of the specific 

obligations to the restoration of the site are Conditions 1, 10 and 32 of planning 

permission reference CB/17/05654/MW and Conditions 1 and 14 of planning 

permission reference 17/03351/EIAWM.  

2.7 Condition 1 of planning permission reference CB/17/05654/MW and Condition 01 of 

the planning permission reference 17/03351/EIAWM state:- 

‘The development hereby permitted shall be carried out in 

accordance with the particulars of the development, drawings and 

specifications contained within the planning application. The 

approved drawings and particulars comprise [inter alia]: 

- Drawing no. W16_LAN_022 Rev A (Restoration Strategy  

pipeline retained) (Appendix E) 

- Drawing no. W16_LAN_023 Rev A (Restoration sections – 

pipeline retained) (Appendix F) 

Appendix references in brackets refer to the Appendix in the WRP at which each of 

the drawings are provided.  

2.8 The reason given in both planning permissions for imposing conditions 1 and 01 is:- 

‘To ensure the development is carried out in acceptable manner, 

and to provide certainty on what is being authorised by this 

permission…’ 

2.9 Condition 10 of planning permission reference CB/17/05654/MW and Condition 14 of 

planning permission reference 17/03351/EIAWM state:- 
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‘No operations shall take place except in accordance with the 

phasing sequence shown on drawing nos. 17-03-00B, 17-03-01 C, 

17-03-02 B, 17-03-03 B, 17-03-04 B, 17-03-05 B, 17-03-06 B, 17-

03-07 B and 17-03-08 B except as may be modified by details 

subsequently submitted to discharge the requirements of other 

conditions of this permission. Entry into phases 3 and 4 shall be 

subject to the prior written agreement of the Local Planning 

Authority, which shall be dependent upon progress having been 

made with restoration in the preceding phases in accordance with 

the approved phasing sequence. In the event that the high-pressure 

gas pipeline along the former railway like corridor is not diverted, 

the limits of extraction in each phase and proposed crossing point 

of the haul road, pipeline and National Cycle Route 51 shall be in 

accordance with the details shown on drawing no. 18-01-01.’ 

2.10 The revisions given in the planning permissions for imposing Conditions 10 and 14 

is:-  

‘To ensure a satisfactory and orderly programme of working and 

restoration of the site within a reasonable timescale and to minimise 

the amount of disturbed land at any one time in accordance and to 

safeguard the amenities of the surrounding area’ 

2.11 Condition 32 of planning permission reference CB/17/05654/MW states:-  

‘The final restoration contours on the mineral extraction land shall 

accord with the details shown on drawing nos… W16_LAN_022 

Rev. A (Restoration Strategy – pipeline retained).’ 

2.12 Notwithstanding that there are no restrictions within the planning permissions in 

respect of whether the site is restored using non-waste or waste materials, a letter 

from Central Bedfordshire Council and Bedford Borough Council confirming that the 

restoration of the site can be completed with suitable imported waste or non-waste 

inert restoration materials is presented at Appendix G.  

2.13 Consistent with the requirements set out in the recovery guidance in respect of a 

specific obligation it is clear that Central Bedfordshire Council and Bedford Borough 
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Council require Breedon to assume the specific obligation of the approved restoration 

scheme as a condition of obtaining planning permission. Breedon are required to 

comply with the applicable planning conditions and there is no evidence to suggest 

otherwise. 

 Plans and cross sections that show your proposal matches the obligation on 

you 

2.14 As described earlier in Paragraph 2.7 of this WRP, Condition 1 of planning permission 

reference CB/17/05654/MW and Condition 01 of planning permission reference 

17/03351/EIAWM specify the relevant drawings and plans which comprise the 

approved scheme. The final restored landform is shown on drawing reference 

W16_LAN_023 RevA (Appendix F).  

2.15 The total quantity of material that will need to be deposited to complete the approved 

restoration scheme is limited by the final levels shown on the restoration scheme. It 

is proposed that drawing references W16_LAN_022 Rev. A and W16_LAN_023 Rev. 

A will comprise the relevant restoration level drawings for the site to be specified in 

the Environmental Permit.  

Evidence that the waste is suitable for the intended purpose 

2.16 The waste types that it is proposed may be accepted at the site the subject of a 

bespoke Environmental Permit are presented in Table 1. The waste types listed in 

Table 1 are specified in the guidance2 as waste types that may not need to be tested, 

apart from testing for classification purposes. 

2.17 Detailed waste acceptance procedures will be in place so that unacceptable waste 

materials will not be accepted at the site and procedures will be in place for the 

rejection of nonconforming loads. The waste acceptance procedures will include 

robust waste characterisation and testing procedures. No wastes will be accepted 

from contaminated sites. Only waste that is suitable for the intended purpose will be 

imported as to do otherwise would undermine the potential to achieve the approved 

restoration scheme. 

                                                 
2 https://www.gov.uk/guidance/waste-acceptance-procedures-for-waste-recovery-on-land  
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2.18 It is clear that Breedon has specific obligations in respect of the approved scheme. 

The deposit of waste as a recovery activity will enable Breedon to satisfy the specific 

obligations in respect of the restoration of the site.
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TABLE
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Table 1 

 

Waste types that may be accepted at Willington Lock for deposition as a recovery 

activity (without testing) 

 

Waste Code Description Note 

01 01 Wastes from mineral excavation  
01 01 02 wastes from non-metalliferous excavation  
01 04 wastes from physical and chemical processing of non-

metalliferous minerals 
 

01 04 08 waste gravel and crushed rocks other than those containing 
dangerous substances 

 

01 04 09 waste sand and clays  
10 12 wastes from the manufacture of ceramic goods, bricks, tiles 

and construction projects 
 

10 12 08 Waste ceramics, bricks, tiles and construction products (after 
thermal processing) 

 

17 01 Concrete, bricks, tiles and ceramics  
17 01 01 Concrete  
17 01 02 Bricks  
17 01 03 Tiles and ceramics  
17 01 07 Mixtures of concrete, bricks, tiles and ceramics  
17 05 soil (including excavated soil from contaminated sites) 

stones and dredging spoil 
 

17 05 04 soil and stones 1 

19 12 Wastes from the mechanical treatment of waste (for 
example, sorting, crushing, compacting, pelletising) not 
otherwise specified 

 

19 12 09 minerals (for example sand, stones)  

20 02 Garden and park wastes (including cemetery waste)  
20 02 02 soil and stones 1 

Notes 
1 Soil and stones from contaminated sites will not be accepted. 



BREEDON SOUTHERN LTD WILLINGTON LOCK

BRE/WL/SE/1729/01 

December 2019 

BRE_WLp24714 WRP 

FIGURE



Site boundary

WILLINGTON LOCK

Drawing Ref

Site

Title

Client

Site location

Scale

Key / Notes

Figure 1

Rev Status

Baddesley Colliery Offices,

Main Road, Baxterley, Atherstone,

Warwickshire, CV9 2LE.

Telephone : 01827 717891

Fax : 01827 718507

Technical advisers on environmental issues

BRE/WL/02-19/21051

1:50,000@A4

Reproduced scale mapping by permission of Ordnance

Survey    on behalf of The Controller of Her Majesty's

Stationery Office.     Crown copyright 2017. All rights reserved.

Licence number 100017818.

R

C

Drn

App

Chk Date

N

0m 500 1000 1500 2000 2500m

KR SEFinal SE 17/12/19



BREEDON SOUTHERN LTD  WILLINGTON LOCK
 

BRE/WL/SE/1729/01   

December 2019  
 
BRE_WLp24714 WRP 

 

APPENDICES 



BREEDON SOUTHERN LTD WILLINGTON LOCK

BRE/WL/SE/1729/01 

December 2019 

BRE_WLp24714 WRP 

APPENDIX A  

DRAWING REFERENCE 17-03-10 REV C ENTITLED LOCATION PLAN 
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APPENDIX B  
 

PLANNING PERMISSION REFERENCE CB/17/05654/MW  



Mr G Jenkins
SLR Consulting Ltd
Fulmar House
Beignon Close
Ocean Way
Cardiff
CF24 5PB

Contact
Direct Dial

Email
Your Ref

Date

David Peachey
0300 300 6211
planning@centralbedfordshire.gov.uk
407.06559.00008
21 May 2019

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England)

Order 2015
Town and Country Planning (Environmental Impact Assessment) Regulations 2017

DECISION NOTICE

Application Number: CB/17/05654/MW
Application Site: Land either side of Willington Lock, St Neots Road
Proposed Development: Extraction of sand and gravel; installation of mineral

processing plant; construction of a quarry access onto
St Neots Road; installation of a temporary access road
crossing the River Ouse; restoration of extraction area
partly using imported inert material.

Statement required by the Town and Country Planning (Development Management
Procedure) (England) Order 2015 - Part 6, Article 35 -

In determining this application the Local Planning Authority (LPA) has worked
positively and proactively with the applicant by entering into pre-application
discussions and encouraging community engagement which the applicant acceded to
by presenting its proposals to local residents, parish councils and stakeholders at a
public exhibition. The proposals and the content of the Environmental Statement have
been assessed against the relevant development plan policies, National Planning
Policy Framework and taking account of the LPA's Scoping Opinion and National
Planning Practice Guidance.  The LPA has identified all material considerations and
has sought to resolve solutions to a number of technical issues raised through the
consultation exercise. Additional information has been submitted under Regulation 25
of the Town and Country Planning (Environmental Impact assessment) Regulations
2017.  A number of improvements to the scheme have been agreed.  The applicant has
been given advance sight of the draft planning conditions and the LPA has further
engaged in the preparation of a draft legal agreement.  This approach accords with the



requirements set out in paragraph 38 of the Revised National Planning Policy
Framework (2018).

Environmental Impact Assessment -

In accordance with Regulations 26 and 29 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 the Authority hereby states that
before granting planning permission it has first reached a reasoned conclusion on the
significant effects of the proposed development on the environment taking into
account the environmental information as defined by Regulation 2 of the same
Regulations. 

It is considered that the applicant has adequately assessed the potential impacts of
the development in terms of ecology, landscape and visual effects, agriculture and soil
resources, hydrology and hydrogeology, noise, dust, air quality, traffic and cultural
heritage, all of which are topics covered in the Environmental Statement (ES).
Mitigation measures have been incorporated into the design of the scheme together
with more specific and detailed mitigation measures drawn from recommendations in
the ES.

In terms of ecology the Authority concludes that through appropriate mitigation
measures, secured by planning conditions, impacts on species and habitats can be
reduced to acceptable levels taking into account the national importance attached to
maintaining a steady supply of aggregate minerals.  This decision is subject to a
species monitoring and mitigation strategy in respect of otters, reptiles, badgers and
breeding birds.

The Authority concludes that the overall landscape effects of the development are not
significant, although there would be a temporary adverse impact due to landscape
change whilst the site is in operation.  The mature willows and woodland defining the
edge of the River Ouse and Gadsey Brook would be preserved barring the loss of up
to four trees to accommodate the bailey bridge crossing.  A 'micro siting' approach
has been agreed for the bailey bridge and connecting haul road to ensure a high
standard of protection for valuable riverside trees and tree belts.

The phased working and restoration programme has been designed to ensure that all
Best and Most Versatile (BMV) grade 3a soils are handled separately and are available
in the correct sequence for use in the areas to be restored to agriculture.  This
decision is subject to a requirement for a detailed audit of the stripping areas in
advance of each extraction phase and a regular check of soil volumes for restoration
purposes.

In terms of water resources, the decision requires the implementation of a hydrometric
monitoring scheme (HMS) which will allow the Authority to assess the operational
effects of the development against the predicted effects in the ES.

The proposed noise mitigation measures, observing industry best practice and
adherence to operating hours, indicate that the development can be carried out
without causing unacceptable noise impacts.  A c.2.5 metre-high screen bund is
required along the initial section of internal access road to adequately reduce noise
levels from HGVs at Cuckoo Brook House.  This decision is subject to the
implementation of a noise monitoring programme to demonstrate compliance with
noise standards derived from the Minerals Planning Practice Guidance (PPG).  This



programme will include provision for additional mitigation measures to be introduced
in the event that any exceedances are confirmed.

The dust impact risk at all residential receptors is judged to be negligible.  At
ecological receptors, the dust risk is determined to be low.  A number of specific dust
mitigation measures have been incorporated into site layout and phasing and site
operations will need to be undertaken in line with standard industry best practice (e.g.
use of water suppression in working areas).  This decision is subject to a requirement
for a detailed dust management plan, incorporating a monitoring regime with trigger
limits for investigation and action.  This will allow the Authority to assess the
operational dust impacts against the predicted effects in the ES.

In order to ensure that operational traffic would not have an unacceptable impact on
the highway network, this decision includes a limit on morning peak HGV movements
and an overall daily limit on HGV numbers along with a ban on right turning
movements at the site exit through a Traffic Regulation Order.  The site will be
equipped with a CCTV system to enable effective monitoring of the entrance area.

The Scheduled Monuments on the site will be physically protected by retained low soil
bunds and a condition requiring an updated mitigation strategy for the monuments is
imposed.  This approach has been endorsed by Historic England.

The Council as the Local Planning Authority hereby gives notice of its decision to GRANT
PERMISSION for the development specified above and shown on the submitted plans, subject
to the following conditions:

1 Planning permission shall extend to the site area delineated by a solid red line on the
attached Plan no. CB/17/05654/MW-1.  The development hereby permitted shall be
carried out in accordance with the particulars of the development, drawings and
specifications contained within the planning application.  The approved drawings and
particulars comprise (except where modified by other conditions of this permission):

Documents:
- Application form dated 23rd November 2017;
- Planning Supporting Statement (dated November 2017);
- SLR letter dated 19th April 2018 (ref. 407.06559.00008);
- SLR e-mail and attachment dated 18th June 2018;
- SLR e-mail and attachment dated 21st June 2018; and
- the applicant’s e-mail dated 5th July 2018.

Drawings (assuming gas pipeline removed):
- Drawing no. 17-03-00 B (Topographical Survey);
- Drawing no. 17-03-01 C (Site establishment);
- Drawing no. 17-03-02 B (End of Phase 1);
- Drawing no. 17-03-03 B (End of Phase 2);
- Drawing no. 17-03-04 B (End of Phase 3);
- Drawing no. 17-03-05 B (End of Phase 4);
- Drawing no. 17-03-06 B (End of Phase 5 Restoration);
- Drawing no. 17-03-07 B (End of Phase 6 Restoration);
- Drawing no. 17-03-08 B (Final landform);
- Drawing no. 17-03-09 (Borehole Location Plan)
- Drawing no. 17-03-10 Rev C (Location Plan);
- Drawing no. 17-03-12 (Processing plant layout);
- Drawing no. 17178-01 (Proposed Site Layout – concrete plant);



- Drawing ref. 170104 (Proposed New Site Access to St Neots Road Illustrative Layout);
- Drawing no. EC03_4532_AIA_Bridge _V01 (Bridge Crossing Plan);
- Drawing no. W16_LAN_020 Rev. A (Restoration Strategy);
- Drawing no. W16_LAN_021 Rev A (Restoration Sections Option C); and
- Drawing no. W16_LAN_025 (Proposed Bailey Bridge Crossing);

Drawings (assuming gas pipeline retained):
- Drawing no. W16_LAN_022 Rev A (Restoration Strategy pipeline retained);
- Drawing no. W16_LAN_023 Rev A (Restoration Sections pipeline retained); and
- Drawing no. W16_LAN_024 Rev A (Existing Situation); and
- Drawing no. 18-01-01 (Topographical Survey Revised Phases).

Any material change to the plans hereby approved will require a formal planning
application to vary this condition and any non-material change to the plans will require the
submission of details and the agreement in writing by the Local Planning Authority prior
to any non-material change being made.

REASON: To ensure the development is carried out in an acceptable manner, and to
provide certainty on what is being authorised by this permission in accordance with
advice contained in National Planning Practice Guidance (Use of Planning Conditions,
paragraph 022).

2 The development hereby permitted shall be begun not later than the expiration of 3 years
from the date of this permission.  Written notification of the date of commencement shall
be sent to the Local Planning Authority within 7 days of such commencement.

REASON: To comply with section 91 of the Town and County Planning Act 1990 as
amended by section 51 of the Planning and Compulsory Act 2004 and to enable the
Local Planning Authority to monitor other conditions of this permission.

3 The mineral extraction hereby permitted shall cease within 4 years of commencement as
notified to the Local Planning Authority pursuant to condition 2, and inert landfilling shall
cease 30 months after the cessation of mineral extraction, the date of which shall be
notified in writing to the Local Planning Authority.  Final restoration and landscaping
works, but excluding aftercare, shall be completed within 1 year of the date of cessation
of inert landfilling 

REASON: To ensure that all operations are completed within an acceptable timescale
and to prevent prolonged disturbance to the local environment in accordance with saved
Policies GE18 and GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan
2005.  

4 No soil stripping shall take place on the site unless and until an archaeological strategy
for mitigation has been submitted to and approved in writing by the Local Planning
Authority.  The archaeological mitigation strategy shall include the following components:

i) a method statement for the investigation of all archaeological remains present that will
be destroyed by the development and/or a method statement for the preservation “in situ”
of archaeological remains;
ii) a strategy for community engagement;
iii) an outline strategy for post-excavation assessment, analysis and publication; and
iv) a timetable for each stage of the archaeological works.



Development shall thereafter only be implemented in accordance with the approved
archaeological scheme which shall be implemented in full.

REASON: a.) In accordance with paragraph 199 of the NPPF; to record and advance the
understanding of the significance of all heritage assets with archaeological interest which
will be unavoidably destroyed as a consequence of the development and to make the
record of this work publicly available. b.) In accordance with saved Policy GE14 of the
Bedfordshire Minerals and Waste Local Plan 2005; to ensure that provision is made for
an appropriate level of investigation and recording in advance of the destruction of those
archaeological remains which do not merit permanent preservation and to ensure the
long-term management of those archaeological remains which are preserved in situ.

5 Written notification of the date of completion of the archaeological fieldwork shall be sent
to the Local Planning Authority within 7 days of such completion.  No soil stripping shall
take place on the site unless and until the archaeological Post Excavation Assessment
Report and Updated Project Design has been submitted to and approved in writing by
the Local Planning Authority.  The Post Excavation Assessment Report and Updated
Project Design shall be submitted within 6 months of the notified date of completion of
the archaeological fieldwork.  The archaeological Post Excavation Assessment and
Updated Project Design shall follow the parameters in the approved outline strategy for
post-excavation assessment, analysis and publication.

REASON: To ensure that the record of archaeological work is made publicly available in
accordance with paragraph 199 of the NPPF. 

6 The archaeological post excavation analysis (as specified in the approved Updated
Project Design); the preparation of the site archive for deposition with a store approved
by the Local Planning Authority; the completion of the archive report and the submission
of the publication report shall be undertaken within 2 years of the date of written approval
of the Updated Project Design.

REASON: To ensure that the record of archaeological work and any associated archive
are made publicly available in accordance with paragraph 199 of the NPPF.

7 Access and egress for site traffic shall only be by way of the approved junction
arrangement shown on drawing ref. 170104 (Proposed New Site Access to St Neots
Road).

REASON: In order to minimise danger, obstruction and inconvenience to highway in
accordance with saved Policy GE23 of the Bedfordshire & Luton Minerals & Waste
Local Plan 2005.  

8 Prior to the commencement of operations in each phase, the relevant phase boundary,
as illustrated by a red dashed line on drawing nos. 17-03-00B, 17-03-01 C, 17-03-02 B,
17-03-03 B, 17-03-04 B, 17-03-05 B, 17-03-06 B, 17-03-07 B and 17-03-08 B, shall
have been measured out and delineated on the ground by coloured marker posts at 10
metre intervals.  No mineral extraction, landfill operations and permanent deposit of soils
or overburden shall take place outside these phase boundaries within the standoff
margins. 

REASON: To protect and prevent pollution of the River Ouse, to safeguard boundary



hedgerows and trees and to ensure the safe working of the site in accordance with
saved Policies GE10, GE17 and GE20 of the Bedfordshire & Luton Minerals & Waste
Local Plan 2005.  

9 No operations or activities authorised by this permission, including traffic entering and
leaving the site, shall take place outside the hours specified below:

0700 hours to 1800 hours Mondays to Fridays
0700 hours to 1300 hours Saturdays 

and no such operations or activities shall take place on Sundays or Public / Bank
Holidays.

REASON: To minimise disturbance at nearby properties by reason of noise in
accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste
Local Plan 2005. 

10 No operations shall take place except in accordance with the phasing sequence shown
on drawing nos. 17-03-00B, 17-03-01 C, 17-03-02 B, 17-03-03 B, 17-03-04 B, 17-03-05
B, 17-03-06 B, 17-03-07 B and 17-03-08 B except as may be modified by details
subsequently submitted to discharge the requirements of other conditions of this
permission.  Entry into phases 3 and 4 shall be subject to the prior written agreement of
the Local Planning Authority, which shall be dependent upon progress having been made
with restoration in the preceding phases in accordance with the approved phasing
sequence.  In the event that the high-pressure gas pipeline along the former railway line
corridor is not diverted, the limits of extraction in each phase and proposed crossing
point of the haul road, pipeline and National Cycle Route 51 shall be in accordance with
the details shown on drawing no. 18-01-01. 

REASON: To ensure a satisfactory and orderly programme of working and restoration of
the site within a reasonable timescale and to minimise the amount of disturbed land at
any one time in accordance and to safeguard the amenities of the surrounding area in
accordance with saved Policies M6, GE18 and GE26 of the Bedfordshire & Luton
Minerals & Waste Local Plan 2005.

11 Notwithstanding the sequence of phasing drawings approved under condition 10 of this
permission, no soil stripping shall take place in the phase 1 mineral extraction area
unless and until a revised / alternative set of phasing drawings have been submitted to
and approved in writing by the Local Planning Authority.  Such revised drawings shall
show:

i) the operational arrangements for protection of the existing National Cycle Network
Route 51 and associated former rail corridor, including details of the crossing point with
the quarry haul road and a system for giving priority to cycleway users and installation of
waning signage (in the event that the National Grid gas pipeline is not diverted); and
ii) the operational arrangements in connection with the temporary re-routing of the
National Cycle Network Route 51 around the southern side of phases 1 and 2 (in the
event that the pipeline is removed / relocated). 

The revised / alternative set of phasing drawings shall thereafter be complied with at all
times.  (The Local Planning Authority is satisfied that the timing of compliance is
fundamental to the development permitted and that the permission ought to be refused



unless the condition is imposed in this form). 

REASON: To clarify working arrangements in accordance with saved Policies GE1,
GE21 and M6 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.   

12 No soil stripping on the site shall take place unless and until a detailed scheme for the
installation of crossing points to protect the integrity of any underlying pipelines and
arrangements for crossing the Cuckoo Brook has been submitted to and approved in
writing by the Local Planning Authority.  Thereafter, the scheme as may be approved
shall be implemented in full and complied with at all times. 

REASON: To clarify operational arrangements and to minimise impacts on the Cuckoo
Brook in accordance with saved Policies GE1 and M6 of the Bedfordshire & Luton
Minerals & Waste Local Plan 2005.

13 No development authorised by this permission shall take place unless and until
a site specific Arboricultural Method Statement (AMS), incorporating a Tree
Protection Plan, has been submitted to and approved in writing by the Local
Planning Authority.  The AMS shall include details of and provision for:

measures for the safeguarding of trees and shrubs throughout the
operational period, including root and crown protection of trees, shrubs and
hedgerows;
proposals for detailed siting of the bailey bridge in order to minimise
arboricultural and ecological impacts based on a detailed assessment of the
engineering requirements of the crossing;
the precise alignment and width of the internal haul road linking the
extraction land to the mineral plant site, the overall corridor of disturbance
resulting from those works and appropriate standoffs to be adopted to
protect tree belts and other vegetation alongside the River Ouse, Gadsey
Brook and Cuckoo Brook;
installation of any temporary ground protection;
groundworks and foundations;
installation of any new hard surfacing (materials, design constraints,
implications for levels);
a schedule of works to trees, shrubs and hedgerows; and
a schedule of specific events requiring input or arboricultural supervision
and monitoring and compliance.  

Thereafter, no development shall be carried out except in accordance with the
approved AMS and approved protection measures shall be retained for the
operational life of the site.

REASON FOR PRE-COMMENCEMENT CONDITION: To safeguard the health of
existing trees, shrubs and hedgerows on or adjacent to the site for the duration
of site operations in the interests of visual amenity and to minimise impacts on
ecological receptors in accordance with saved Policies GE9, GE10, GE12 and
GE13 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  (The Local
Planning Authority is satisfied that the timing of compliance is fundamental to
the development permitted and that the permission ought to be refused unless
the condition is imposed in this form). 



14 No development shall take place unless and until a monitoring and mitigation
strategy for otters, reptiles, badgers and breeding birds, to include details of
timings and phasing through the operational life of the site, has been submitted
to and approved in writing by the Local Planning Authority.  The monitoring and
mitigation strategy as may be approved shall thereafter be implemented in full
and complied with at all times.

REASON FOR PRE-COMMENCEMENT CONDITION: To safeguard any protected
or rare species that may be present in accordance with saved Policy GE13 of the
Bedfordshire & Luton Minerals & Waste Local Plan 2005. (The Local Planning
Authority is satisfied that the timing of compliance is fundamental to the
development permitted and that the permission ought to be refused unless the
condition is imposed in this form). 

15 No felling or removal of limbs from mature trees shall take place unless and until a
re-checking survey for roosting bats has first been undertaken by a licensed bat
ecologist.  Should the species be found to be present, an appropriate compensation /
mitigation strategy accompanied by a programme for its implementation shall have been
submitted to and approved in writing by the Local Planning Authority before any such tree
works commence.  Thereafter, no development shall be carried out except in accordance
with the approved strategy.   

REASON: To safeguard any protected or rare species that may be present in
accordance with saved Policy GE13 of the Bedfordshire & Luton Minerals & Waste
Local Plan 2005.

16 No tree, shrub, scrub or other vegetation removal shall be carried out during the bird
nesting season (March to August inclusive) unless the vegetation identified for removal
has been immediately prior checked by an appropriately qualified ecologist and
appropriate advance measures put in place to afford necessary protection to the written
approval of the Local Planning Authority.

REASON: To safeguard nesting birds in the interests of nature conservation in
accordance with saved Policy GE13 of the Bedfordshire & Luton Minerals & Waste
Local Plan 2005.

17 Soils shall not be handled and managed except in accordance with mitigation measures
detailed in section 8.2.3 of the Planning Application Statement (dated November 2017)
and item 3 of SLR’s letter dated 19th April 2018.   Soil handling and soil movements
shall not take place except between the months of October to March (inclusive) unless
the prior written approval of the Local Planning Authority has been obtained.

REASON: To protect the soil resource and soil structure and to ensure regular auditing of
soil volumes in accordance with saved Policy GE6 of the Bedfordshire & Luton Minerals
& Waste Local Plan 2005.   

18 Bunds for the storage of soils shall conform to the following criteria:

topsoil bunds shall not exceed 3 metres in height and subsoil bunds shall not exceed
5 metres in height; and



the outer face of all soil bunds shall have a gradient not exceeding 1V: 4H.

REASON: To prevent loss or damage to soils needed to achieve a high standard of
restoration in accordance with saved Policies GE6 and GE26 of the Bedfordshire &
Luton Minerals & Waste Local Plan 2005.

19 All soil storage bunds identified to remain in situ for more than 6 months or over the
winter period shall be grassed over and weed control and other necessary maintenance
carried out. 

REASON: To prevent loss or damage to soils needed to achieve a high standard of
restoration and to ensure bunds maintain a tidy appearance in accordance with saved
Policies GE6, GE9 and GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan
2005. 

20 Except during periods of temporary works, the level of noise attributable to any
operations or activities authorised by this permission shall not exceed the following limits
at the residential receptors listed below when expressed as a free-field LAeq, 1 hr:

54dB at the residential boundary of Cuckoo Brook House;
54dB at the residential boundary of Gadsey Brook Cottage;
54dB at the residential boundary of Hill Farm House;
53dB at the residential boundary of Mill Farm;
55dB at the residential boundary of Willowhill Farm;
45dB at the residential boundary of Old Mills Cottage;
45dB at Chapel Lane, Willington; and
55dB or 10dB(A) above background noise level (LA90, 1hr), whichever is the lower,
at the boundary of any other occupied residential property in the vicinity of the site.

REASON: To minimise nuisance to nearby residents by reason of noise in accordance
with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005
and Minerals Planning Practice Guidance (PPG).

21 The level of noise attributable to temporary works authorised by this permission (i.e.
bund construction and removal, soil stripping and final restoration), shall not exceed
70dB, when expressed as a free-field LAeq, 1 hr, at the boundary of any occupied
residential property in the vicinity of the site.  Temporary works shall not exceed a period
of eight weeks in any calendar year.

REASON: To minimise nuisance to nearby residents by reason of noise in accordance
with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005
and Minerals Planning Practice Guidance.

22 No development authorised by this permission shall take place unless and until
a scheme for the monitoring and control of noise from the operational site has
been submitted to and approved in writing by the Local Planning Authority.
Such scheme shall include and provide for:

noise monitoring and recording procedures;
presentation of monitoring results to the Local Planning Authority; and
procedures to be adopted in the event of complaints or the maximum
permitted noise levels referred to in condition 20 being exceeded, including



the introduction of additional mitigation measures, where necessary,
following investigation of the exceedance or complaint.

Thereafter, the scheme as may be approved shall be implemented in full and
complied with at all times.  

REASON FOR PRE-COMMENCEMENT CONDITION: To enable the impact of
operational noise to be monitored and controlled and to enable mitigation steps
to be devised where necessary so as to minimise nuisance to nearby residents
by reason of noise in accordance with saved Policy GE18 of the Bedfordshire &
Luton Minerals & Waste Local Plan 2005.  (The Local Planning Authority is
satisfied that the timing of compliance is fundamental to the development
permitted and that the permission ought to be refused unless the condition is
imposed in this form). 

23 No on-site plant, equipment and the applicant’s fleet of Heavy Goods Vehicles (HGVs)
shall utilise tonal reversing alarms.

REASON: To enable the Local Planning Authority to exercise control over activities that
may cause nuisance to nearby residents by reason of noise in accordance with saved
Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

24 Notwithstanding the dust mitigation measures set out in section 8.2.6 of the Planning
Application Statement (dated November 2017), no soil stripping shall take place on site
unless and until a Dust Mitigation Plan (DMP) has been submitted to and approved in
writing by the Local Planning Authority.  The submission shall accord with the
recommended content for a DMP as set out in guidance issued by the Institute of Air
Quality Management (Appendix 6 of ‘Guidance on the Assessment of Mineral Dust
Impacts for Planning’ - May 2016).  Thereafter, the DMP as may be approved shall be
implemented in full and complied with at all times.

REASON: To ensure that dust impacts associated with the operation of the development
are minimised in accordance with saved Policy GE18 of the Bedfordshire & Luton
Minerals & Waste Local Plan 2005.   

25 No waste materials other than inert waste shall be imported to and deposited on the site.

REASON: For the avoidance of doubt and to prevent pollution in accordance with saved
Policy GE17 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

26 No de-watering operations shall be undertaken on the site unless and until a Hydrometric
Monitoring Scheme (HMS) has have been submitted to and approved in writing by the
Local Planning Authority.  The HMS shall provide for monitoring and mitigation of
impacts on the water environment in accordance with the recommendations set out in
paragraphs (i) to (viii) of section 8.2.4 of the Planning Application Statement (dated
November 2017) and Table 9-16 of the Environmental Statement Volume 1 (dated
November 2017).  The HMS shall cover all on-site boreholes and groundwater level and
lake level monitoring points as identified in chapter 9 of the Environmental Statement
Volume 1 (dated November 2017), make provision for baseline monitoring of off-site
locations and include a commitment to submit an annual monitoring report to the Local
Planning Authority for the full duration of the scheme.  Thereafter, the HMS as may be



approved shall be implemented in full and complied with at all times.

REASON: To ensure the development dos not harm the water environment in
accordance with paragraph 170 of the NPPF and saved Polices GE17 and GE20 of the
Bedfordshire & Luton Minerals & Waste Local Plan 2005.  The scheme is intended to
secure de-watering of the site, an acceptable means of water supply, protection of
groundwater dependant terrestrial systems and the protection of groundwater dependent
abstractions. 

27 No de-watering operations shall be undertaken on the site unless and until a monitoring
and maintenance plan in respect of water quality has been submitted to and approved in
writing by the Local Planning Authority.  Such plan shall include a monitoring programme
and timetable for submission of monitoring reports to the Local Planning Authority.  The
submitted reports shall contain details of any necessary contingency actions arising from
the monitoring.  The plan as may be approved shall be implemented and complied with
at all times.

REASON: To ensure that the site does not pose any further risk to the water environment
by managing any ongoing issues and ensuring the completion of any necessary
long-term remediation measures in accordance with paragraph 170 of the NPPF and
saved Policies GE17 and GE20 of the Bedfordshire & Luton Minerals & Waste Local
Plan 2005.

28 If, during the carrying out of the development hereby permitted, contamination not
previously identified is found to be present then all operations shall cease (unless
otherwise agreed in writing by the Local Planning Authority) and shall not resume until a
remediation strategy detailing how the unsuspected contamination shall be dealt with has
been submitted to and approved in writing by the Local Planning Authority.  Thereafter,
the remediation strategy shall be implemented as approved and complied with at all
times.

REASON: To protect and prevent pollution of controlled waters from potential pollutants
associated with current and previous land uses (in particular the disused railway
embankment) in accordance with paragraphs 170, 178, 179 and 180 of the NPPF and
saved Policy GE19 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

29 Throughout the operational period of the development, no surface water run-off shall be
discharged into any watercourse or soakaway unless it has passed through a settlement
facility or settlement facilities.  Such facility or facilities shall be retained and maintained
until the completion of operations.

REASON: To protect water quality and biodiversity in accordance with saved Policies
GE12, GE17 and GE20 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

30 The whole of the western and southern boundaries of the mineral extraction land shall be
enhanced during the planting season preceding or during the Site Establishment phase
by the planting of hedgerows and hedgerow trees wherever gaps exist in boundary
vegetation or vegetation is otherwise absent.  The hedgerows and hedgerow trees shall
be planted in accordance with the planting schedule / mix shown on drawing no.
17-03-01 C (Site Establishment).  All such planting shall be maintained for a period of 5
years from date of planting and any failed, damaged or missing plants during this period



shall be replaced with others of a similar size and species and maintained until
satisfactorily established. 

REASON:  To enhance the appearance of the area during the operational life of the site
and to ensure a high standard of restoration in accordance with saved Policies GE9 and
GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

31 No fixed lighting shall be used on site except in accordance with the details set out in
item 12 of SLR’s letter dated 19th April 2018.  All lighting shall be turned off outside the
operational hours hereby permitted (except where activated by a movement sensor). 

REASON:  To minimise the visual impact of the development during the hours of
darkness in accordance with saved Policies GE9 and GE18 of the Bedfordshire & Luton
Minerals & Waste Local Plan 2005.

32 The final restoration contours on the mineral extraction land shall accord with the details
shown on drawing nos. W16_LAN_020 Rev. A  (Restoration Strategy) and
W16_LAN_022 Rev. A (Restoration Strategy - pipeline retained).  Within 1 month of the
completion of the final restoration landform within each phase, a topographic survey of
the site shall be carried out at 0.5 metre intervals (to Ordnance Survey Newlyn).  The
survey results shall be submitted in writing to the Local Planning Authority within 21 days
of the date on which the survey was conducted. 

REASON: To enable ground levels to be checked to ensure there is no increased risk of
flooding due to impedance of flood flows and reduction of flood storage capacity post
mineral extraction in accordance with saved Policy GE19 of the Bedfordshire & Luton
Minerals & Waste Local Plan 2005.

33 Notwithstanding the approved restoration strategies shown on drawing nos.
W16_LAN_020 Rev A and W16_LAN_022 Rev. A, no mineral extraction shall
commence in phase 2 unless and until a detailed final restoration scheme, accompanied
by drawings at a scale of 1:500, has been submitted to and approved in writing by the
Local Planning Authority.  Such scheme shall be in broad accordance with the restoration
strategies, but shall additionally show or provide for:

i) final restoration contours at 0.5 metre intervals for the whole of the Dairy Farm area of
the site;
ii) proposals for removal of buildings, structures, fixed plant and machinery, St Neots
Road access, internal access roads, car parks, hardstandings, foundations, culverts and
pipeline crossing points and the satisfactory reinstatement of affected areas;
iii) proposals for final spreading of subsoil and topsoil bunds to restore the mineral plant
site area having regard to the existing approved soil handling scheme for the wider Dairy
Farm site (ref. 17/01931/AOC);
iv) engineered land drainage for the restored mineral extraction land;
v) layout and positioning of stockproof fencing and gates;
vi) extension of the conservation headland along the south bank of the River Ouse
through the extraction stand-off margin;
vii) establishment of a further small wooded copse in the north-east corner of the wet
grassland area;  
viii) proposed planting matrices;
ix) realignment of the northern edge of the triangular woodland to better relate to changes
in contours;
x) planting layouts which do not cause interference to the gas pipeline and pylons and



overhead power lines; and
xi) a method statement for the re-creation of the neutral grassland and lowland meadow
habitats within the Blunham Disused Railway County Wildlife Site (if applicable)
covering:

proposals for retention, stockpiling and subsequent re-use of existing on-site soil
resources along the former railway line embankment;
establishment of a suitable substrate to a minimum depth of 250mm to sustain the
desired habitats and how restoration soils will be sourced and tested;
the scope of any ameliorative work, established via soil testing, in order to identify
any incoming soils that require treatment; and
presentation of results of laboratory testing of samples of restoration soils to
demonstrate their suitability. 

Thereafter, no restoration works shall take place except in accordance with the detailed
final restoration scheme. 

REASON: To ensure that the site is restored to a high standard in accordance with
saved Policy GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

34 Notwithstanding the aftercare proposals contained within chapter 7 of the Planning
Application Statement (dated November 2017), no mineral extraction shall commence in
phase 2 unless and until a detailed five-year aftercare scheme, incorporating an annual
programme of management operations and tasks for the agricultural, nature
conservation and amenity afteruse areas and management plans for the River Ouse and
Blunham Disused Railway County Wildlife Sites, has been submitted to and approved in
writing by the Local Planning Authority.  The scheme as may be approved shall be
carried out progressively and completed within 5 years of completion of restoration in
each phase.     

REASON: To ensure the satisfactory aftercare of the restored site in accordance with
saved Policy GE27 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

35 An Annual Environmental Report (AER) shall be submitted to the Local Planning
Authority by 31 March each year for the previous period from 1 January to 31 December.
 The report shall contain the following information:

i) a statement of operations over the past year, to include progress on soil and
overburden removal, mineral extraction in terms of tonnage of sales (categorised by
building sand / concrete sand / gravel), tonnage of mineral reserves (categorised by
building sand / concrete sand / gravel), restoration and a summary of monitoring results
for noise, dust and the water environment;
ii) details of tipping rates and remaining void space;
iii) identification of any problem(s) caused by operations over the past year and any
action(s) taken to address these;
iv) a statement of planned operations over the forthcoming year; 
v) identification of any potential problem(s) which may emerge as a result of planned
operations over the forthcoming year and possible remedial action(s); and
vi) the results of detailed soil surveys / audits from each period of soil stripping to
determine the thickness of topsoil and subsoil, the boundary between different soil types
and any consequent revisions to the volumes of temporary and long term bunds and
restoration depths.

REASON: To facilitate monitoring and to assist the Local Planning Authority in the
forward planning of mineral resources.



NOTES AND INFORMATIVES TO APPLICANT

Any conditions in bold must be discharged before the development commences.
Failure to comply with this requirement could invalidate this permission and/or result in
enforcement action.

The application form for approval of details reserved by a condition, guidance notes
and fees (i.e. £34.00 for householder applications and £116.00 for all other applications,
per submission) can be found on our website www.centralbedfordshire.gov.uk or
alternatively call Customer Services on 0300 300 8307 for hard copy forms.

1 Diverting and stopping-up Public Rights of Way: The grant of planning permission does
not entitle the developer to obstruct a public right of way.  It should not be assumed that
because planning permission has been granted that an order under section 257 of the
Town and Country Planning Act 1990 (as amended), for diversion or extinguishment of
public footpath or bridleway, will invariably be made or confirmed.  Development, insofar
as it affects the legal line of a right of way, should not be started, and the right of way
should be kept open for public use, unless or until the necessary order has come into
effect.

2 The applicant is advised that any badger sett closure will require an application for a
licence to be granted by Natural England.  Closure of any sett will need to be undertaken
in full accordance with the terms and conditions of any such licence which may be issued.

3 A Flood Risk Activity Permit will need to be obtained from the Environment Agency prior
to installation of the new bailey bridge crossing.

4 Upon implementation of this permission, the requirements of the consents covering the
wider Dairy Farm Quarry (refs. 16/00958/S73WM and 16/00959/S73WM) will be
superseded in part. 

5 A Section 106 Agreement dated 17 May 2019 attaches to this permission.

Andrew Davie
Assistant Director - Development Infrastructure

Date of Issue: 21 May 2019



TOWN AND COUNTRY PLANNING ACT 1990

NOTIFICATION TO BE SENT TO AN APPLICANT WHEN A LOCAL PLANNING
AUTHORITY REFUSE PLANNING

PERMISSION OR GRANT IT SUBJECT TO CONDITIONS

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of
State under section 78 of the Town and Country Planning Act 1990.

If you want to appeal against your local planning authority’s decision then you must do so within 6
months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at Temple
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN (Tel: 0303 444 5000) or online at
https://acp.planninginspectorate.gov.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally
be prepared to use this power unless there are special circumstances which excuse the delay in
giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the
local planning authority could not have granted planning permission for the proposed development
or could not have granted it without the conditions they imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given under a
development order.
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Signed: 

C Austin     Director of Environment

Permission Date: 21 May 2019
Borough Hall,

Cauldwell Street, Bedford MK42 9AP
Telephone (01234) 267422   Fax (01234) 718084
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TOWNTOWN  ANDAND  COUNTRYCOUNTRY  PLANNINGPLANNING  ACTACT  19901990

TOWN AND COUNTRY PLANNING GENERAL DEVELOPMENT PROCEDURE ORDER

APPLICATION NO: 17/03351/EIAWM Environmental Impact Assessment WM Application

To: Breedon Southern Ltd
c/o SLR Consultants Ltd Mr G Jenkins
Fulmar House
Beignon Close
Ocean Way
Cardiff
CF24 5PB 

Bedford Borough Council HEREBY GRANTS PLANNING PERMISSION SUBJECT TO A 
LEGAL AGREEMENT in accordance with: the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017 (as amended), The Environmental Impact 
Assessment, the details on this notice including any conditions and the approved plans listed 
below. 

APPLICANT : Breedon Southern Ltd

LOCATION : Land Either Side Of Willington Lock St Neots Road Bedford Bedfordshire 
PARTICULARS OF DEVELOPMENT :

Extraction of sand and gravel; installation of mineral processing plant; construction of a quarry 
access onto St Neots Road; installation of a temporary access road crossing the River Ouse; and 
restoration of extraction area partly using imported inert material.

Failure to comply with the conditions overleaf may result in legal action. Please check these 
carefully as they may require the submission of and agreement to further details before any 
work commences. 
PLEASE NOTE:  This permission is granted under the Town and Country Planning Act 
1990. It does NOT confer permission that may be required under any other legislation; e.g. 
the Building Regulations.  Therefore, the applicant is advised to check the need for further 
authorisation before starting work.



Application No : 17/03351/EIAWM

01. Planning permission shall extend to the site area delineated by a solid red line on the attached Plan no. 
17/03351/EIAWM-1.  The development hereby permitted shall be carried out in accordance with the particulars of 
the development, drawings and specifications contained within the planning application.  The approved drawings 
and particulars comprise (except where modified by other conditions of this permission):

Documents:
* Application form dated 23rd November 2017;
* Planning Supporting Statement (dated November 2017);
* SLR letter dated 19th April 2018 (ref. 407.06559.00008);
* SLR e-mail and attachment dated 18th June 2018;
* SLR e-mail and attachment dated 21st June 2018; and
* the applicant’s e-mail dated 5th July 2018.

Drawings (assuming gas pipeline removed):
* Drawing no. 17-03-00 B (Topographical Survey);
* Drawing no. 17-03-01 C (Site establishment);
* Drawing no. 17-03-02 B (End of Phase 1);
* Drawing no. 17-03-03 B (End of Phase 2);
* Drawing no. 17-03-04 B (End of Phase 3);
* Drawing no. 17-03-05 B (End of Phase 4);
* Drawing no. 17-03-06 B (End of Phase 5 Restoration);
* Drawing no. 17-03-07 B (End of Phase 6 Restoration);
* Drawing no. 17-03-08 B (Final landform);
* Drawing no. 17-03-09 (Borehole Location Plan)
* Drawing no. 17-03-10 Rev C (Location Plan);
* Drawing no. 17-03-12 (Processing plant layout);
* Drawing no. 17178-01 (Proposed Site Layout – concrete plant);
* Drawing ref. 170104 (Proposed New Site Access to St Neots Road Illustrative Layout);
* Drawing no. EC03_4532_AIA_Bridge _V01 (Bridge Crossing Plan);
* Drawing no. W16_LAN_020 Rev. A (Restoration Strategy); 
* Drawing no. W16_LAN_021 Rev A (Restoration Sections Option C); and
* Drawing no. W16_LAN_025 (Proposed Bailey Bridge Crossing);

Drawings (assuming gas pipeline retained)
* Drawing no. W16_LAN_022 Rev A (Restoration Strategy pipeline retained);
* Drawing no. W16_LAN_023 Rev A (Restoration Sections pipeline retained); and
* Drawing no. W16_LAN_024 Rev A (Existing Situation); and
* Drawing no. 18-01-01 (Topographical Survey Revised Phases).

Any material change to the approved plans will require a formal planning application to vary this condition and any 
non-material change to the plans will require the submission of details and the agreement in writing by the Local 
Planning Authority prior to any non-material change being made.

REASON: To ensure the development is carried out in an acceptable manner, and to provide certainty on what is 
being authorised by this permission in accordance with advice contained in National Planning Practice Guidance 
(Use of Planning Conditions, Paragraph 022).

02. The development hereby permitted shall be begun not later than the expiration of 3 years from the date of this 
permission.  Written notification of the date of commencement shall be sent to the Local Planning Authority within 7 
days of such commencement.

REASON: To comply with section 91 of the Town and County Planning Act 1990 as amended by section 51 of the 
Planning and Compulsory Act 2004 and to enable the Local Planning Authority to monitor other conditions of this 
permission.

03. The mineral extraction hereby permitted shall cease within 4 years of commencement as notified to the Local 
Planning Authority pursuant to condition 2, and inert landfilling shall cease 30 months after the cessation of mineral 
extraction, the date of which shall be notified in writing to the Local Planning Authority.  Final restoration and 
landscaping works, but excluding aftercare, shall be completed within 1 year of the date of cessation of inert 
landfilling  
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REASON: To ensure that all operations are completed within an acceptable timescale and to prevent prolonged 
disturbance to the local environment in accordance with saved policies GE18 and GE26 of the Bedfordshire & 
Luton Minerals & Waste Local Plan 2005.   

04. No soil stripping shall take place on the site unless and until an archaeological strategy for evaluation and if 
necessary, a further mitigation strategy based on the outcome of the evaluation have been submitted to and 
approved in writing by the Local Planning Authority.  Should further mitigation be necessary, the archaeological 
mitigation strategy shall include the following components:

* a method statement for the investigation of all archaeological remains present that will be destroyed by the 
development and/or a method statement for the preservation “in situ” of archaeological remains, including specific 
measures for the protection of the neighbouring scheduled monuments during the operation of the mineral plant 
site and during the course of restoration earthworks and monitoring of the scheduled monuments at the post-
restoration stage; 
* a strategy for community engagement; 
* an outline strategy for post-excavation assessment, analysis and publication; and
* a timetable for each stage of the archaeological works.

Development shall thereafter only be implemented in accordance with the archaeological scheme which shall be 
implemented in full. 

REASON: To safeguard archaeological assets within the approved development boundary from impacts relating to 
any groundworks associated with the development scheme and to ensure the proper and timely preservation 
and/or investigation, recording, reporting and presentation of archaeological assets affected by this development, 
in accordance with saved Policies BE24 and BE25 of the Bedford Borough Local Plan 2002, Policy CP23 of the 
Bedford Borough Core Strategy and Rural Issues Plan 2008 and the NPPF.  

05. Written notification of the date of completion of the archaeological fieldwork shall be sent to the Local Planning 
Authority within seven days of such completion.  No soil stripping shall take place on the site unless and until the 
archaeological Post Excavation Assessment Report and Updated Project Design has been submitted to and 
approved in writing by the Local Planning Authority.   The Post Excavation Assessment and Updated Project 
Design shall be submitted within 6 months of the notified date of completion of the archaeological fieldwork.  The 
archaeological Post Excavation Assessment and Updated Project Design shall follow the parameters in the 
approved outline strategy for post-excavation assessment, analysis and publication. 

REASON: To ensure that the record of archaeological fieldwork is made publicly available in accordance with 
paragraph 141 of the NPPF.     

06. The archaeological post-excavation analysis (as specified in the Updated Project Design), the preparation of the 
site archive for deposition with a store approved by the Local Planning Authority, the completion of the archive 
report, and the submission of the publication report shall be undertaken within 2 years of the approval of the 
Updated Project Design.  

REASON: To ensure that the record of archaeological fieldwork is made publicly available in accordance with 
paragraph 141 of the NPPF.  

07. Access and egress for site traffic shall only be by way of the approved junction arrangement shown on drawing ref. 
170104 (Proposed New Site Access to St Neots Road).

REASON: In order to minimise danger, obstruction and inconvenience to highway users in accordance with saved 
policy GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford 
Borough Local Plan 2002.   

08. The site access hereby approved shall not be brought into use unless and until visibility splays have been provided 
at the junction of the access with the public highway as shown on drawing ref. 170104 (Proposed New Site Access 
to St Neots Road).  The splay lines shall not be less than 4.5 metres measured along the centre line of the 
proposed access from its junction with the channel of the carriageway and not less than 215 metres measured 
from the centre line of the proposed access along the line of the nearside channel of the carriageway to the west 
and 160 metres to the east.  Thereafter, all parts of the splays shall be kept free from obstructions above the 
adjacent carriageway level.  

REASON: In the interests of highway safety in accordance with saved policy GE23 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford Borough Local Plan 2002. 
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09. No development authorised by this permission shall take place unless and until a scheme for the provision of 
junction warning / turning traffic signs has been submitted to and approved in writing by the Local Planning 
Authority. The site access hereby approved shall not be brought into use unless and until such scheme has been 
implemented in full in accordance with the approved details. 

REASON FOR PRE-COMMENCEMENT CONDITION: In order to minimise danger, obstruction and inconvenience 
to highway users in accordance with saved policy GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 
2005 and saved policy BE30 of the Bedford Borough Local Plan 2002.  (The Local Planning Authority is satisfied 
that the timing of compliance is fundamental to the development permitted and that the permission ought to be 
refused unless the condition is imposed in this form).  

10. No development authorised by this permission shall take place unless and until a scheme of measures to provide 
for the prevention of right turns out of the site and a timetable for implementation has been submitted to and 
approved in writing by the Local Planning Authority.  The site access hereby approved shall not be brought into use 
unless and until such scheme has been implemented in accordance with the approved details and thereafter the 
scheme shall be complied with at all times.

REASON FOR PRE-COMMENCEMENT CONDITION: In the interests of highway safety and to ensure that HGVs 
avoid local villages and utilise the primary freight route network in accordance with saved policy GE23 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005, saved policy BE30 of the Bedford Borough Local Plan 
2002 and the adopted Bedford Borough Freight Strategy 2011-2021. (The Local Planning Authority is satisfied that 
the timing of compliance is fundamental to the development permitted and that the permission ought to be refused 
unless the condition is imposed in this form).  

11. The number of Heavy Goods Vehicle (HGV) movements into / out of the site shall be limited to a maximum of 260 
per working day (pro rata for part working days), with no more than 40 HGV movements per hour during the peak 
morning period of 0700 to 0900 hours.  A daily log of HGV movements shall be maintained at all times and shall be 
made available for inspection by the Local Planning Authority within 7 calendar days of any written request.  (For 
the purposes of this condition, a HGV means a vehicle above a gross weight of 7.5 tonnes and a single HGV 
entering and leaving the site equals two movements).

REASON: In the interests of highway safety in accordance with saved policy GE23 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford Borough Local Plan 2002.

12. No development authorised by this permission shall take place unless and until a scheme for monitoring of the site 
entrance area by CCTV camera installation has been submitted to and approved in writing by the Local Planning 
Authority.  Such scheme shall include details of:
* the columns and types of cameras to be used;
* the coverage of the cameras; and
* provision for the Local Planning Authority to remotely access live and recorded footage.

The scheme as may be approved shall be implemented in full prior to the export of sand and gravel from the site 
and thereafter the scheme shall be complied with at all times. 

REASON FOR PRE-COMMENCEMENT CONDITION: To allow the monitoring of conditions 10 ,11, 13 and 30 in 
accordance with saved Policies GE18 and GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  
(The Local Planning Authority is satisfied that the timing of compliance is fundamental to the development 
permitted and that the permission ought to be refused unless the condition is imposed in this form).  

13. No operations or activities authorised by this permission, including traffic entering and leaving the site, shall take 
place outside the hours specified below:

0700 hours to 1800 hours Mondays to Fridays
0700 hours to 1300 hours Saturdays 

and no such operations or activities shall take place on Sundays or Public / Bank Holidays.

REASON: To minimise disturbance at nearby properties by reason of noise in accordance with saved Policy GE18 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  
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14. No operations shall take place except in accordance with the phasing sequence shown on drawing nos. 17-03-
00B, 17-03-01 C, 17-03-02 B, 17-03-03 B, 17-03-04 B, 17-03-05 B, 17-03-06 B, 17-03-07 B and 17-03-08 B except 
as may be modified by details subsequently submitted to discharge the requirements of other conditions of this 
permission.  Entry into phases 3 and 4 shall be subject to the prior written agreement of the Local Planning 
Authority, which shall be dependent upon progress having been made with restoration in the preceding phases in 
accordance with the approved phasing sequence.  In the event that the high-pressure gas pipeline along the 
former railway line corridor is not diverted, the limits of extraction in each phase and proposed crossing point of the 
haul road, pipeline and National Cycle Route 51 shall be in accordance with the details shown on drawing no. 18-
01-01.  

REASON: To ensure a satisfactory and orderly programme of working and restoration of the site within a 
reasonable timescale and to minimise the amount of disturbed land at any one time in accordance and to 
safeguard the amenities of the surrounding area in accordance with saved Policies M6, GE18 and GE26 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

15. No soil stripping shall take place unless and until a detailed scheme for the installation of crossing points to protect 
the integrity of any underlying pipelines and access arrangements for crossing the Cuckoo Brook has been 
submitted to and approved in writing by the Local Planning Authority.  Thereafter, the scheme as may be approved 
shall be implemented in full and complied with at all times.  

REASON: To clarify operational arrangements in accordance with saved Policy GE1 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005.  

16. The mineral plant site hereby permitted shall not be used for the stockpiling and processing of sand and gravel won 
from outside the application site.  All structures, machinery, equipment and foundations forming the sand and 
gravel processing plant and concrete batching plant shall be removed from the site within 12 months of the date of 
cessation of mineral extraction. 

REASON: To restrict development to that applied for and to ensure the timely removal of the mineral processing 
plant. 

17. No development authorised by this permission shall take place unless and until a site specific Arboricultural 
Method Statement (AMS), incorporating a Tree Protection Plan, has been submitted to and approved in writing by 
the Local Planning Authority.  The AMS shall include details of and provision for:

* measures for the safeguarding of trees and shrubs throughout the operational period, including root and crown 
protection of trees, shrubs and hedgerows;
* proposals for detailed siting of the bailey bridge in order to minimise arboricultural and ecological impacts based 
on a detailed assessment of the engineering requirements of the crossing;
* the precise alignment and width of the internal haul road linking the extraction land to the mineral plant site, the 
overall corridor of disturbance resulting from those works and appropriate standoffs to be adopted to protect tree 
belts and other vegetation alongside the River Ouse, Gadsey Brook and Cuckoo Brook;
* installation of any temporary ground protection; 
* groundworks and foundations;
* installation of any new hard surfacing (materials, design constraints, implications for levels);
* a schedule of works to trees, shrubs and hedgerows; and
* a schedule of specific events requiring input or arboricultural supervision and monitoring and compliance.   

Thereafter, no development shall be carried out except in accordance with the approved AMS and approved 
protection measures shall be retained for the operational life of the site.

REASON FOR PRE-COMMENCEMENT CONDITION: To safeguard the health of existing trees, shrubs and 
hedgerows on or adjacent to the site for the duration of site operations in the interests of visual amenity and to 
minimise impacts on ecological receptors in accordance with saved Policies GE9, GE10, GE12 and GE13 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005.  (The Local Planning Authority is satisfied that the timing 
of compliance is fundamental to the development permitted and that the permission ought to be refused unless the 
condition is imposed in this form).  

18. No development shall take place unless and until a monitoring and mitigation strategy for otters, reptiles, badgers 
and breeding birds, to include details of timings and phasing through the operational life of the site, has been 
submitted to and approved in writing by the Local Planning Authority.  The monitoring and mitigation strategy as 
may be approved shall thereafter be implemented in full and complied with at all times. 
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REASON: To safeguard any protected or rare species that may be present in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. (The Local Planning Authority is satisfied that the 
timing of compliance is fundamental to the development permitted and that the permission ought to be refused 
unless the condition is imposed in this form).  

19. No felling or removal of limbs from mature trees shall take place unless and until a re-checking survey for roosting 
bats has first been undertaken by a licensed bat ecologist.  Should the species be found to be present, an 
appropriate compensation / mitigation strategy accompanied by a programme for its implementation shall have 
been submitted to and approved in writing by the Local Planning Authority before any such tree works commence.  
Thereafter, no development shall be carried out except in accordance with the approved strategy.    

REASON: To safeguard any protected or rare species that may be present in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

20. No tree, shrub, scrub or other vegetation removal shall be carried out during the bird nesting season (March to 
August inclusive) unless the vegetation identified for removal has been immediately prior checked by an 
appropriately qualified ecologist and appropriate advance measures put in place to afford necessary protection to 
the written approval of the Local Planning Authority.

REASON: To safeguard nesting birds in the interests of nature conservation in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

21. Soils shall not be handled and managed except in accordance with mitigation measures detailed in section 8.2.3 of 
the Planning Application Statement (dated November 2017) and item 3 of SLR’s letter dated 19th April 2018.   Soil 
handling and soil movements shall not be carried out except between the months of October to March inclusive 
unless the prior written approval of the Local Planning Authority has been obtained.

REASON: To protect the soil resource and soil structure and to ensure regular auditing of soil volumes in 
accordance with saved Policy GE6 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.    

22. Bunds for the storage of soils shall conform to the following criteria:

* topsoil bunds shall not exceed 3 metres in height and subsoil bunds shall not exceed 5 metres in height; and
* the outer face of all soil bunds shall have a gradient not exceeding 1V: 4H. 

REASON: To prevent loss or damage to soils needed to achieve a high standard of restoration in accordance with 
saved Policies GE6 and GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

23. All soil storage bunds identified to remain in situ for more than 6 months or over the winter period shall be grassed 
over and weed control and other necessary maintenance carried out.  

REASON: To prevent loss or damage to soils needed to achieve a high standard of restoration and to ensure 
bunds maintain a tidy appearance in accordance with saved Policies GE6, GE9 and GE26 of the Bedfordshire & 
Luton Minerals & Waste Local Plan 2005.  

24. Except during periods of temporary works, the level of noise attributable to any operations or activities authorised 
by this permission shall not exceed the following limits at the residential receptors listed below when expressed as 
a free-field LAeq, 1 hr:

* 54dB at the residential boundary of Cuckoo Brook House;
* 54dB at the residential boundary of Gadsey Brook Cottage;
* 54dB at the residential boundary of Hill Farm House;
* 53dB at the residential boundary of Mill Farm;
* 55dB at the residential boundary of Willowhill Farm;
* 45dB at the residential boundary of Old Mills Cottage; 
* 45dB at Chapel Lane, Willington; and
* 55dB or 10dB(A) above background noise level (LA90, 1hr), whichever is the lower, at the boundary of any other 
occupied residential property within the vicinity of the site.

REASON: To minimise nuisance to nearby residents by reason of noise in accordance with saved Policy GE18 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and Minerals Planning Practice Guidance.
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25. The level of noise attributable to temporary works authorised by this permission (i.e. bund construction and 
removal, soil stripping and final restoration), shall not exceed 70dB, when expressed as a free-field LAeq, 1 hr, at 
the boundary of any occupied residential property in the vicinity of the site.  Temporary works shall not exceed a 
period of eight weeks in any calendar year. 

REASON: To minimise nuisance to nearby residents by reason of noise in accordance with saved Policy GE18 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and Minerals Planning Practice Guidance.

26. No development authorised by this permission shall take place unless and until a scheme for the monitoring and 
control of noise from the operational site has been submitted to and approved in writing by the Local Planning 
Authority.  Such scheme shall include and provide for:

* noise monitoring and recording procedures;
* presentation of monitoring results to the Local Planning Authority; and
* procedures to be adopted in the event of complaints or the maximum permitted noise levels referred to in 
condition 24 being exceeded, including the introduction of additional mitigation measures, where necessary, 
following investigation of the exceedance or complaint.
   
Thereafter, the scheme as may be approved shall be implemented in full and complied with at all times.   

REASON FOR PRE-COMMENCEMENT CONDITION: To enable the impact of operational noise to be monitored 
and controlled and to enable mitigation steps to be devised where necessary so as to minimise nuisance to nearby 
residents by reason of noise in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste 
Local Plan 2005.  (The Local Planning Authority is satisfied that the timing of compliance is fundamental to the 
development permitted and that the permission ought to be refused unless the condition is imposed in this form).  

27. No on-site plant, equipment and the applicant’s fleet of Heavy Goods Vehicles (HGVs) shall utilise tonal reversing 
alarms. 

REASON: To enable the Local Planning Authority to exercise control over activities that may cause nuisance to 
nearby residents by reason of noise in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & 
Waste Local Plan 2005.  

28. The site access hereby approved shall not be brought into use unless and until a noise attenuation bund has been 
constructed on the north side of the internal access road in accordance with details that have first been submitted 
to and approved in writing by the Local Planning Authority. Such submission shall be supported by calculations of 
the predicted level of attenuation at the nearest residential receptor.  The bund as may be approved shall be 
retained throughout the period of mineral exportation and inert waste importation.   

REASON: To minimise nuisance to nearby residents by reason of noise impacts from HGVs travelling on the initial 
section of the access road off St Neots Road in accordance with saved Policy GE18 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005.  

29. Notwithstanding the dust mitigation measures set out in section 8.2.6 of the Planning Application Statement (dated 
November 2017), no soil stripping shall take place on site unless and until a Dust Mitigation Plan (DMP) has been 
submitted to and approved in writing by the Local Planning Authority.  The submission shall accord with the 
recommended content for a DMP as set out in guidance issued by the Institute of Air Quality Management 
(Appendix 6 of ‘Guidance on the Assessment of Mineral Dust Impacts for Planning’ - May 2016).  Thereafter, the 
DMP as may be approved shall be implemented in full and complied with at all times. 

REASON: To ensure that dust impacts associated with the operation of the development are minimised in 
accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.    

30. No development authorised by this permission shall take place unless and until a comprehensive scheme of site 
management procedures for preventing the carriage of sand, mud, debris and other extraneous materials onto the 
public highway has been submitted to and approved in writing by the Local Planning Authority.  Such scheme shall 
also include details of the construction design of the loop based internal access road and associated drainage 
system and the materials to be used in the formation of the durable haul track from the mineral plant site to the 
bailey bridge.  Such scheme as may be approved shall be implemented in full and complied with at all times. 
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REASON FOR PE-COMMENCENT CONDITION: In order to minimise danger, obstruction and inconvenience to 
users of the highway in accordance with saved Policies GE18 and GE23 of the Bedfordshire & Luton Minerals & 
Waste Local Plan 2005.  (The Local Planning Authority is satisfied that the timing of compliance is fundamental to 
the development permitted and that the permission ought to be refused unless the condition is imposed in this 
form).

31. No loaded Heavy Goods Vehicles (HGVs) shall leave the site unsheeted.

REASON: To prevent the deposit of sand, mud and debris on the highway in the interests of highway safety and 
local amenity in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 
2005. 

32. No waste materials other than inert waste shall be imported to and deposited on the site.

REASON: For the avoidance of doubt and to prevent pollution in accordance with saved Policy GE17 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

33. No de-watering operations shall be undertaken on the site unless and until a Hydrometric Monitoring Scheme 
(HMS) has been submitted to and approved in writing by the Local Planning Authority.  The HMS shall provide for 
monitoring and mitigation of impacts on the water environment in accordance with the recommendations set out in 
paragraphs (i) to (viii) of section 8.2.4 of the Planning Application Statement (dated November 2017) and Table 9-
16 of the Environmental Statement Volume 1 (dated November 2017).  The HMS shall cover all on-site boreholes 
and groundwater level and lake level monitoring points as identified in chapter 9 of the Environmental Statement 
Volume 1 (dated November 2017), make provision for baseline monitoring of off-site locations and include a 
commitment to submit an annual monitoring report to the Local Planning Authority for the full duration of the 
scheme. Thereafter, the HMS as may be approved shall be implemented in full and complied with at all times. 
  
REASON: To ensure the development dos not harm the water environment in accordance with paragraph 109 of 
the NPPF and saved Polices GE17 and GE20 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  The 
scheme is intended to secure de-watering of the site, an acceptable means of water supply, protection of 
groundwater dependant terrestrial systems and the protection of groundwater dependent abstractions.  

34. No de-watering operations shall be undertaken on the site unless and until a monitoring and maintenance plan in 
respect of water quality has been submitted to and approved in writing by the Local Planning Authority.  Such plan 
shall include a monitoring programme and timetable for submission of monitoring reports to the Local Planning 
Authority.  The submitted reports shall contain details of any necessary contingency actions arising from the 
monitoring.  The plan as may be approved shall be implemented and complied with at all times. 

REASON: To ensure that the site does not pose any further risk to the water environment by managing ay ongoing 
issues and ensuring the completion of any necessary long-term remediation measures in accordance with 
paragraph 109 of the NPPF. 

35. If, during the carrying out of the development hereby permitted, contamination not previously identified is found to 
be present then all operations shall cease (unless otherwise agreed in writing by the Local Planning Authority) and 
shall not resume until a remediation strategy detailing how the unsuspected contamination shall be dealt with has 
been submitted to and approved in writing by the Local Planning Authority.  Thereafter, the remediation strategy 
shall be implemented as approved and complied with at all times.

REASON: To protect and prevent pollution of controlled waters from potential pollutants associated with current 
and previous land uses (in particular the disused railway embankment) in accordance with paragraphs 109, 120 
and 121 of the NPPF and saved Policy GE19 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

36. Throughout the operational period of the development, no surface water run-off shall be discharged into any 
watercourse or soakaway unless it has passed through a settlement facility or settlement facilities.  Such facility or 
facilities shall be retained and maintained until the completion of operations. 

REASON: To protect water quality and biodiversity in accordance with saved Policies GE12, GE17 and GE20 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  

37. The concrete batching plant hereby approved shall be finished in a dark green colour to BS 4800 12 B 29 and 
maintained as such for the life of the development.  
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REASON: In the interests of visual amenity and to comply with Saved Policy GE9 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005, Policy CP21 of the Bedford Borough Core Strategy and Rural Issues Plan 2008 
and saved Policy BE30 of the Bedford Borough Local Plan 2002.   

38. No fixed lighting shall be used on site except in accordance with the details set out in item 12 of SLR’s letter dated 
19h April 2018.  All lighting shall be turned off outside the operational hours hereby permitted (except where 
activated by a movement sensor).  

REASON:  To minimise the visual impact of the development during the hours of darkness in accordance with 
saved Policies GE9 and GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

39. Notwithstanding the approved restoration strategies shown on drawing nos.  W16_LAN_020 Rev A (pipeline 
diverted) and W16_LAN_022 Rev. A (pipeline retained), no mineral extraction shall commence in phase 2 unless 
and until a detailed final restoration scheme, accompanied by drawings at a scale of 1:500, has been submitted to 
and approved in writing by the Local Planning Authority.  Such scheme shall be in broad accordance with the 
restoration strategies, but shall additionally show or provide for:

- final restoration contours at 0.5 metre intervals for the whole of the Dairy Farm area of the site;
- proposals for removal of buildings, structures, fixed plant and machinery, St Neots Road access, internal access 
roads, car parks, hardstandings, foundations, culverts and pipeline crossing points and the satisfactory 
reinstatement of affected areas;
- proposals for final spreading of subsoil and topsoil bunds to restore the mineral plant site area having regard to 
the existing approved soil handling scheme for the wider Dairy Farm site (ref. 17/01931/AOC); 
- engineered land drainage for the restored mineral extraction land;
- layout and positioning of stockproof fencing and gates;
- extension of the conservation headland along the south bank of the River Ouse through the extraction stand-off 
margin;
- establishment of a further small wooded copse in the north-east corner of the wet grassland area;   
- proposed planting matrices; 
- realignment of the northern edge of the triangular woodland to better relate to changes in contours; 
- planting layouts which do not cause interference to the gas pipeline and pylons and overhead power lines; and
- a method statement for the re-creation of the neutral grassland and lowland meadow habitats within the Blunham 
Disused Railway County Wildlife Site (if applicable) covering:

* proposals for retention, stockpiling and subsequent re-use of existing on-site soil resources along the former 
railway line embankment;
* establishment of a suitable substrate to a minimum depth of 250mm to sustain the desired habitats and how 
restoration soils will be sourced and tested;
* the scope of any ameliorative work, established via soil testing, in order to identify any incoming soils that require 
treatment; and
* presentation of results of laboratory testing of samples of restoration soils to demonstrate their suitability.  

Thereafter, no restoration works shall take place except in accordance with the detailed final restoration scheme.  

REASON: To ensure that the site is restored to a high standard in accordance with saved Policy GE26 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005  

40. Notwithstanding the aftercare proposals contained within chapter 7 of the Planning Application Statement (dated 
November 2017), no mineral extraction shall commence in phase 2 unless and until a detailed five-year aftercare 
scheme, incorporating an annual programme of management operations and tasks for the agricultural, nature 
conservation and amenity afteruse areas and management plans for the River Ouse and Blunham Disused 
Railway County Wildlife Sites, has been submitted to and approved in writing by the Local Planning Authority.  The 
scheme as may be approved shall be carried out progressively and completed within 5 years of completion of 
restoration in each phase.      

REASON: To ensure the satisfactory aftercare of the restored site in accordance with saved Policy GE27 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

41. An Annual Environmental Report (AER) shall be submitted to the Local Planning Authority by 31 March each year 
for the previous period from 1 January to 31 December.  The report shall contain the following information:
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* a statement of operations over the past year, to include progress on soil and overburden removal, mineral 
extraction in terms of tonnage of sales (categorised by building sand / concrete sand / gravel), tonnage of mineral 
reserves (categorised by building sand / concrete sand / gravel), restoration and a summary of monitoring results 
for noise, dust and the water environment;
* details of tipping rates and remaining void space;
* identification of any problem(s) caused by operations over the past year and any action(s) taken to address 
these;
* a statement of planned operations over the forthcoming year;  
* identification of any potential problem(s) which may emerge as a result of planned operations over the 
forthcoming year and possible remedial action(s); and
* the results of detailed soil surveys / audits from each period of soil stripping to determine the thickness of topsoil 
and subsoil, the boundary between different soil types and any consequent revisions to the volumes of temporary 
and long term bunds and restoration depths.

REASON: To facilitate monitoring and to assist the Local Planning Authority in the forward planning of mineral 
resources. 

IMPORTANT PLEASE NOTE THE FOLLOWING ADVICE :-

Diverting and stopping-up Public Rights of Way: The grant of planning permission does not entitle the developer to 
obstruct a public right of way.  It should not be assumed that because planning permission has been granted that 
an order under section 257 of the Town and Country Planning Act 1990 (as amended), for diversion or 
extinguishment of public footpath or bridleway, will invariably be made or confirmed.  Development, insofar as it 
affects the legal line of a right of way, should not be started, and the right of way should be kept open for public 
use, unless or until the necessary order has come into effect. 

The applicant is advised that in order to comply with condition 7 and 8 of this permission it will be necessary for the 
developer of the site to enter into an agreement with Bedford Borough Council as Highway Authority under section 
278 of the Highways Act 1980 to ensure satisfactory completion of the access and associated road improvements.  
Further details can be obtained from the Senior Highways Agreements Officer, Engineering Services, Bedford 
Borough Council, Borough Hall, Bedford MK42 9AP (tel. 01234 276952).  The applicant is advised that fees are 
applicable for the consent and approval processes and the aforementioned officer should be contacted at the 
earliest possible stage.

The applicant is advised that in order to comply with condition 10 of this permission it will be necessary for the 
developer of the site to secure a Traffic Regulation Order for a right turn ban.  Further details can be obtained from 
the Senior Highways Agreements Officer, Engineering Services, Bedford Borough Council, Borough Hall, Bedford 
MK42 9AP (tel. 01234 276952).  The applicant is advised that fees are applicable for the consultation, consent and 
approval processes and the aforementioned officer should be contacted at the earliest possible stage. 

The applicant is advised that any badger sett closure will require an application for a licence to be granted by 
Natural England.  Closure of any sett will need to be undertaken in full accordance with the terms and conditions of 
any such licence which may be issued.

A Flood Risk Activity Permit will need to be obtained from the Environment Agency prior to installation of the new 
bailey bridge crossing. 

Informing Bedford Museum - Any archaeologist contacted to undertake archaeology work is requested to inform 
Bedford Museum at the earliest opportunity with a view to preparing and depositing the resulting archaeological 
site archive in accordance with the policy set out in “Preparing Archaeological Archives for Deposition with 
Registered Museums” (copies available from Bedford Museum, Castle Lane, Bedford MK40 3LD.

Upon implementation of this permission, the requirements of the consents covering the wider Dairy Farm area 
(refs. 16/00958/S73WM and 16/00959/S73WM) will be superseded in part.  
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A Section 106 Agreement dated 17 May 2019 attaches to this permission.

STATEMENT REQUIRED BY THE TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (ENGLAND) ORDER 2015 - PART 6, ARTICLE 35: In determining this application the Local 
Planning Authority (LPA) has worked positively and proactively with the applicant by entering into pre-application 
discussions and encouraging community engagement which the applicant acceded to by presenting its proposals 
to local residents, parish councils and stakeholders at a public exhibition.  The proposals and the content of the 
Environmental Statement have been assessed against the relevant development plan policies, National Planning 
Policy Framework and taking account of the LPA's Scoping Opinion and National Planning Practice Guidance.  
The LPA has identified all material considerations and has sought to resolve solutions to a number of technical 
issues raised through the consultation exercise.  Additional information has been submitted under Regulation 25 of 
the Town and Country Planning (Environmental Impact assessment) Regulations 2017.  A number of 
improvements to the scheme have been agreed.  The applicant has been given advance sight of the draft planning 
conditions and the LPA has further engaged in the preparation of a draft legal agreement.  This approach accords 
with the requirements set out in paragraph 38 of the Revised National Planning Policy Framework (2018).

The application was accompanied by an ENVIRONMENTAL IMPACT ASSESSMENT.  In accordance with 
Regulations 26 and 29 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 
the Authority hereby states that before granting planning permission it has first reached a reasoned conclusion on 
the significant effects of the proposed development on the environment taking into account the environmental 
information as defined by Regulation 2 of the same Regulations.  

It is considered that the applicant has adequately assessed the potential impacts of the development in terms of 
ecology, landscape and visual effects, agriculture and soil resources, hydrology and hydrogeology, noise, dust, air 
quality, traffic and cultural heritage, all of which are topics covered in the Environmental Statement (ES).  Mitigation 
measures have been incorporated into the design of the scheme together with more specific and detailed 
mitigation measures drawn from recommendations in the ES. 

In terms of ecology the Authority concludes that through appropriate mitigation measures, secured by planning 
conditions, impacts on species and habitats can be reduced to acceptable levels taking into account the national 
importance attached to maintaining a steady supply of aggregate minerals.  This decision is subject to a species 
monitoring and mitigation strategy in respect of otters, reptiles, badgers and breeding birds.

The Authority concludes that the overall landscape effects of the development are not significant, although there 
would be a temporary adverse impact due to landscape change whilst the site is in operation.  The mature willows 
and woodland defining the edge of the River Ouse and Gadsey Brook would be preserved barring the loss of up to 
four trees to accommodate the bailey bridge crossing.  A 'micro siting' approach has been agreed for the bailey 
bridge and connecting haul road to ensure a high standard of protection for valuable riverside trees and tree belts.

The phased working and restoration programme has been designed to ensure that all Best and Most Versatile 
(BMV) grade 3a soils are handled separately and are available in the correct sequence for use in the areas to be 
restored to agriculture.  This decision is subject to a requirement for a detailed audit of the stripping areas in 
advance of each extraction phase and a regular check of soil volumes for restoration purposes.

In terms of water resources, the decision requires the implementation of a hydrometric monitoring scheme (HMS) 
which will allow the Authority to assess the operational effects of the development against the predicted effects in 
the ES.

The proposed noise mitigation measures, observing industry best practice and adherence to operating hours, 
indicate that the development can be carried out without causing unacceptable noise impacts.  A c.2.5 metre-high 
screen bund is required along the initial section of internal access road to adequately reduce noise levels from 
HGVs at Cuckoo Brook House.  This decision is subject to the implementation of a noise monitoring programme to 
demonstrate compliance with noise standards derived from the Minerals Planning Practice Guidance (PPG).  This 
programme will include provision for additional mitigation measures to be introduced in the event that any 
exceedances are confirmed.

The dust impact risk at all residential receptors is judged to be negligible.  At ecological receptors, the dust risk is 
determined to be low.  A number of specific dust mitigation measures have been incorporated into site layout and 
phasing and site operations will need to be undertaken in line with standard industry best practice (e.g. use of 
water suppression in working areas).  This decision is subject to a requirement for a detailed dust management 
plan, incorporating a monitoring regime with trigger limits for investigation and action.  This will allow the Authority 
to assess the operational dust impacts against the predicted effects in the ES.
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In order to ensure that operational traffic would not have an unacceptable impact on the highway network, this 
decision includes a limit on morning peak HGV movements and an overall daily limit on HGV numbers along with a 
ban on right turning movements at the site exit through a Traffic Regulation Order.  The site will be equipped with a 
CCTV system to enable effective monitoring of the entrance area.

The Scheduled Monuments on the site will be physically protected by retained low soil bunds and a condition 
requiring an updated mitigation strategy for the monuments is imposed.  This approach has been endorsed by 
Historic England.

Please note the application has been determined with the following polices taken into consideration and 
any relevant supplementary planning guidance: 

Policy: MWSP1 Description: Presumption in favour of 
sustainable dev  

Document: Minerals and Waste Strategic Policies

Policy: MWSP2 Description: Climate Change  Document: Minerals and Waste Strategic Policies

Policy: MWSP3 Description: The determination of 
planning apps  

Document: Minerals and Waste Strategic Policies

Policy: MSP1 Description: Overall Spatial Strategy 
for Agg S&G-SS  

Document: Mineral Strategic Policies

Policy: MSP2 Description: The Provision of 
Aggregates  

Document: Mineral Strategic Policies

Policy: WSP14 Description: Inert waste  Document: Waste Strategic Policies

Policy: WSP15 Description: New waste 
facilities/strategic transport  

Document: Waste Strategic Policies

Policy: GE1 Description: Matters to be addressed 
in planning apps  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE4 Description: Environ improvement Ivel 
/Ouse Valleys  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE6 Description: Protection best/most 
versatile agri land  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE9 Description: Landscape protection 
and Landscaping  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE10 Description: Protection/enhancement 
of trees/woodland  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE11 Description: Protection sites National 
nature conserv  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE12 Description: Protection of Locally 
designated sites  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE13 Description: Species/Habitat 
protection enhancement  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE14 Description: Archaeology  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE15 Description: Statute designated 
Historic builds/sites  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan
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Policy: GE16 Description: Local historic 
builds/environment/conser  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE17 Description: Pollution control  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE18 Description: Disturbance  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE19 Description: Flooding  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE20 Description: Water resources  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE21 Description: Public Rights of Way  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE23 Description: Transport suitability of 
local road netw  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE24 Description: Ancillary minerals and 
waste development  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE25 Description: Buffer zones  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE26 Description: Restoration  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE27 Description: Aftercare  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: NE04 Description: Retention trees, hedges, 
woodland  

Document: Bedford Borough Local Plan

Policy: NE06 Description: Woodland  Document: Bedford Borough Local Plan

Policy: NE09 Description: Conservation 
Management Agreements  

Document: Bedford Borough Local Plan

Policy: NE10 Description: Nature Conservation  Document: Bedford Borough Local Plan

Policy: NE12 Description: Early Landscaping  Document: Bedford Borough Local Plan

Policy: NE13 Description: Landscape Safeguards  Document: Bedford Borough Local Plan

Policy: NE16 Description: Flood Plain & Habitat 
Protection  

Document: Bedford Borough Local Plan

Policy: NE20 Description: 
Landscape/environmental benefits  

Document: Bedford Borough Local Plan

Policy: NE24 Description: Water Resources  Document: Bedford Borough Local Plan

Policy: BE21 Description: Setting of Listed 
Buildings  

Document: Bedford Borough Local Plan

Policy: BE23 Description: Protection of 
Archaeology  

Document: Bedford Borough Local Plan

Policy: BE24 Description: Protection of Ancient 
Monuments  

Document: Bedford Borough Local Plan
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Policy: BE25 Description: Recording of 
Archaeology  

Document: Bedford Borough Local Plan

Policy: BE26 Description: Historic Parks and 
Gardens  

Document: Bedford Borough Local Plan

Policy: CP21 Description: Designing in quality  Document: Core Strategy & Rural Issues Plan

Policy: CP22 Description: Green infrastructure  Document: Core Strategy & Rural Issues Plan

Policy: CP23 Description: Heritage  Document: Core Strategy & Rural Issues Plan

Policy: CP24 Description: Landscape protection 
and enhancement  

Document: Core Strategy & Rural Issues Plan

Policy: CP25 Description: Biodiversity  Document: Core Strategy & Rural Issues Plan

Policy: CP26 Description: Climate change and 
pollution  

Document: Core Strategy & Rural Issues Plan

Policy: AD25 Description: Forest of Marston Vale  Document: Allocations and Designations Local Plan

Policy: AD23 Description: Bedford River Valley 
Park enabling devel  

Document: Allocations and Designations Local Plan

Please note the following are the approved plan(s) detail(s):
(To check if any further applications are approved/refused following this decision, please refer here for our 
Website and How to Guides) 

Plan type:Location Plan Plan ref: 17-03-10-C V No: v1 Received: 29-Nov-17

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-01-C V No: v2a Received: 19-Jun-18

Plan type:Site Layout as proposed Plan ref: 17-03-12 V No: v8 Received: 29-Nov-17

Plan type:Technical Data Plan ref: W16-LAN-020-A V No: v9 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-021-A V No: v10 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-022-A V No: v11 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-023-A V No: v12 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-024-A V No: v13 Received: 26-Apr-18

Plan type:Bridges and Pathways Plan ref: W16-LAN-025 V No: v14 Received: 29-Nov-17

Plan type:Technical Data Plan ref: 17-03-09 V No: v15 Received: 29-Nov-17

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-07-B V No: v19 Received: 26-Apr-18

Plan type:Topographical Survey Plan ref: 17-03-00-B V No: v16a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-02-B V No: v3a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-03-B V No: v4a Received: 26-Apr-18

Plan type:Phasing Plan - Plan ref: 17-03-04-B V No: v5a Received: 26-Apr-18

http://www.bedford.gov.uk/searchplans
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Implementation of 

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-05-B V No: v6a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-06-B V No: v7a Received: 26-Apr-18

Plan type:Levels Plan ref: 17-03-08-B V No: v20 Received: 26-Apr-18

Plan type:Bridges and Pathways Plan ref: 
EC03_4532_AIA_Bridge_V
01

V No: v21 Received: 26-Apr-18

Plan type:Topographical Survey Plan ref: 18-01-01 V No: v22 Received: 26-Apr-18

Plan type:Road Details Plan ref: 170104 V No: v18 Received: 26-Apr-18

Plan type:Proposed Site Layout Plan Plan ref: 17178-01 V No: v17 Received: 26-Apr-18

Date Determined by Committee 23 July 2018 
Where relevant, to amend or vary this permission or to discharge conditions please see How To Guide no 6 on 
www.bedford.gov.uk/searchplans  or refer to www.planningportal.co.uk

Appeals: To make an appeal online go to http://www.planningportal.gov.uk/planning/appeals/.  Alternatively to 
submit by post please contact the Planning Inspectorate Customer Support Team on 0303 444 5000 or email 
enquiries@pins.gsi.gov.uk to obtain paper forms and advice. The applicant has a right to appeal against the 
Local Planning Authority’s (LPA’s) decision in accordance with the following:

Householder and Minor Commercial Planning 
Applications

Other Planning Applications

12 weeks from the date of the decision notice. 6 months from the date of the decision notice, or

6 months from the expiry of the period which the LPA had to 
determine the application.

However, if an enforcement notice has been 
served for the same or very similar development 
the time limit is:

28 days from the date of the LPA decision if the 
enforcement notice was served before the 
decision was made yet not longer than 2 years 
before the application was made. 

28 days from the date the enforcement notice 
was served if served on or after the date the 
decision was made (unless this extends the 
appeal period beyond 12 weeks). 

NB – if the LPA has failed to determine your 
householder planning application or you are 
appealing against the grant of permission subject 
to conditions to which you object, or your 
Householder application has an accompanying 
Listed Building application then please follow the 
time limits for Other Planning applications.

However, if an enforcement notice has been served for the 
same or very similar development within the previous 2 
years, the time limit is:

28 days from the date of the LPA decision if the enforcement 
notice was served before the decision was made yet not 
longer than 2 years before the application was made.

28 days from the date the enforcement notice was served if 
served on or after the date the decision was made (unless 
this extends the appeal period beyond 6 months). 

NB – the LPA determination period is usually 8 weeks (13 
weeks for major developments and 28 days for non-material 
amendment applications). If you have agreed a longer period 
with the LPA, the time limit runs from that date. 

http://www.bedford.gov.uk/searchplans
http://www.planningportal.co.uk/
http://www.planningportal.gov.uk/planning/appeals/
mailto:enquiries@pins.gsi.gov.uk
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Signed: 

C Austin     Director of Environment

Permission Date: 21 May 2019
Borough Hall,

Cauldwell Street, Bedford MK42 9AP
Telephone (01234) 267422   Fax (01234) 718084

FRONT PAGE

SECRETARYSECRETARY  OFOF  STATESTATE  NOTIFICATIONNOTIFICATION in accordance with of the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended).

TOWNTOWN  ANDAND  COUNTRYCOUNTRY  PLANNINGPLANNING  ACTACT  19901990
TOWN AND COUNTRY PLANNING GENERAL DEVELOPMENT PROCEDURE ORDER

APPLICATION NO: 17/03351/EIAWM Environmental Impact Assessment WM Application

To: Secretary of State
National Planning Casework Unit
5 St Philips Place
Birmingham
B3 2PW

Bedford Borough Council HEREBY GRANTS PLANNING PERMISSION SUBJECT TO A 
LEGAL AGREEMENT in accordance with: the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017 (as amended), The Environmental Impact 
Assessment, the details on this notice including any conditions and the approved plans listed 
below. 

APPLICANT : Breedon Southern Ltd

LOCATION : Land Either Side Of Willington Lock St Neots Road Bedford Bedfordshire 
PARTICULARS OF DEVELOPMENT :

Extraction of sand and gravel; installation of mineral processing plant; construction of a quarry 
access onto St Neots Road; installation of a temporary access road crossing the River Ouse; and 
restoration of extraction area partly using imported inert material.

Failure to comply with the conditions overleaf may result in legal action. Please check these 
carefully as they may require the submission of and agreement to further details before any 
work commences. 
PLEASE NOTE:  This permission is granted under the Town and Country Planning Act 
1990. It does NOT confer permission that may be required under any other legislation; e.g. 
the Building Regulations.  Therefore, the applicant is advised to check the need for further 
authorisation before starting work.
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01. Planning permission shall extend to the site area delineated by a solid red line on the attached Plan no. 
17/03351/EIAWM-1.  The development hereby permitted shall be carried out in accordance with the particulars of 
the development, drawings and specifications contained within the planning application.  The approved drawings 
and particulars comprise (except where modified by other conditions of this permission):

Documents:
* Application form dated 23rd November 2017;
* Planning Supporting Statement (dated November 2017);
* SLR letter dated 19th April 2018 (ref. 407.06559.00008);
* SLR e-mail and attachment dated 18th June 2018;
* SLR e-mail and attachment dated 21st June 2018; and
* the applicant’s e-mail dated 5th July 2018.

Drawings (assuming gas pipeline removed):
* Drawing no. 17-03-00 B (Topographical Survey);
* Drawing no. 17-03-01 C (Site establishment);
* Drawing no. 17-03-02 B (End of Phase 1);
* Drawing no. 17-03-03 B (End of Phase 2);
* Drawing no. 17-03-04 B (End of Phase 3);
* Drawing no. 17-03-05 B (End of Phase 4);
* Drawing no. 17-03-06 B (End of Phase 5 Restoration);
* Drawing no. 17-03-07 B (End of Phase 6 Restoration);
* Drawing no. 17-03-08 B (Final landform);
* Drawing no. 17-03-09 (Borehole Location Plan)
* Drawing no. 17-03-10 Rev C (Location Plan);
* Drawing no. 17-03-12 (Processing plant layout);
* Drawing no. 17178-01 (Proposed Site Layout – concrete plant);
* Drawing ref. 170104 (Proposed New Site Access to St Neots Road Illustrative Layout);
* Drawing no. EC03_4532_AIA_Bridge _V01 (Bridge Crossing Plan);
* Drawing no. W16_LAN_020 Rev. A (Restoration Strategy); 
* Drawing no. W16_LAN_021 Rev A (Restoration Sections Option C); and
* Drawing no. W16_LAN_025 (Proposed Bailey Bridge Crossing);

Drawings (assuming gas pipeline retained)
* Drawing no. W16_LAN_022 Rev A (Restoration Strategy pipeline retained);
* Drawing no. W16_LAN_023 Rev A (Restoration Sections pipeline retained); and
* Drawing no. W16_LAN_024 Rev A (Existing Situation); and
* Drawing no. 18-01-01 (Topographical Survey Revised Phases).

Any material change to the approved plans will require a formal planning application to vary this condition and any 
non-material change to the plans will require the submission of details and the agreement in writing by the Local 
Planning Authority prior to any non-material change being made.

REASON: To ensure the development is carried out in an acceptable manner, and to provide certainty on what is 
being authorised by this permission in accordance with advice contained in National Planning Practice Guidance 
(Use of Planning Conditions, Paragraph 022).

02. The development hereby permitted shall be begun not later than the expiration of 3 years from the date of this 
permission.  Written notification of the date of commencement shall be sent to the Local Planning Authority within 7 
days of such commencement.

REASON: To comply with section 91 of the Town and County Planning Act 1990 as amended by section 51 of the 
Planning and Compulsory Act 2004 and to enable the Local Planning Authority to monitor other conditions of this 
permission.

03. The mineral extraction hereby permitted shall cease within 4 years of commencement as notified to the Local 
Planning Authority pursuant to condition 2, and inert landfilling shall cease 30 months after the cessation of mineral 
extraction, the date of which shall be notified in writing to the Local Planning Authority.  Final restoration and 
landscaping works, but excluding aftercare, shall be completed within 1 year of the date of cessation of inert 
landfilling  
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REASON: To ensure that all operations are completed within an acceptable timescale and to prevent prolonged 
disturbance to the local environment in accordance with saved policies GE18 and GE26 of the Bedfordshire & 
Luton Minerals & Waste Local Plan 2005.   

04. No soil stripping shall take place on the site unless and until an archaeological strategy for evaluation and if 
necessary, a further mitigation strategy based on the outcome of the evaluation have been submitted to and 
approved in writing by the Local Planning Authority.  Should further mitigation be necessary, the archaeological 
mitigation strategy shall include the following components:

* a method statement for the investigation of all archaeological remains present that will be destroyed by the 
development and/or a method statement for the preservation “in situ” of archaeological remains, including specific 
measures for the protection of the neighbouring scheduled monuments during the operation of the mineral plant 
site and during the course of restoration earthworks and monitoring of the scheduled monuments at the post-
restoration stage; 
* a strategy for community engagement; 
* an outline strategy for post-excavation assessment, analysis and publication; and
* a timetable for each stage of the archaeological works.

Development shall thereafter only be implemented in accordance with the archaeological scheme which shall be 
implemented in full. 

REASON: To safeguard archaeological assets within the approved development boundary from impacts relating to 
any groundworks associated with the development scheme and to ensure the proper and timely preservation 
and/or investigation, recording, reporting and presentation of archaeological assets affected by this development, 
in accordance with saved Policies BE24 and BE25 of the Bedford Borough Local Plan 2002, Policy CP23 of the 
Bedford Borough Core Strategy and Rural Issues Plan 2008 and the NPPF.  

05. Written notification of the date of completion of the archaeological fieldwork shall be sent to the Local Planning 
Authority within seven days of such completion.  No soil stripping shall take place on the site unless and until the 
archaeological Post Excavation Assessment Report and Updated Project Design has been submitted to and 
approved in writing by the Local Planning Authority.   The Post Excavation Assessment and Updated Project 
Design shall be submitted within 6 months of the notified date of completion of the archaeological fieldwork.  The 
archaeological Post Excavation Assessment and Updated Project Design shall follow the parameters in the 
approved outline strategy for post-excavation assessment, analysis and publication. 

REASON: To ensure that the record of archaeological fieldwork is made publicly available in accordance with 
paragraph 141 of the NPPF.     

06. The archaeological post-excavation analysis (as specified in the Updated Project Design), the preparation of the 
site archive for deposition with a store approved by the Local Planning Authority, the completion of the archive 
report, and the submission of the publication report shall be undertaken within 2 years of the approval of the 
Updated Project Design.  

REASON: To ensure that the record of archaeological fieldwork is made publicly available in accordance with 
paragraph 141 of the NPPF.  

07. Access and egress for site traffic shall only be by way of the approved junction arrangement shown on drawing ref. 
170104 (Proposed New Site Access to St Neots Road).

REASON: In order to minimise danger, obstruction and inconvenience to highway users in accordance with saved 
policy GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford 
Borough Local Plan 2002.   

08. The site access hereby approved shall not be brought into use unless and until visibility splays have been provided 
at the junction of the access with the public highway as shown on drawing ref. 170104 (Proposed New Site Access 
to St Neots Road).  The splay lines shall not be less than 4.5 metres measured along the centre line of the 
proposed access from its junction with the channel of the carriageway and not less than 215 metres measured 
from the centre line of the proposed access along the line of the nearside channel of the carriageway to the west 
and 160 metres to the east.  Thereafter, all parts of the splays shall be kept free from obstructions above the 
adjacent carriageway level.  

REASON: In the interests of highway safety in accordance with saved policy GE23 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford Borough Local Plan 2002. 
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09. No development authorised by this permission shall take place unless and until a scheme for the provision of 
junction warning / turning traffic signs has been submitted to and approved in writing by the Local Planning 
Authority. The site access hereby approved shall not be brought into use unless and until such scheme has been 
implemented in full in accordance with the approved details. 

REASON FOR PRE-COMMENCEMENT CONDITION: In order to minimise danger, obstruction and inconvenience 
to highway users in accordance with saved policy GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 
2005 and saved policy BE30 of the Bedford Borough Local Plan 2002.  (The Local Planning Authority is satisfied 
that the timing of compliance is fundamental to the development permitted and that the permission ought to be 
refused unless the condition is imposed in this form).  

10. No development authorised by this permission shall take place unless and until a scheme of measures to provide 
for the prevention of right turns out of the site and a timetable for implementation has been submitted to and 
approved in writing by the Local Planning Authority.  The site access hereby approved shall not be brought into use 
unless and until such scheme has been implemented in accordance with the approved details and thereafter the 
scheme shall be complied with at all times.

REASON FOR PRE-COMMENCEMENT CONDITION: In the interests of highway safety and to ensure that HGVs 
avoid local villages and utilise the primary freight route network in accordance with saved policy GE23 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005, saved policy BE30 of the Bedford Borough Local Plan 
2002 and the adopted Bedford Borough Freight Strategy 2011-2021. (The Local Planning Authority is satisfied that 
the timing of compliance is fundamental to the development permitted and that the permission ought to be refused 
unless the condition is imposed in this form).  

11. The number of Heavy Goods Vehicle (HGV) movements into / out of the site shall be limited to a maximum of 260 
per working day (pro rata for part working days), with no more than 40 HGV movements per hour during the peak 
morning period of 0700 to 0900 hours.  A daily log of HGV movements shall be maintained at all times and shall be 
made available for inspection by the Local Planning Authority within 7 calendar days of any written request.  (For 
the purposes of this condition, a HGV means a vehicle above a gross weight of 7.5 tonnes and a single HGV 
entering and leaving the site equals two movements).

REASON: In the interests of highway safety in accordance with saved policy GE23 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005 and saved policy BE30 of the Bedford Borough Local Plan 2002.

12. No development authorised by this permission shall take place unless and until a scheme for monitoring of the site 
entrance area by CCTV camera installation has been submitted to and approved in writing by the Local Planning 
Authority.  Such scheme shall include details of:
* the columns and types of cameras to be used;
* the coverage of the cameras; and
* provision for the Local Planning Authority to remotely access live and recorded footage.

The scheme as may be approved shall be implemented in full prior to the export of sand and gravel from the site 
and thereafter the scheme shall be complied with at all times. 

REASON FOR PRE-COMMENCEMENT CONDITION: To allow the monitoring of conditions 10 ,11, 13 and 30 in 
accordance with saved Policies GE18 and GE23 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  
(The Local Planning Authority is satisfied that the timing of compliance is fundamental to the development 
permitted and that the permission ought to be refused unless the condition is imposed in this form).  

13. No operations or activities authorised by this permission, including traffic entering and leaving the site, shall take 
place outside the hours specified below:

0700 hours to 1800 hours Mondays to Fridays
0700 hours to 1300 hours Saturdays 

and no such operations or activities shall take place on Sundays or Public / Bank Holidays.

REASON: To minimise disturbance at nearby properties by reason of noise in accordance with saved Policy GE18 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  
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14. No operations shall take place except in accordance with the phasing sequence shown on drawing nos. 17-03-
00B, 17-03-01 C, 17-03-02 B, 17-03-03 B, 17-03-04 B, 17-03-05 B, 17-03-06 B, 17-03-07 B and 17-03-08 B except 
as may be modified by details subsequently submitted to discharge the requirements of other conditions of this 
permission.  Entry into phases 3 and 4 shall be subject to the prior written agreement of the Local Planning 
Authority, which shall be dependent upon progress having been made with restoration in the preceding phases in 
accordance with the approved phasing sequence.  In the event that the high-pressure gas pipeline along the 
former railway line corridor is not diverted, the limits of extraction in each phase and proposed crossing point of the 
haul road, pipeline and National Cycle Route 51 shall be in accordance with the details shown on drawing no. 18-
01-01.  

REASON: To ensure a satisfactory and orderly programme of working and restoration of the site within a 
reasonable timescale and to minimise the amount of disturbed land at any one time in accordance and to 
safeguard the amenities of the surrounding area in accordance with saved Policies M6, GE18 and GE26 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

15. No soil stripping shall take place unless and until a detailed scheme for the installation of crossing points to protect 
the integrity of any underlying pipelines and access arrangements for crossing the Cuckoo Brook has been 
submitted to and approved in writing by the Local Planning Authority.  Thereafter, the scheme as may be approved 
shall be implemented in full and complied with at all times.  

REASON: To clarify operational arrangements in accordance with saved Policy GE1 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005.  

16. The mineral plant site hereby permitted shall not be used for the stockpiling and processing of sand and gravel won 
from outside the application site.  All structures, machinery, equipment and foundations forming the sand and 
gravel processing plant and concrete batching plant shall be removed from the site within 12 months of the date of 
cessation of mineral extraction. 

REASON: To restrict development to that applied for and to ensure the timely removal of the mineral processing 
plant. 

17. No development authorised by this permission shall take place unless and until a site specific Arboricultural 
Method Statement (AMS), incorporating a Tree Protection Plan, has been submitted to and approved in writing by 
the Local Planning Authority.  The AMS shall include details of and provision for:

* measures for the safeguarding of trees and shrubs throughout the operational period, including root and crown 
protection of trees, shrubs and hedgerows;
* proposals for detailed siting of the bailey bridge in order to minimise arboricultural and ecological impacts based 
on a detailed assessment of the engineering requirements of the crossing;
* the precise alignment and width of the internal haul road linking the extraction land to the mineral plant site, the 
overall corridor of disturbance resulting from those works and appropriate standoffs to be adopted to protect tree 
belts and other vegetation alongside the River Ouse, Gadsey Brook and Cuckoo Brook;
* installation of any temporary ground protection; 
* groundworks and foundations;
* installation of any new hard surfacing (materials, design constraints, implications for levels);
* a schedule of works to trees, shrubs and hedgerows; and
* a schedule of specific events requiring input or arboricultural supervision and monitoring and compliance.   

Thereafter, no development shall be carried out except in accordance with the approved AMS and approved 
protection measures shall be retained for the operational life of the site.

REASON FOR PRE-COMMENCEMENT CONDITION: To safeguard the health of existing trees, shrubs and 
hedgerows on or adjacent to the site for the duration of site operations in the interests of visual amenity and to 
minimise impacts on ecological receptors in accordance with saved Policies GE9, GE10, GE12 and GE13 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005.  (The Local Planning Authority is satisfied that the timing 
of compliance is fundamental to the development permitted and that the permission ought to be refused unless the 
condition is imposed in this form).  

18. No development shall take place unless and until a monitoring and mitigation strategy for otters, reptiles, badgers 
and breeding birds, to include details of timings and phasing through the operational life of the site, has been 
submitted to and approved in writing by the Local Planning Authority.  The monitoring and mitigation strategy as 
may be approved shall thereafter be implemented in full and complied with at all times. 
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REASON: To safeguard any protected or rare species that may be present in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. (The Local Planning Authority is satisfied that the 
timing of compliance is fundamental to the development permitted and that the permission ought to be refused 
unless the condition is imposed in this form).  

19. No felling or removal of limbs from mature trees shall take place unless and until a re-checking survey for roosting 
bats has first been undertaken by a licensed bat ecologist.  Should the species be found to be present, an 
appropriate compensation / mitigation strategy accompanied by a programme for its implementation shall have 
been submitted to and approved in writing by the Local Planning Authority before any such tree works commence.  
Thereafter, no development shall be carried out except in accordance with the approved strategy.    

REASON: To safeguard any protected or rare species that may be present in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

20. No tree, shrub, scrub or other vegetation removal shall be carried out during the bird nesting season (March to 
August inclusive) unless the vegetation identified for removal has been immediately prior checked by an 
appropriately qualified ecologist and appropriate advance measures put in place to afford necessary protection to 
the written approval of the Local Planning Authority.

REASON: To safeguard nesting birds in the interests of nature conservation in accordance with saved Policy GE13 
of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

21. Soils shall not be handled and managed except in accordance with mitigation measures detailed in section 8.2.3 of 
the Planning Application Statement (dated November 2017) and item 3 of SLR’s letter dated 19th April 2018.   Soil 
handling and soil movements shall not be carried out except between the months of October to March inclusive 
unless the prior written approval of the Local Planning Authority has been obtained.

REASON: To protect the soil resource and soil structure and to ensure regular auditing of soil volumes in 
accordance with saved Policy GE6 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.    

22. Bunds for the storage of soils shall conform to the following criteria:

* topsoil bunds shall not exceed 3 metres in height and subsoil bunds shall not exceed 5 metres in height; and
* the outer face of all soil bunds shall have a gradient not exceeding 1V: 4H. 

REASON: To prevent loss or damage to soils needed to achieve a high standard of restoration in accordance with 
saved Policies GE6 and GE26 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

23. All soil storage bunds identified to remain in situ for more than 6 months or over the winter period shall be grassed 
over and weed control and other necessary maintenance carried out.  

REASON: To prevent loss or damage to soils needed to achieve a high standard of restoration and to ensure 
bunds maintain a tidy appearance in accordance with saved Policies GE6, GE9 and GE26 of the Bedfordshire & 
Luton Minerals & Waste Local Plan 2005.  

24. Except during periods of temporary works, the level of noise attributable to any operations or activities authorised 
by this permission shall not exceed the following limits at the residential receptors listed below when expressed as 
a free-field LAeq, 1 hr:

* 54dB at the residential boundary of Cuckoo Brook House;
* 54dB at the residential boundary of Gadsey Brook Cottage;
* 54dB at the residential boundary of Hill Farm House;
* 53dB at the residential boundary of Mill Farm;
* 55dB at the residential boundary of Willowhill Farm;
* 45dB at the residential boundary of Old Mills Cottage; 
* 45dB at Chapel Lane, Willington; and
* 55dB or 10dB(A) above background noise level (LA90, 1hr), whichever is the lower, at the boundary of any other 
occupied residential property within the vicinity of the site.

REASON: To minimise nuisance to nearby residents by reason of noise in accordance with saved Policy GE18 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and Minerals Planning Practice Guidance.
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25. The level of noise attributable to temporary works authorised by this permission (i.e. bund construction and 
removal, soil stripping and final restoration), shall not exceed 70dB, when expressed as a free-field LAeq, 1 hr, at 
the boundary of any occupied residential property in the vicinity of the site.  Temporary works shall not exceed a 
period of eight weeks in any calendar year. 

REASON: To minimise nuisance to nearby residents by reason of noise in accordance with saved Policy GE18 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005 and Minerals Planning Practice Guidance.

26. No development authorised by this permission shall take place unless and until a scheme for the monitoring and 
control of noise from the operational site has been submitted to and approved in writing by the Local Planning 
Authority.  Such scheme shall include and provide for:

* noise monitoring and recording procedures;
* presentation of monitoring results to the Local Planning Authority; and
* procedures to be adopted in the event of complaints or the maximum permitted noise levels referred to in 
condition 24 being exceeded, including the introduction of additional mitigation measures, where necessary, 
following investigation of the exceedance or complaint.
   
Thereafter, the scheme as may be approved shall be implemented in full and complied with at all times.   

REASON FOR PRE-COMMENCEMENT CONDITION: To enable the impact of operational noise to be monitored 
and controlled and to enable mitigation steps to be devised where necessary so as to minimise nuisance to nearby 
residents by reason of noise in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste 
Local Plan 2005.  (The Local Planning Authority is satisfied that the timing of compliance is fundamental to the 
development permitted and that the permission ought to be refused unless the condition is imposed in this form).  

27. No on-site plant, equipment and the applicant’s fleet of Heavy Goods Vehicles (HGVs) shall utilise tonal reversing 
alarms. 

REASON: To enable the Local Planning Authority to exercise control over activities that may cause nuisance to 
nearby residents by reason of noise in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & 
Waste Local Plan 2005.  

28. The site access hereby approved shall not be brought into use unless and until a noise attenuation bund has been 
constructed on the north side of the internal access road in accordance with details that have first been submitted 
to and approved in writing by the Local Planning Authority. Such submission shall be supported by calculations of 
the predicted level of attenuation at the nearest residential receptor.  The bund as may be approved shall be 
retained throughout the period of mineral exportation and inert waste importation.   

REASON: To minimise nuisance to nearby residents by reason of noise impacts from HGVs travelling on the initial 
section of the access road off St Neots Road in accordance with saved Policy GE18 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005.  

29. Notwithstanding the dust mitigation measures set out in section 8.2.6 of the Planning Application Statement (dated 
November 2017), no soil stripping shall take place on site unless and until a Dust Mitigation Plan (DMP) has been 
submitted to and approved in writing by the Local Planning Authority.  The submission shall accord with the 
recommended content for a DMP as set out in guidance issued by the Institute of Air Quality Management 
(Appendix 6 of ‘Guidance on the Assessment of Mineral Dust Impacts for Planning’ - May 2016).  Thereafter, the 
DMP as may be approved shall be implemented in full and complied with at all times. 

REASON: To ensure that dust impacts associated with the operation of the development are minimised in 
accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.    

30. No development authorised by this permission shall take place unless and until a comprehensive scheme of site 
management procedures for preventing the carriage of sand, mud, debris and other extraneous materials onto the 
public highway has been submitted to and approved in writing by the Local Planning Authority.  Such scheme shall 
also include details of the construction design of the loop based internal access road and associated drainage 
system and the materials to be used in the formation of the durable haul track from the mineral plant site to the 
bailey bridge.  Such scheme as may be approved shall be implemented in full and complied with at all times. 
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REASON FOR PE-COMMENCENT CONDITION: In order to minimise danger, obstruction and inconvenience to 
users of the highway in accordance with saved Policies GE18 and GE23 of the Bedfordshire & Luton Minerals & 
Waste Local Plan 2005.  (The Local Planning Authority is satisfied that the timing of compliance is fundamental to 
the development permitted and that the permission ought to be refused unless the condition is imposed in this 
form).

31. No loaded Heavy Goods Vehicles (HGVs) shall leave the site unsheeted.

REASON: To prevent the deposit of sand, mud and debris on the highway in the interests of highway safety and 
local amenity in accordance with saved Policy GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 
2005. 

32. No waste materials other than inert waste shall be imported to and deposited on the site.

REASON: For the avoidance of doubt and to prevent pollution in accordance with saved Policy GE17 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

33. No de-watering operations shall be undertaken on the site unless and until a Hydrometric Monitoring Scheme 
(HMS) has been submitted to and approved in writing by the Local Planning Authority.  The HMS shall provide for 
monitoring and mitigation of impacts on the water environment in accordance with the recommendations set out in 
paragraphs (i) to (viii) of section 8.2.4 of the Planning Application Statement (dated November 2017) and Table 9-
16 of the Environmental Statement Volume 1 (dated November 2017).  The HMS shall cover all on-site boreholes 
and groundwater level and lake level monitoring points as identified in chapter 9 of the Environmental Statement 
Volume 1 (dated November 2017), make provision for baseline monitoring of off-site locations and include a 
commitment to submit an annual monitoring report to the Local Planning Authority for the full duration of the 
scheme. Thereafter, the HMS as may be approved shall be implemented in full and complied with at all times. 
  
REASON: To ensure the development dos not harm the water environment in accordance with paragraph 109 of 
the NPPF and saved Polices GE17 and GE20 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  The 
scheme is intended to secure de-watering of the site, an acceptable means of water supply, protection of 
groundwater dependant terrestrial systems and the protection of groundwater dependent abstractions.  

34. No de-watering operations shall be undertaken on the site unless and until a monitoring and maintenance plan in 
respect of water quality has been submitted to and approved in writing by the Local Planning Authority.  Such plan 
shall include a monitoring programme and timetable for submission of monitoring reports to the Local Planning 
Authority.  The submitted reports shall contain details of any necessary contingency actions arising from the 
monitoring.  The plan as may be approved shall be implemented and complied with at all times. 

REASON: To ensure that the site does not pose any further risk to the water environment by managing ay ongoing 
issues and ensuring the completion of any necessary long-term remediation measures in accordance with 
paragraph 109 of the NPPF. 

35. If, during the carrying out of the development hereby permitted, contamination not previously identified is found to 
be present then all operations shall cease (unless otherwise agreed in writing by the Local Planning Authority) and 
shall not resume until a remediation strategy detailing how the unsuspected contamination shall be dealt with has 
been submitted to and approved in writing by the Local Planning Authority.  Thereafter, the remediation strategy 
shall be implemented as approved and complied with at all times.

REASON: To protect and prevent pollution of controlled waters from potential pollutants associated with current 
and previous land uses (in particular the disused railway embankment) in accordance with paragraphs 109, 120 
and 121 of the NPPF and saved Policy GE19 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

36. Throughout the operational period of the development, no surface water run-off shall be discharged into any 
watercourse or soakaway unless it has passed through a settlement facility or settlement facilities.  Such facility or 
facilities shall be retained and maintained until the completion of operations. 

REASON: To protect water quality and biodiversity in accordance with saved Policies GE12, GE17 and GE20 of 
the Bedfordshire & Luton Minerals & Waste Local Plan 2005.  

37. The concrete batching plant hereby approved shall be finished in a dark green colour to BS 4800 12 B 29 and 
maintained as such for the life of the development.  
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REASON: In the interests of visual amenity and to comply with Saved Policy GE9 of the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005, Policy CP21 of the Bedford Borough Core Strategy and Rural Issues Plan 2008 
and saved Policy BE30 of the Bedford Borough Local Plan 2002.   

38. No fixed lighting shall be used on site except in accordance with the details set out in item 12 of SLR’s letter dated 
19h April 2018.  All lighting shall be turned off outside the operational hours hereby permitted (except where 
activated by a movement sensor).  

REASON:  To minimise the visual impact of the development during the hours of darkness in accordance with 
saved Policies GE9 and GE18 of the Bedfordshire & Luton Minerals & Waste Local Plan 2005.

39. Notwithstanding the approved restoration strategies shown on drawing nos.  W16_LAN_020 Rev A (pipeline 
diverted) and W16_LAN_022 Rev. A (pipeline retained), no mineral extraction shall commence in phase 2 unless 
and until a detailed final restoration scheme, accompanied by drawings at a scale of 1:500, has been submitted to 
and approved in writing by the Local Planning Authority.  Such scheme shall be in broad accordance with the 
restoration strategies, but shall additionally show or provide for:

- final restoration contours at 0.5 metre intervals for the whole of the Dairy Farm area of the site;
- proposals for removal of buildings, structures, fixed plant and machinery, St Neots Road access, internal access 
roads, car parks, hardstandings, foundations, culverts and pipeline crossing points and the satisfactory 
reinstatement of affected areas;
- proposals for final spreading of subsoil and topsoil bunds to restore the mineral plant site area having regard to 
the existing approved soil handling scheme for the wider Dairy Farm site (ref. 17/01931/AOC); 
- engineered land drainage for the restored mineral extraction land;
- layout and positioning of stockproof fencing and gates;
- extension of the conservation headland along the south bank of the River Ouse through the extraction stand-off 
margin;
- establishment of a further small wooded copse in the north-east corner of the wet grassland area;   
- proposed planting matrices; 
- realignment of the northern edge of the triangular woodland to better relate to changes in contours; 
- planting layouts which do not cause interference to the gas pipeline and pylons and overhead power lines; and
- a method statement for the re-creation of the neutral grassland and lowland meadow habitats within the Blunham 
Disused Railway County Wildlife Site (if applicable) covering:

* proposals for retention, stockpiling and subsequent re-use of existing on-site soil resources along the former 
railway line embankment;
* establishment of a suitable substrate to a minimum depth of 250mm to sustain the desired habitats and how 
restoration soils will be sourced and tested;
* the scope of any ameliorative work, established via soil testing, in order to identify any incoming soils that require 
treatment; and
* presentation of results of laboratory testing of samples of restoration soils to demonstrate their suitability.  

Thereafter, no restoration works shall take place except in accordance with the detailed final restoration scheme.  

REASON: To ensure that the site is restored to a high standard in accordance with saved Policy GE26 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005  

40. Notwithstanding the aftercare proposals contained within chapter 7 of the Planning Application Statement (dated 
November 2017), no mineral extraction shall commence in phase 2 unless and until a detailed five-year aftercare 
scheme, incorporating an annual programme of management operations and tasks for the agricultural, nature 
conservation and amenity afteruse areas and management plans for the River Ouse and Blunham Disused 
Railway County Wildlife Sites, has been submitted to and approved in writing by the Local Planning Authority.  The 
scheme as may be approved shall be carried out progressively and completed within 5 years of completion of 
restoration in each phase.      

REASON: To ensure the satisfactory aftercare of the restored site in accordance with saved Policy GE27 of the 
Bedfordshire & Luton Minerals & Waste Local Plan 2005. 

41. An Annual Environmental Report (AER) shall be submitted to the Local Planning Authority by 31 March each year 
for the previous period from 1 January to 31 December.  The report shall contain the following information:
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* a statement of operations over the past year, to include progress on soil and overburden removal, mineral 
extraction in terms of tonnage of sales (categorised by building sand / concrete sand / gravel), tonnage of mineral 
reserves (categorised by building sand / concrete sand / gravel), restoration and a summary of monitoring results 
for noise, dust and the water environment;
* details of tipping rates and remaining void space;
* identification of any problem(s) caused by operations over the past year and any action(s) taken to address 
these;
* a statement of planned operations over the forthcoming year;  
* identification of any potential problem(s) which may emerge as a result of planned operations over the 
forthcoming year and possible remedial action(s); and
* the results of detailed soil surveys / audits from each period of soil stripping to determine the thickness of topsoil 
and subsoil, the boundary between different soil types and any consequent revisions to the volumes of temporary 
and long term bunds and restoration depths.

REASON: To facilitate monitoring and to assist the Local Planning Authority in the forward planning of mineral 
resources. 

IMPORTANT PLEASE NOTE THE FOLLOWING ADVICE :-

Diverting and stopping-up Public Rights of Way: The grant of planning permission does not entitle the developer to 
obstruct a public right of way.  It should not be assumed that because planning permission has been granted that 
an order under section 257 of the Town and Country Planning Act 1990 (as amended), for diversion or 
extinguishment of public footpath or bridleway, will invariably be made or confirmed.  Development, insofar as it 
affects the legal line of a right of way, should not be started, and the right of way should be kept open for public 
use, unless or until the necessary order has come into effect. 

The applicant is advised that in order to comply with condition 7 and 8 of this permission it will be necessary for the 
developer of the site to enter into an agreement with Bedford Borough Council as Highway Authority under section 
278 of the Highways Act 1980 to ensure satisfactory completion of the access and associated road improvements.  
Further details can be obtained from the Senior Highways Agreements Officer, Engineering Services, Bedford 
Borough Council, Borough Hall, Bedford MK42 9AP (tel. 01234 276952).  The applicant is advised that fees are 
applicable for the consent and approval processes and the aforementioned officer should be contacted at the 
earliest possible stage.

The applicant is advised that in order to comply with condition 10 of this permission it will be necessary for the 
developer of the site to secure a Traffic Regulation Order for a right turn ban.  Further details can be obtained from 
the Senior Highways Agreements Officer, Engineering Services, Bedford Borough Council, Borough Hall, Bedford 
MK42 9AP (tel. 01234 276952).  The applicant is advised that fees are applicable for the consultation, consent and 
approval processes and the aforementioned officer should be contacted at the earliest possible stage. 

The applicant is advised that any badger sett closure will require an application for a licence to be granted by 
Natural England.  Closure of any sett will need to be undertaken in full accordance with the terms and conditions of 
any such licence which may be issued.

A Flood Risk Activity Permit will need to be obtained from the Environment Agency prior to installation of the new 
bailey bridge crossing. 

Informing Bedford Museum - Any archaeologist contacted to undertake archaeology work is requested to inform 
Bedford Museum at the earliest opportunity with a view to preparing and depositing the resulting archaeological 
site archive in accordance with the policy set out in “Preparing Archaeological Archives for Deposition with 
Registered Museums” (copies available from Bedford Museum, Castle Lane, Bedford MK40 3LD.

Upon implementation of this permission, the requirements of the consents covering the wider Dairy Farm area 
(refs. 16/00958/S73WM and 16/00959/S73WM) will be superseded in part.  



Application No : 17/03351/EIAWM

A Section 106 Agreement dated 17 May 2019 attaches to this permission.

STATEMENT REQUIRED BY THE TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (ENGLAND) ORDER 2015 - PART 6, ARTICLE 35: In determining this application the Local 
Planning Authority (LPA) has worked positively and proactively with the applicant by entering into pre-application 
discussions and encouraging community engagement which the applicant acceded to by presenting its proposals 
to local residents, parish councils and stakeholders at a public exhibition.  The proposals and the content of the 
Environmental Statement have been assessed against the relevant development plan policies, National Planning 
Policy Framework and taking account of the LPA's Scoping Opinion and National Planning Practice Guidance.  The 
LPA has identified all material considerations and has sought to resolve solutions to a number of technical issues 
raised through the consultation exercise.  Additional information has been submitted under Regulation 25 of the 
Town and Country Planning (Environmental Impact assessment) Regulations 2017.  A number of improvements to 
the scheme have been agreed.  The applicant has been given advance sight of the draft planning conditions and 
the LPA has further engaged in the preparation of a draft legal agreement.  This approach accords with the 
requirements set out in paragraph 38 of the Revised National Planning Policy Framework (2018).

The application was accompanied by an ENVIRONMENTAL IMPACT ASSESSMENT.  In accordance with 
Regulations 26 and 29 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 
the Authority hereby states that before granting planning permission it has first reached a reasoned conclusion on 
the significant effects of the proposed development on the environment taking into account the environmental 
information as defined by Regulation 2 of the same Regulations.  

It is considered that the applicant has adequately assessed the potential impacts of the development in terms of 
ecology, landscape and visual effects, agriculture and soil resources, hydrology and hydrogeology, noise, dust, air 
quality, traffic and cultural heritage, all of which are topics covered in the Environmental Statement (ES).  Mitigation 
measures have been incorporated into the design of the scheme together with more specific and detailed 
mitigation measures drawn from recommendations in the ES. 

In terms of ecology the Authority concludes that through appropriate mitigation measures, secured by planning 
conditions, impacts on species and habitats can be reduced to acceptable levels taking into account the national 
importance attached to maintaining a steady supply of aggregate minerals.  This decision is subject to a species 
monitoring and mitigation strategy in respect of otters, reptiles, badgers and breeding birds.

The Authority concludes that the overall landscape effects of the development are not significant, although there 
would be a temporary adverse impact due to landscape change whilst the site is in operation.  The mature willows 
and woodland defining the edge of the River Ouse and Gadsey Brook would be preserved barring the loss of up to 
four trees to accommodate the bailey bridge crossing.  A 'micro siting' approach has been agreed for the bailey 
bridge and connecting haul road to ensure a high standard of protection for valuable riverside trees and tree belts.

The phased working and restoration programme has been designed to ensure that all Best and Most Versatile 
(BMV) grade 3a soils are handled separately and are available in the correct sequence for use in the areas to be 
restored to agriculture.  This decision is subject to a requirement for a detailed audit of the stripping areas in 
advance of each extraction phase and a regular check of soil volumes for restoration purposes.

In terms of water resources, the decision requires the implementation of a hydrometric monitoring scheme (HMS) 
which will allow the Authority to assess the operational effects of the development against the predicted effects in 
the ES.

The proposed noise mitigation measures, observing industry best practice and adherence to operating hours, 
indicate that the development can be carried out without causing unacceptable noise impacts.  A c.2.5 metre-high 
screen bund is required along the initial section of internal access road to adequately reduce noise levels from 
HGVs at Cuckoo Brook House.  This decision is subject to the implementation of a noise monitoring programme to 
demonstrate compliance with noise standards derived from the Minerals Planning Practice Guidance (PPG).  This 
programme will include provision for additional mitigation measures to be introduced in the event that any 
exceedances are confirmed.

The dust impact risk at all residential receptors is judged to be negligible.  At ecological receptors, the dust risk is 
determined to be low.  A number of specific dust mitigation measures have been incorporated into site layout and 
phasing and site operations will need to be undertaken in line with standard industry best practice (e.g. use of 
water suppression in working areas).  This decision is subject to a requirement for a detailed dust management 
plan, incorporating a monitoring regime with trigger limits for investigation and action.  This will allow the Authority 
to assess the operational dust impacts against the predicted effects in the ES.
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In order to ensure that operational traffic would not have an unacceptable impact on the highway network, this 
decision includes a limit on morning peak HGV movements and an overall daily limit on HGV numbers along with a 
ban on right turning movements at the site exit through a Traffic Regulation Order.  The site will be equipped with a 
CCTV system to enable effective monitoring of the entrance area.

The Scheduled Monuments on the site will be physically protected by retained low soil bunds and a condition 
requiring an updated mitigation strategy for the monuments is imposed.  This approach has been endorsed by 
Historic England.

Please note the application has been determined with the following polices taken into consideration and 
any relevant supplementary planning guidance: 

Policy: MWSP1 Description: Presumption in favour of 
sustainable dev  

Document: Minerals and Waste Strategic Policies

Policy: MWSP2 Description: Climate Change  Document: Minerals and Waste Strategic Policies

Policy: MWSP3 Description: The determination of 
planning apps  

Document: Minerals and Waste Strategic Policies

Policy: MSP1 Description: Overall Spatial Strategy 
for Agg S&G-SS  

Document: Mineral Strategic Policies

Policy: MSP2 Description: The Provision of 
Aggregates  

Document: Mineral Strategic Policies

Policy: WSP14 Description: Inert waste  Document: Waste Strategic Policies

Policy: WSP15 Description: New waste 
facilities/strategic transport  

Document: Waste Strategic Policies

Policy: GE1 Description: Matters to be addressed 
in planning apps  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE4 Description: Environ improvement Ivel 
/Ouse Valleys  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE6 Description: Protection best/most 
versatile agri land  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE9 Description: Landscape protection 
and Landscaping  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE10 Description: Protection/enhancement 
of trees/woodland  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE11 Description: Protection sites National 
nature conserv  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE12 Description: Protection of Locally 
designated sites  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE13 Description: Species/Habitat 
protection enhancement  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE14 Description: Archaeology  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE15 Description: Statute designated 
Historic builds/sites  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan
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Policy: GE16 Description: Local historic 
builds/environment/conser  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE17 Description: Pollution control  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE18 Description: Disturbance  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE19 Description: Flooding  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE20 Description: Water resources  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE21 Description: Public Rights of Way  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE23 Description: Transport suitability of 
local road netw  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE24 Description: Ancillary minerals and 
waste development  

Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE25 Description: Buffer zones  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE26 Description: Restoration  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: GE27 Description: Aftercare  Document: Bedfordshire and Luton Minerals and 
Waste Local Plan

Policy: NE04 Description: Retention trees, hedges, 
woodland  

Document: Bedford Borough Local Plan

Policy: NE06 Description: Woodland  Document: Bedford Borough Local Plan

Policy: NE09 Description: Conservation 
Management Agreements  

Document: Bedford Borough Local Plan

Policy: NE10 Description: Nature Conservation  Document: Bedford Borough Local Plan

Policy: NE12 Description: Early Landscaping  Document: Bedford Borough Local Plan

Policy: NE13 Description: Landscape Safeguards  Document: Bedford Borough Local Plan

Policy: NE16 Description: Flood Plain & Habitat 
Protection  

Document: Bedford Borough Local Plan

Policy: NE20 Description: 
Landscape/environmental benefits  

Document: Bedford Borough Local Plan

Policy: NE24 Description: Water Resources  Document: Bedford Borough Local Plan

Policy: BE21 Description: Setting of Listed 
Buildings  

Document: Bedford Borough Local Plan

Policy: BE23 Description: Protection of 
Archaeology  

Document: Bedford Borough Local Plan

Policy: BE24 Description: Protection of Ancient 
Monuments  

Document: Bedford Borough Local Plan
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Policy: BE25 Description: Recording of 
Archaeology  

Document: Bedford Borough Local Plan

Policy: BE26 Description: Historic Parks and 
Gardens  

Document: Bedford Borough Local Plan

Policy: CP21 Description: Designing in quality  Document: Core Strategy & Rural Issues Plan

Policy: CP22 Description: Green infrastructure  Document: Core Strategy & Rural Issues Plan

Policy: CP23 Description: Heritage  Document: Core Strategy & Rural Issues Plan

Policy: CP24 Description: Landscape protection 
and enhancement  

Document: Core Strategy & Rural Issues Plan

Policy: CP25 Description: Biodiversity  Document: Core Strategy & Rural Issues Plan

Policy: CP26 Description: Climate change and 
pollution  

Document: Core Strategy & Rural Issues Plan

Policy: AD25 Description: Forest of Marston Vale  Document: Allocations and Designations Local Plan

Policy: AD23 Description: Bedford River Valley 
Park enabling devel  

Document: Allocations and Designations Local Plan

Please note the following are the approved plan(s) detail(s):
(If any further amendments are  approved/refused following this decision you will need to check on our 
Website or contact the Local Planning Authority for details) 

Plan type:Location Plan Plan ref: 17-03-10-C V No: v1 Received: 29-Nov-17

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-01-C V No: v2a Received: 19-Jun-18

Plan type:Site Layout as proposed Plan ref: 17-03-12 V No: v8 Received: 29-Nov-17

Plan type:Technical Data Plan ref: W16-LAN-020-A V No: v9 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-021-A V No: v10 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-022-A V No: v11 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-023-A V No: v12 Received: 26-Apr-18

Plan type:Technical Data Plan ref: W16-LAN-024-A V No: v13 Received: 26-Apr-18

Plan type:Bridges and Pathways Plan ref: W16-LAN-025 V No: v14 Received: 29-Nov-17

Plan type:Technical Data Plan ref: 17-03-09 V No: v15 Received: 29-Nov-17

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-07-B V No: v19 Received: 26-Apr-18

Plan type:Topographical Survey Plan ref: 17-03-00-B V No: v16a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-02-B V No: v3a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-03-B V No: v4a Received: 26-Apr-18

Plan type:Phasing Plan - Plan ref: 17-03-04-B V No: v5a Received: 26-Apr-18
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Implementation of 

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-05-B V No: v6a Received: 26-Apr-18

Plan type:Phasing Plan - 
Implementation of 

Plan ref: 17-03-06-B V No: v7a Received: 26-Apr-18

Plan type:Levels Plan ref: 17-03-08-B V No: v20 Received: 26-Apr-18

Plan type:Bridges and Pathways Plan ref: 
EC03_4532_AIA_Bridge_V
01

V No: v21 Received: 26-Apr-18

Plan type:Topographical Survey Plan ref: 18-01-01 V No: v22 Received: 26-Apr-18

Plan type:Road Details Plan ref: 170104 V No: v18 Received: 26-Apr-18

Plan type:Proposed Site Layout Plan Plan ref: 17178-01 V No: v17 Received: 26-Apr-18

Date Determined by Committee 23 July 2018 
Appeals: To make an appeal online go to http://www.planningportal.gov.uk/planning/appeals/.  Alternatively to 
submit by post please contact the Planning Inspectorate Customer Support Team on 0303 444 5000 or email 
enquiries@pins.gsi.gov.uk to obtain paper forms and advice. The applicant has a right to appeal against the 
Local Planning Authority’s (LPA’s) decision in accordance with the following:

Householder / Minor Commercial Planning 
Applications

Other Planning Applications

12 weeks from the date of the decision notice. 6 months from the date of the decision notice, or

6 months from the expiry of the period which the LPA had to 
determine the application.

However, if an enforcement notice has been 
served for the same or very similar development 
the time limit is:

28 days from the date of the LPA decision if the 
enforcement notice was served before the 
decision was made yet not longer than 2 years 
before the application was made. 

28 days from the date the enforcement notice 
was served if served on or after the date the 
decision was made (unless this extends the 
appeal period beyond 12 weeks). 

NB – if the LPA has failed to determine your 
householder planning application or you are 
appealing against the grant of permission subject 
to conditions to which you object, or your 
Householder application has an accompanying 
Listed Building application then please follow the 
time limits for Other Planning applications.

However, if an enforcement notice has been served for the 
same or very similar development within the previous 2 
years, the time limit is:

28 days from the date of the LPA decision if the enforcement 
notice was served before the decision was made yet not 
longer than 2 years before the application was made.

28 days from the date the enforcement notice was served if 
served on or after the date the decision was made (unless 
this extends the appeal period beyond 6 months). 

NB – the LPA determination period is usually 8 weeks (13 
weeks for major developments and 28 days for non-material 
amendment applications). If you have agreed a longer period 
with the LPA, the time limit runs from that date. 

OFFICER REPORT The Officer Report is for information and does not form part of the Decision Notice 
Please note this report may have been updated at the Committee meeting. Please refer to the file online at 
www.bedford.gov.uk/searchplans where you can also find a link to the Planning Committee page and view any 
relevant minutes.

http://www.planningportal.gov.uk/planning/appeals/
mailto:enquiries@pins.gsi.gov.uk
http://www.bedford.gov.uk/searchplans
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SITE DESCRIPTION and PROPOSED DEVELOPMENT

SITE DESCRIPTION:
The application site extends to 57.5 hectares overall and straddles a stretch of the River Ouse some 10 
to 12 metres-wide.  The southern portion, within Central Bedfordshire, comprises some 31.9 hectares at 
Willington Lock.  The northern portion occupies some 25.9 hectares within Bedford Borough and 
consists of an access corridor between Willington Lock and Dairy Farm and land at Dairy Farm itself.  
Electricity transmission lines and high pressure gas mains cross the application land on both sides of the 
river. 

The application site is located in open countryside some 330 metres to the north east of Willington 
village and 1km to the south west of Great Barford at the closest points.  Further afield, outside the lower 
valley floodplain, the villages of Moggerhanger and Blunham are 1.8km to the south and 2km to the east 
respectively.  The urban fringe of Bedford lies 1.9km to the west.  The A421 Bedford southern bypass 
runs within 700 metres of the site to the north west.  

There are a number of Grade II listed buildings within Willington at around 430 metres from the closest 
point of the site.  Further Grade II listed buildings can be found at Great Barford.  Barford Bridge is 
Grade I listed and located 1km downstream of the site.  The Grade I Listed buildings at Willington 
Dovecote belong to the National Trust and lie 1km to the south west of the site.  Moggerhanger Park, a 
Registered Park and Garden of Special Historic Interest incorporating listed buildings, lies 975 metres to 
the south east on the rising ground near Moggerhanger village.   

Southern portion of site:
The Willington Lock land comprises three arable fields with grass headlands and boundary hedgerows.  
It is bounded to the north by the River Great Ouse, to the south by Barford Road (CXX) running between 
Willington with Great Barford, to the west by a sparse hedgerow and to the east by a dense boundary of 
riparian trees following a small linear ditch.  Mature trees, predominantly willows, line the river bank.  Old 
field boundaries are evident where two linear tree belts protrude into the site from the river boundary.  
Agricultural access is available via a private track off Barford Road.  The land rises slightly from the river 
with the south west corner sitting some 4 metres higher at 23 metres AOD. 

The site is subdivided by the dismantled Bedford to Cambridge railway which is delineated by a low 
embankment lined with mature trees, remnant hedgerow and grassland.  A 2.4 metre-wide multi-user 
tarmac path runs along the old track bed and forms part of the National Cycle Network Route 51 
(NCNR).  The adjoining parcel of land to the east contains a 5 hectare gravel pit, known as Willington 
Lake, for which Shefford and District Angling Association acquired the fishing rights in 1985. 

An outlying property known as Lock Keepers Cottage is situated approximately 240 metres to the east of 
the site next to Old Mills Lock.  It is accessed via a farm track from Barford Road.   Mill Lane Cottages lie 
midway between the site's western boundary and the edge of Willington village at a distance of 380 
metres from the application land.  The Ouse Valley Way (Public Footpath no. 3) crosses the site 
providing a riverside walk between Great Barford and Willington. 

Northern portion of site:
The access corridor land between Willington Lock and Dairy Farm comprises a flat area of land in 
pastoral use, either grazed or hay cropped, lying between 19 and 20 metres AOD on the north bank of 
the River Ouse and Gadsey Brook.  It is located between a dense strip of semi-natural woodland and 
further old mineral workings known as Barford Lake.  This extensive waterbody was dug more than 25 
years ago as part of the College Farm quarry workings and is landscaped with shelter belts and 
woodland plantations.  The waters are managed by Blunham and District Angling Club.  The truncated 
route of Bridleway no. 23 runs along the southern edge of the access corridor land and is disconnected 
from the wider path network.  

The Dairy Farm land is generally flat at approximately 20.5 metres AOD in the south towards Gadsey 
Brook, but rises steeply to the north to a height of 34.5 metres AOD at the hedge bordering St Neots 
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Road (C44).  It forms part of a wider area quarried for sand and gravel between 2009 and 2015 which 
has been undergoing progressive infilling with inert waste pursuant to the consented restoration scheme.  
Landfilling operations have been suspended in some of the latter operational phases pending the 
outcome of this application.  Consequently, a series of flooded excavations have been left separated by 
unworked corridors of land containing high pressure gas pipelines.  Several indigenous topsoil and 
subsoil storage / screening mounds between 4 and 6 metres in height also remain pending use in final 
restoration works.  

The land extending westwards from the site has been largely reinstated to pre-quarrying levels and 
returned to mixed arable and grazing uses with new hedgerows planted to re-establish old field 
boundaries.  The St Neots Road boundary is delineated by a mature hedgerow with gaps whilst a 
triangular block of woodland is located adjacent to the north eastern end of the site.  To the south and 
south west, between Gadsey Brook and the River Ouse, a wetland incorporating areas of species-rich 
grassland has recently entered an aftercare programme pursuant to its designated nature conservation 
afteruse.  Renhold Public Footpath no. 23 navigates through this area from the end of Water Lane and 
the water meadows to the east having been permanently diverted around the main lake.   

There are scattered dwellings on St Neots Road which are closely bounded by the site boundary, 
including Cuckoo Brook Cottage, Cuckoo Brook House and Dairy Farm.  Further residential properties 
can be found along a narrow cul de sac known as Water Lane, which are several hundred metres from 
the site's western boundary, including Gadsey Brook Cottage, Hillgrove Hill Farm House, Hill Farm Barn, 
Hill Farm and Hillcrest.   
     
A pair of Scheduled Monuments abut the western boundary of the site having been preserved in situ 
during the quarrying operations with a buffer area.  These represent buried archaeological remains of 
national importance in the form of a henge type monument and bowl barrow (NHLE 1015587) and a 
further bowl barrow (NHLE 1015590).  The wider Dairy Farm landholding contains two further scheduled 
areas comprising a hengi-form monument (NHLE 1015586) and two bowl barrows (NHLE 1015589), the 
closest of which is 100 metres from the site boundary.  These monuments were preserved in a similar 
manner during the mineral extraction process.

THE APPLICATION:
Mineral reserve, imported fill requirement and timescales:
Planning permission is sought for the winning and working of 1.09Mt of sand and gravel, which would be 
worked at a rate of 350,000 tonnes per annum giving an operational extraction period of 3 years.  
Mineral extraction would be confined to the 31.9 hectare Willington Lock land south of the river.  The 
boundaries of the proposed mineral working area are wholly within but reduced from the preferred 
strategic area allocation in the 2014 Minerals and Waste Local Plan due to the decision to exclude the 
westernmost field.  The strategic objective of the applicant, Breedon Southern Ltd, is to secure an 
orderly transition between the exhaustion of reserves at Black Cat Quarry and beneath the old plant site 
at Willington Quarry and the commencement of new extraction operations at Willington Lock in the 
second quarter of 2019.  The submitted mineral resource assessment identifies a workable deposit up to 
5.5 metres in depth with an average composition of 41 per cent gravel, 54 per cent sand and 5 per cent 
silt.  Overburden is generally less than 1.5 metres in thickness. The land is constrained by the route of a 
gas pipeline running east to west through the site along the alignment of the old railway embankment, 
and by overhead electricity lines and pylons.  The applicant has assumed these elements of 
infrastructure will be diverted as part of preliminary works and that they pose no constraints to the 
exploitation of the defined sand and gravel deposit. 
      
The calculation of the total recoverable sand and gravel reserve is based on a 30 metre extraction 
standoff to the River Ouse, a 20 metre standoff to Barford Road and a 15 metre standoff to the eastern 
and western boundary hedgerows.  The proposed working scheme envisages the land being excavated 
in four phases which is partly dictated by the logistics of the volume of soils that need to be stripped, 
placed in temporary storage or used directly for restoration following the backfilling of the mineral void. 
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The winning of sand and gravel and infilling of worked out areas with imported inert waste would take 
place concurrently.  A materials balance exercise has identified a requirement for 477,000m3 (c.810,000 
tonnes) of infill material (exclusive of on-site overburden) in order to create the proposed final landform.  
The material would be delivered to the working area by 20 tonne tipper vehicle utilising the new access 
off St Neots Road and bailey bridge.  The deposit of inert waste is programmed to commence 12 months 
after the start of extraction and continue for 5 years at a predicted rate of 170,000 tonnes per annum.   
The applicant has stated there is a possibility that infilling would need to continue into a sixth year.  

Creation of new site access onto St Neots Road:
The proposed access arrangement would entail a simple priority junction incorporating a bellmouth with 
suitable radii to accommodate the turning movements of Heavy Goods Vehicles (HGVs) and visibility 
splays of 4.5 metres x 215 metres to the west and 4.5 metres x 160 metres to the east.  An internal 
access road would be constructed from the new junction to a weighbridge and site office positioned on 
vehicle loop road circulation system.

Establishment of new mineral plant site:
A sand and gravel processing plant would be erected within the northern part of Dairy Farm where the 
previous mineral extraction void has recently been infilled to approximate original ground levels pending 
final spreading of restoration soils.  It is the applicant's intention to relocate the existing bespoke plant 
from Black Cat Quarry, where mineral reserves will soon be exhausted, to Dairy Farm.  It comprises an 
integrated mobile washing plant which offers conveyor feeding, screening, sand washing and stockpiling 
on one compact, portable chassis.  The unit has a production capacity of 225 tonnes per hour, with up to 
5 different material outputs.  It has a maximum height at conveyor level of 8.7 metres.  The operation of 
the processing plant would be wholly ancillary to the proposed mineral extraction operation at Willington 
Lock.  

A new concrete batching plant would be installed in broadly the same location comprising a conventional 
arrangement of ready mix concrete facility with:
* a series of 6 metre-high aggregate storage bins with internal compartments to provide separate 
storage of sand and gravel of various sizes;
* a ramp to a hopper which feeds the storage bins via an inclined conveyor;
* 3 x 12 metre-high silos for the storage of cement imported to the site in conventional tankers and 
discharged into the silos via hermetically sealed pipes, with filters on the silos to prevent fugitive 
emissions; and  
* a batching area for loading the aggregate cement and water into road-going vehicles, mainly concrete 
mixer trucks. 

It would be a direct replacement for the applicant's existing batching plant facility on the Grange Estate 
at Willington Quarry, which has reached the end of its operational life and is shortly to be pulled down to 
allow the last remaining area of permitted mineral reserves beneath the old plant site to be excavated 
and then restored to agriculture.  The applicant states that the plant would produce 24,000m3 of ready 
mix concrete per annum.  The aggregate feedstock for the plant would be limited to site-won material. 

New haul road from plant site to Willington Lock:
An internal haul road would be constructed from the southern end of the plant site to a temporary bailey 
bridge crossing of the River Ouse.  This would involve stripping the topsoils and subsoils from the 
footprint of the road and placement of the soils in temporary storage bunds to the north east of the plant 
site.  It is proposed that this would consist of residual sand and gravels from Willington Quarry.  The 
existing bridge structure linking the Grange Estate with Dairy Farm would be dismantled and re-erected 
on the development site.  

Phased working and reinstatement of Willington Lock land:          
Upon establishment of mobile plant access to the Willington Lock extraction area, topsoils and subsoils 
would be individually stripped from the defined phase 1 area in the south western quadrant bordering 
Barford Road.  Topsoils would be stored in a 2.5 metre-high screen bund alongside Barford Road and in 
a storage mound to the north of the plant site fronting St Neots Road.  The remaining subsoils would 
also be stored in bunds to the north of the plant site.  The mineral would be excavated generally from 



Application No : 17/03351/EIAWM

south to north and hauled by mobile plant across the bailey bridge to the processing yard at Dairy Farm.  
Upon creating sufficient void with operational working space, the tipping of inert waste would commence 
in the south west corner.  Mobile plant would transport as dug mineral to the Dairy Farm processing 
plant via the bailey bridge and internal haul road.

Phase 2 would see mineral extraction progress to the south eastern section of the site.  Some of the 
stripped soils from phase 2 would be directly placed in the backfilled segment of phase 1 to reach final 
restoration profiles.  Other soils arising from the phase 2 strip would be temporarily stored on the base of 
the remaining phase 1 void and in the emerging phase 2 excavation.  The deposit of inert fill would 
progress the backfill restoration of the southern areas of phase 1 and 2.  

The initial phase 3 soil stripping operation would involve direct placement of that material to further 
reinstate phase 1.  The remainder of the soils lifted from phase 3 would partly be used for direct 
placement to achieve final landform contours over additional areas of phases 1 and 2 with the balance 
placed in temporary storage bunds in the base of phases 1 and 2.  Excavations in phase 3, forming the 
north western quadrant of the site, would generally progress from north to south, with inert backfill 
restoration taking place behind the advancing working face.  The north western and northern areas of 
phase 3 would be restored first via direct stripping and placement of soils from within phase 3 and an 
initial phase 4 soil strip.

The soils from phase 4 would be stripped progressively to allow for direct placement within a 
progressively infilled north western area of phase 3 and behind the advancing working face and infilled 
area of phase 4.  Initially stripped soils would be added to the existing temporary soil bunds in the base 
of phase 2.  

Phase 5 would see the continuation of backfilling with inert waste in phases 3 and 4 and the spreading of 
topsoils and subsoils sourced from the interim storage mounds in phase 2. By the end of phase 5, it is 
envisaged that the whole of phases 3 and 4 would be finally restored, with the exception of a central 
access corridor back to the bailey bridge to allow continued material movements. 

The phase 6 operations would involve the completion of backfilling with inert material to the south west 
of the access road corridor in the northern half of phase 1 and the final profiling of this area by spreading 
of the stored topsoils and subsoils from the north of the Dairy Farm plant site.  Upon the completion of 
the phase 6 works, the residual eastern area of phase 2 and the central access road corridor would be 
landfilled and then restored using the residual material from the soil mounds to the north of the plant site, 
the southern perimeter topsoil screen bund and the stores within phase 2 itself.        

The application is based on the assumption that the National Grid high pressure gas pipeline along the 
former rail corridor will be relocated which in turn will allow the sand and gravel reserves along the 
pipeline to be won. If National Grid elect to retain their infrastructure, then this mineral would be sterilised 
and the limits of extraction would be revised to provide agreed standoff margins to a retained pipeline 
corridor, with a reinforced crossing point over the pipeline to access reserves within land to the south of 
the pipeline.  

Water management for mineral processing:
An existing lagoon on Dairy Farm to the south of the proposed mineral plant site would be lined with 
indigenous clays from over deepening of the void.  Once lined, this will form the primary silt containment 
lagoon into which effluent from the mineral washing operation would be discharged and treated via 
settlement.  Treated waters would then be piped northwards to another existing pond on Dairy Farm, 
which is to remain unlined and would act as the site fresh water lagoon supplying fresh water to the 
mineral processing plant.  Effectively there would be a water re-circulation system.  Clean water for the 
concrete batching plant would be sourced in the same way.  A third lagoon would be retained as a 
contingency for future supplementation of the lagoon system and would remain unlined.

Hours of operation:
It is proposed to restrict operating times to 0700 - 1800 hours Mondays to Fridays and 0700 - 1300 
hours on Saturdays, with no working on Sundays or Bank Holidays.  For temporary operations 



Application No : 17/03351/EIAWM

associated with soil stripping, construction and removal of storage bunds and spreading of restoration 
soils, operations would not commence before 0800 hours.  There would be no night-time operations 
other than the essential operation of dewatering pumps.

Traffic:
The application is accompanied by a Transport Assessment to consider the traffic effects of the 
proposed development.  Based on the proposed project programme whereby infilling would commence 
around 12 months after the start of extraction, the maximum forecast number of HGV movements on any 
given working day in years 2 and 3 (i.e. the busiest period) are forecast to be 60 loads of aggregate (120 
movements), 30 loads of readymix concrete (60 movements) and 30 loads of inert fill (60 movements).  
This gives a total of 120 loads in and 120 loads out (240 movements).  This potential maximum daily 
number of lorry movements would only occur in years 2 and 3 of the development.  The number of HGV 
loads would decrease in years 4 and 5 whilst infilling operations are continuing but mineral and ready 
mix concrete production has ceased.  In addition to HGV traffic, the applicant states that there would be 
up to 12 staff (24 movements) per day in cars or other light vehicles but which would reduce in the latter 
years of the project following cessation of mineral and concrete production. 

Employment:
The application refers to the new quarry complex providing 8 full-time positions with a further 16 indirect 
jobs, such as hauliers, fitters and service engineers.  Some existing jobs would be safeguarded for a 
longer period of time by virtue of the fact that a number of staff would be transferred from the closed 
workings at Black Cat Quarry.  

Rights of Way (operational phase):
During the operational phase of the development, the applicant proposes to temporarily divert the NCNR 
around the southern side of the quarry.  The interim 3 metre-wide path would be surfaced so as to permit 
all-season use and the topsoil bund running parallel to Barford Road would screen users from passing 
traffic.  A further temporary diversion would be required for Moggerhanger Footpath no. 3 which crosses 
the northern phases of the extraction area from west to east.  It is proposed to utilise an existing grassed 
track following the south bank of the river and thus within the proposed 20 - 30 metre extraction standoff.  
The bailey bridge would be constructed with sufficient headroom for the diverted footpath to run 
underneath it thereby avoiding the need for any heavy plant crossing.  Along the proposed haul road 
corridor to Dairy Farm on the other side of the river, it is proposed to stop up Bridleway no. 23 for the 
duration of the development.  Since this route is a dead-end anomaly in the network, no temporary 
diversion is proposed.     

Restoration strategy:
The restoration strategy seeks to deliver a mixture of agricultural land with conservation field margins 
and new nature conservation areas, including floodplain grazing marsh, areas of wet woodland, broad-
leaved plantation, new hedgerows and hedgerow trees.  The stated aims of the strategy are to:
* include a contribution to local biodiversity action plan targets along the river corridor;
* to respond to local landscape character with a mixed land use that has a balance of productive 
farming, with wildlife habitats and recreation; to return the land to similar topography; providing water 
bodies near the river; to reinstate lost hedgerows and hedgerow trees to reinforce the landscape 
structure with large and medium scale geometric fields;    
* reinstate the same 13.7 hectares of best and most versatile Grade 3A agricultural land with the original 
soils for arable crops;
* to reinstate rights of way and cycle routes and to provide additional footpaths and bridleways to link 
into the existing network. 

Within the southern portion of the site, the higher ground towards Barford Road would form the bulk of 
the higher grade arable restoration with conservation headlands and new hedgerows.  Within the 
floodplain on the south side of the river, 11 hectares of wet grassland would be created at a slightly 
reduced level from the original landform with 1.6 hectares of ponds and scrapes and a block of wet 
woodland extending to 1 hectare. The NCNR would be reinstated on its original alignment, albeit not on 
an embankment if the gas pipeline corridor is worked for mineral, and Moggerhanger Footpath no. 3 
would be permanently diverted to the riverside.  In addition, a new public bridleway would be created 
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between the NCNR and Barford Road to provide a future strategic link to the dead-end Bridleway no. 8 
on Willowhill Farm. 
 
The central access corridor would be reinstated to conservation grassland.  A new public bridleway 
would be dedicated from the western end of the truncated Bridleway no. 23 following the north bank of 
the Gadsey Brook through the wider Dairy Farm landholding to a junction with Renhold Footpath no. 23.  

The northern portion of the site would be restored broadly in accordance with the existing consented 
quarry restoration scheme for Dairy Farm, albeit approximately 6 or 7 years later upon the removal of the 
plant site and associated infrastructure.  The only exception to this is that the small parcel of land on the 
east side of Cuckoo Brook would no longer be restored to agriculture.  The clean water lagoon would be 
re-modelled to leave shallows as an additional biodiversity feature and a new area of broadleaved 
woodland would be created immediately to the south following infilling of the contingency lagoon.      

Publicity: 
Prior to the submission of the application, the applicant held a public exhibition at Willington Village Hall.  
There was a preview event for key stakeholders followed by an open event for all residents and all 
stakeholders.  The exhibition attracted 112 people, with 31 opting to complete a feedback form.  The 
applicant reports that the exercise was well received, with numerous respondents noting that the 
restoration had the potential to offer considerable benefits.  However, a range of concerns were also 
expressed.  The application also refers to the establishment of a Quarry Liaison Committee post the 
determination of the application to facilitate discussion with the local community on site operations and to 
allow regular public updates on quarry-related matters.      
   

CONSULTATION RESPONSES

Great Barford Ward Councillor
Flood Risk Officer - I've had a look through the proposal this morning and have no 

objections to the surface water proposals submitted.
Environment Agency 04/01/2018

It is considered that planning permission could be granted 
subject to the imposition of conditions in relation to:
- a scheme for restoration of the land covering final contours 
and soil profiles, land drainage arrangements, progressive 
phased restoraton and the potential cells formed as a result 
and a programme of monitoring and implementation within 
each phase to achieve the required afteruse;
- a remediation strategy detailing how any unsuspected 
contamination will be dealt with;
- implementation of a monitoring and maintenance plan in 
respect of water quality;
- implementation of a hydrological monitoring scheme; and
- all surface water run-off to be passed through a settlement 
facility prior to being discharged to any watercourse, soakway 
or surface level sewer with such facility to be maintained for the 
life of development.

The site is located within Flood Zone 3 and is located above a 
Secondary A Aquifer of River Terrace Deposits consisting of 
highly permeable sands and gravels.  The bedrock underlying 
these deposits is unproductive clay strata.  The site is 
considered to be of high sensitivity and could present potential 
pollutant / contaminant linkages to controlled waters.  
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It is strongly recommended that the proposed mitigation 
measures in the submitted (FRA) are adhered to.  A flood risk 
activity permit will be required for the new river crossing.

The Agency notes that the submitted topographical survey plan 
is not particularly detailed in terms of survey points and as 
such it is recommended that a more detailed survey plan is 
produced to ensure the site will be restored at or below pre-
quarrying levels. 

Reference is made to previous discussions between the 
Agency and the mineral operator about opportunities to provide 
fish and eel passage and enhancements on Gadsey Brook in 
terms of net biodiversity gain, including delivery of WFD 
objectives for the River Ouse.

Highways England 15/12/2017 & 08.05.2017 - 
Offer no objection.

Natural England 21/12/2017
NE's screening of the application has triggered one or more 
Impact Risk Zones indicating that impacts to statutory 
designated nature conservation sites (Sites of Special 
Scientific Interest) are likely.  In this case it is considered that 
the impacts on designated sites, and any associated planning 
controls that may be required, is straightforward.  The Council 
is therefore advised to apply the generic advice note for 
minerals and waste applications accompanying NE's response.  
NE has not assessed this application for impacts on protected 
species. Published Standing Advice should be used to assess 
such impacts.  
Attention is drawn to the Council's biodiversity duties under 
section 40 of the Natural Environment and Rural Communities 
Act 2006. 

12/06/2018
NE has considered the proposal in light of its statutory duties 
under Schedule 5 of the Planning Act 1990 and the 
Government's policy for sustainable use of soil as set out in 
NPPF paragraphs 109 and 112.  It is pleasing to note that the 
proposed extraction scheme focuses on achieving a balance 
between restoring Best and Most Versatile (BMV) land whilst 
seeking to contribute to Biodiversity Plan targets.  It is noted 
that the strategy aims to reinstate the same 13.7 hectares of 
BMV (grade 3a) agricultural land with the original soils for 
arable crops.  However, the Wildlife Trust and Forest of 
Marston Vale both point out that the proposed restoration 
concept includes less provision for habitat creation than was 
originally mooted when sites along the Ouse Valley were being 
promoted for inclusion within the MWLP.  Should the 
development proceed, NE is satisfied that the Soils and 
Agricultural Land Classification Report (Appendix 8.1 of ES) 
constitutes a record of the pre-working physical characteristics 
of the application land.  NE is satisfied that the working and 
reclamation proposals meet the requirements for sustainable 
minerals development.

Historic England 21/12/2017 - 
No objection but wish to highlight concerns about safeguarding 
of designated heritage assets located just outside the 



Application No : 17/03351/EIAWM

application boundary.  These are primarily small discreet 
prehistoric scheduled monuments such as barrows and ditched 
enclosures, which survive as buried features.  They were 
preserved in situ during mineral working at Dairy Farm with 
buffers and protection zones put in place.  HE's concerns 
relate to SM 1015587 and SM 1015590 since they are situated 
on the western boundary of the northern section of the 
proposed development area earmarked for an aggregate 
processing plant and silt lagoon.  HE consider that vehicle 
movements and earthmoving may have inadvertant impacts 
upon these monuments.  Great weight should be given to an 
asset's conservation.  It is recognised in para. 134 of the NPPF 
that where a development proposal would lead to less than 
substantial harm to the significance of a designated heritage 
asset, this harm should be weighed against the public benefits 
of the proposal.  In order to meet NPPF requirements, further 
information is required as to what measures would be put in 
place to protect the monuments from harm and damage during 
operations.  The future management of the monuments also 
needs to be addressed and this needs to be linked to the 
outstanding restoration proposal for Dairy Farm (scheme ref. 
17/01933/AOC).  HE anticipate that this could be addressed by 
a suitably worded heritage statement, a monument 
management & protection plan, application mapping and the 
restoration programme.

15/06/2018
HE confirm that they are broadly content with the project as a 
whole and support the Bedford Borough Archaeology officer's 
comments submitted on 25th May 2018.  The applicant would 
need to set out a clear mitigation strategy for the scheduled 
monument going forward in order to minimise and reduce harm 
and risk.  This would need to be approved by HE / 
Archaeologial officer prior to implementation of the scheme.

Beds/River Ivel Internal Drainage 
Board

08/01/2018
The Board has no comments to make with regard to this 
planning application.

National Grid Plant Protection 02/07/2018 -
National Grid exercises its right to place a holding objection 
regarding this development which will cross a high pressure 
gas pipeline.  National Grid has a Deed of Easement for each 
pipeline which prevents change to existing ground levels and 
storage of materials.  It also prevents the erection of 
permanent / temporary buildings, or structures.  The developer 
should be aware of the Health and Safety Executives guidance 
document HS(G) 47 "Avoiding Danger from Underground 
Services", and National Grid's specification for Safe Working in 
the Vicinity of National Grid High Pressure gas pipelines and 
associated installations - requirements for third parties 
T/SP/SSW22.  National Grid will also need to ensure that 
pipeline access is maintained during and after construction.  
Excavation works may take place unsupervised no closer than 
3 metres from the pipeline once the actual depth and position 
has been has been confirmed on site under the supervision of 
a National Grid representative.  Where existing roads cannot 
be used, construction traffic should only cross the pipeline at 
locations agreed with a National Grid engineer.  All crossing 
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points must be fenced on both sides with a post and wire fence 
and with the fence returned along the easement for a distance 
of 6 metres.  The written permission from National Grid is 
required before any works commence within the easement 
strip.

02/07/2018
National Grid exercises its right to place a Holding Objection to 
the above proposal which will cross a High-Pressure Gas 
Pipeline - Feeder.  How is the applicant planning on protecting 
the pipeline at the crossing point?  The easement should be 
kept clear of overburden from the proposed subsoil stores. 

Anglian Water No comments received.
Health And Safety Executive (National 
Quarries Team)

12/12/2017
Comments only received in response to parallel application 
made to Central Bedfordshire Council - 

Surface mineral workings are subject to the provisions of the 
Health and Safety at Work Act 1974, The Quarries Regulations 
1999 and other health and safety legislation.  Enforcement is 
carried out by the Quarry Inspectors of the Health and Safety 
Executive whose primary aim is to prevent the risk of accidents 
to the workforce and others, including the public, who may be 
affected by the activities of the quarry.  

Having considered the information submitted, no areas of 
potential conflict with health and safety requirements have 
been identifed.  As such there are no further comments to 
make.    

The Royal Society For The Protection 
Of Birds

No comments received.

Forest Of Marston Vale 15/05/2017 - 
As one of England's Community Forests, there is a 
Government target to increase woodland cover in the Marston 
Vale to 30 per cent by 2031.  Development sites should 
contribute towards the achievement of this target.  The Forest 
Plan 2000 provides the strategic framework and long term 
vision for creating the Forest and is a material consideration in 
determining planning applications within the Forest boundary.  
The Bedford Borough Local Plan included specific policy 
support for developments to assist in the implementation and 
creation of the Forest (Policy NE21) as set out within the 
Forest Plan (note that this policy has been superseded by 
Policy AD25 of the Allocations and Designations Local Plan).  
The Bedford Borough Core Strategy and Rural Issues Plan 
2008 has preserved the sentiment of this policy support in 
CP24.  Policy AD25 states that the Council will expect 
proposals to address the aims of the project as set out in the 
Forest Plan and seek contributions towards its implementation, 
including the 30% woodland cover target. 

The revised restoration strategy (plan no. W16_LAN_020) 
shows a much improved scheme that benefits public access, 
wodland and wetland habitats.  The applicant and landowner is 
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to be commended on the improvements and especially for the 
vision to support the creation of a new section of bridleway to 
help resolve the dead end anomaly affecting Bridleway no. 8 
as well as the proposed creations and upgrades throughout the 
scheme.  The additional areas of wetland including grazing 
marsh and grassland will complement the wetland habitats that 
have been delivered at the Grange Estate and Dairy Farm as 
part of the delivery of the Bedford River Valley Park.  
Catchment in the floodplain will also be increased.  

Bedfordshire Rural Communities 
Charity

No comments received.

Campaign To Protect Rural England No comments received.
Bedford Ramblers Association No comments received.
Bedfordshire Rights Of Way 
Association

No comments received.

British Horse Society No comments received.
SUSTRANS Comments were submitted only in response to the parallel 

application made to Central Bedfordshire Council - 

The NCR51 (Bedford to Sandy Country Way) is a popular route 
for commuting and leisure.  The proposed diversion adds a 
considerable distance to any journey thereby discouraging use.  
The proposed diversion route is not clear on the submitted Site 
Establishment plan.  Only 2.0 metres of headroom is allowed 
where the route goes under the proposed bailey bridge.  This 
does not meet recommended clearances in Sustrans' design 
guidance (minimum is 2.4 metres).  

The surface of the existing path which will be removed is an all-
season tarmac surface.  This one of the best sections of the 
whole route.  Any diversion has to be capable of all-season 
use.  The bailey bridge embankments have culverts to allow for 
flood flow.  If these are used, the path will be under water and 
unusable when the river floods.  There is no viable diversion.  
The path needs to remain open throughout the year, as it is 
currently, and therefore the path needs to be high enough 
above the river to avoid flooding.  The width of the existing path 
is 2.4 metres.  This is less than current recommendations 
which are that a path should be 3.0 metres.  Given the 
popularity of this route, any restored path should meet this 
standard for all-season use. 

It would aid walking, cycling and riding permeability if the bailey 
bridge could be retained for right of way or permissive use after 
the project.

Cycling Campaign for North 
Bedfordshire

11/12/2017 - 
The application, if approved, would be a major threat to 
National Cycle Network Route 51, which is an extremely 
popular cycle route for both local and national cyclists (and 
walkers).  If diverted, as proposed, around the north and east 
part of the site it would be almost double the current length.

Should the application be approved, CCNB would like to see 
the cycle track diversion, which is likely to be in existence for 
up to 10 years, have a machine laid top surface to a width of at 
least 3 metres (not a 2.4 metre unbound gravel track as 
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suggested).  The actual line of the diversion on the western 
side is not clear on the maps supplied.  But it is recommended 
that the route follows a direct line along the river from 
Willington Lock (as per Public Footpath No. 3).

When the cycle track is restored to its original alignment, it 
should again have a machine laid final surface to at least 3 
metres in width and, if possible, include a diversion behind the 
farm house near Willington Lock to the existing track from 
Danish Camp to avoid the narrow section and two right angled 
blind turns through which cyclists should currently walk.  This 
was proposed by the Forest of Marston Vale in about 2004 but 
never built.

It was proposed by Bedford Borough Rights of Way in 2008 
that Footpath No. 3 from Willington Lock to Great Barford 
would be converted into a cycle route when budgets allowed to 
join up with route 51.  Wide new bridges were installed at the 
time to eventually allow for their use by cyclists.  If the 
application is approved, it would be an ideal time to carry out 
this upgrade when the site is being restored.

HECS (Env Health & Trading 
Standards)

08/01/2018 -
The Environmental Heath officer recommends the inclusion of 
the following conditions should the Local Planning Authority be 
minded to approve the application:
- hours of working shall be restricted to 0700 to 1800 hours on 
weekdays and 0700 to 1300 hours on Saturdays with no 
working on Bank Holidays;
- noise emitted from the site operations shall not exceed 45dB 
LAeq, 1 hour (free-field) at the boundary of Old Mills Cottage or 
any residential property within the village of Willington lawfully 
existing at the date planning permission was granted and shall 
not exceed 54dB LAeq, 1 hour (free-field) at the boundary of 
any other residential premises lawfully existing at the date 
planning permission was granted without the prior written 
agreement of the Local Planning Authority; and
- prior to the commencement of development, submission and 
approval of a dust management plan identifying all significant 
dust release points and sensitive receptors and describing the 
mitigation measures to be applied to control dust.

29/05/2018 - 
No further comments to add to those previously submitted. 

Contaminated Land officer (17/01/2018)
No objection to the application subject to conditions proposed 
by the Environment Agency, as described in their letter dated 
4th January 2018.

The submitted Environmental Statement (ES) has examined 
water resources as a receptor and does not identify any 
potential risks to human health associated with the 
development.  The Enforcement Officer (Contaminated Land) 
agrees with this assessment. 

Reference is made to the Environment Agency's consultation 
response to this application in which 5 conditions have been 
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recommended for the protection of controlled waters.  There is 
support for the inclusion of conditions 2, 3 and 4 (it is 
considered that conditions 1 and 5 are outside the officer's 
remit).  Monitoring results from the requirements of conditions 
2, 3 and 4 should be made available.

Conservation Officer 19/01/2018 & 01/06/2018 - 
A Zone of Theoretical Visibility (ZTV) has been created to 
represent the worst case scenario (i.e. predicted visibility of the 
development without any vegetation or buildings).  This 
illustrates that the development would have a visual impact on 
only one Listed Building (Hill Farmhouse, Renhold), which is 
located c400 metres to the east of the site.  The setting of this 
Grade II listed building contributes to its significance in that it is 
in a predominantly rural landscape.  However, changes to its 
setting include the A421 and quarrying activity at Dairy Farm.  
The Conservation officer accepts the applicant's assessment 
that the setting makes a moderate contribution to the 
significance of this listed building.  Old Mills Cottage (Grade II 
listed) is 235 metres from the eastern boundary of the site.  It is 
situated within a band of woodland with no views of the site.  
The setting of this building is currently agricultural and it is 
likely this makes a positive contribution to its significance 
including its remoteness.  It is noted that the site is designated 
for sand and gravel extraction within the joint Bedfordshire 
Minerals and Waste Local Plan.  It is concluded that there is 
potential for harm to some of the identified heritage assets.  
This is likely to be minor less than substantial harm in the short 
to mid-term to the setting of Hill Farmhouse and very minor 
less than substantial harm to Old Mills Cottage in the same 
timeframe.  Given the distances proposed and the potential for 
mitigation and restoration in the long term, there should be no 
harm to any of the identified heritage assets in the long term.  
The short to mid-term harm identified should be weighed 
against the public benefits of the proposal in line with para. 134 
of the NPPF.  In view of the low level of harm identified (short / 
mid-term) and the absence of long term harm, there are likely 
to be sufficient public benefits to outweigh this harm.

Highways Development Control A simple priority T-junction is proposed. Overall usage should 
be limited to 300 vehicle movements per day to avoid 
excessive peaks in movements that may warrant a ghost right 
turn lane. A daily cap of 260 HGV movements should be set 
(making allowance for the expected non-HGV movements). 
The Highways officer initially recommended that no traffic 
should use the access during the morning peak due to 
concerns about the difficulty of being able to turn right into the 
site against the flow of traffic leaving Great Barford.  But 
additional information submitted on daily traffic patterns and 
accompanying junction capacity modelling indicates there will 
be sufficient gaps in traffic and minimal queueing.  Speed 
survey and weather data has been submitted to indicate that a 
reduced visibility splay in one direction would be acceptable.  
The junction design and visibility is acceptable.  Heavy traffic 
should be routed to avoid local villages.  It is not possible to 
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create a viable central island to prevent right turns out of the 
site towards Great Barford.  This is because such an island 
would need to be at least the full width of the access bellmouth 
to stop vehicles exiting right past the end of it, but this would 
then prevent any right turns into the site from the A421.  It is 
therefore reasonable to require a right turn ban at the site exit 
by the use of a TRO.  Conditions are recommended regarding 
visibility splays, junction warning / turning traffic signs, 
measures to prevent right turns out of the site and restrictions 
on the number of HGVs during morning peak times (0700 to 
0900 hours) and per working day.  
Cycling officer - The proposed temporary diversion of the 
cycleway around the northern side of the site is over twice the 
length of the existing route.  This is not an equal or acceptable 
replacement and does not meet cycle way standards in terms 
of width, surface or directness.

Arboricultural Officer - HER Team 05/02/2018 -
The site is outside the conservation area and is not subject to a 
Tree Preservation Order.  As such, the trees within the red line 
boundary are not afforded statutory protection.  However, this 
area has a high usage for countryside access and the 'treed' 
character of the area is important and needs to be retained and 
protected.  The proposed haul road to the north of the river is 
proposed to be in close proximity to a belt of riverside trees. 
Exact details of the location of this haul road in respect of its 
proximity to any trees in the vicinity are lacking.  This aspect 
requires clarification.  The submission of a tree report in 
accordance with BS 5837 : 2012 is required with supporting 
Tree Constraints / Protection Plan, Implication Assessment and 
Method statement if required.

09/05/2018 - 
The proposed haul road identifies three A grade trees for 
removal.  The response from the Wildlife Trust acknowledges 
the ecology report, which would have identified any wildlife 
issues (e.g. bats) that may utilise the trees.  The Council will 
not be seeking a Tree Preservation Order and therefore the 
removal of the trees is acceptable, although further details of a 
Schedule would be useful to clarify species.  In the long term, 
following the extraction works, restoration of the area will 
increase diversity.

Archaeological Officer 17/01/2018 - 
The Environmental Statement concludes that the development 
will likely cause negative impacts to four scheduled 
monuments (NHLEs 1015587, 1015590, 1015589 & 1015586). 
The harm will come from the conspicuousness of the new 
processing plants and the industrialising effects of quarrying 
activities on the character of their setting and increased noise, 
dust and vibration caused by traffic movements. The 
assessment notes that the effects would be medium term in 
nature lasting 6 - 7 years.  The Archaeological officer generally 
agrees with these conclusions and considers that the level of 
harm caused is likely to be a high level of 'less than substantial 
harm' for NHLEs 1015587 & 1015590 and a lower level of 'less 
than substantial harm' for monuments NHLEs 1015589  & 
1015586. Due to their immediate proximity to the processing 
plants, there is potential for direct impact on two monuments 
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(NHLEs 1015587 & 1015590) unless measures are taken to 
protect them from activities. The applicant is encouraged to 
provide further details on the protective measures proposed to 
prevent such direct harm during operations and restoration. 
Whilst the processing plant itself is located within areas 
formerly subject to mineral extraction, there is potential for 
direct impacts to underlying archaeology to be caused by the 
proposed soil storage areas, access roads and associated 
infrastructure. Should permission be granted, an 
archaeological mitigation strategy will be required ahead of 
commencement works.

25/05/2018 - 
The applicant has provided further details on the protective 
measures proposed to prevent direct harm to the adjacent 
monument (SM 1015587).  Recent aerial photography 
demonstrated that the bund and buffer zone have provided 
sufficient protection for this monument and if left in place 
should still provide sufficient protection. Concerns remain 
regarding setting impacts which are likely to result in 'less than 
substantial harm' using NPPF terminology (para.134).

Countryside Access Service (Public 
Rights Of Way)

18/01/2018 -
The proposed diversion of Footpath no. 3 alongside the river 
should be dedicated as a public right of way (PROW) and 
surfaced to enable multiple uses.  It should be built to a 
standard to enable future cycle linkage to Great Barford and to 
the National Cycle Route 51 (NCR51) once it is reinstated.  
NCR51 should also be dedicated as a PROW to ensure they 
are maintained post mineral extraction.  The track to the south 
of the existing NCR51 which links with Barford Road should 
become a PROW to provide a future bridleway link with an 
extended Willington Bridleway no. 8 to the south of Barford 
Road.  There is a need to create a bridleway link on the north 
bank of the main river and Gadsey Brook effectively linking 
Water End Lane, Renhold (and the new wooden bridge over 
the Gadsey Brook) with the truncated Great Bridleway no. 23 
downstream.  This has been identified in previous restoration 
plans.  It is preferred that this is dedicated as a PROW rather 
than a permissive path.  This will require the provision of 
infrastructure to enable access such as gates, signage and 
small bridge structures.

These proposed access improvements will provide better links 
to the wider right of way network and a number of alternate and 
circular routes for users will be created.  This area is part of the 
Bedford River Valley Park (BRVP) and will contribute to the 
improvement of public access outlined in the BRVP document.

In terms of strategic access in the Ouse Valley and BRVP, 
there is potential for a number of wider benefits to public 
access arising from mineral extraction development in this 
area.

Great Barford Parish Council The Parish Council has concerns regarding the safety of the 
access onto the C44 (St Neots Road), including vehicles 
turning right into the site.  A central road feature should be 
installed to ensure safe access.  It would be advisable to lower 
the speed limit in the area.  Plant vehicles must not use the 
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Great Barford Bridge (an Ancient Monument).
Renhold Parish Council No comments received.
Willington Parish Council No comments received.
National Planning Casework Unit No comments received.
East West Rail Consortium Comments only received in response to parallel application 

made to Central Bedfordshire Council -

At present, the proposal does not immediately impact on any of 
the proposed route options between Bedford and Cambridge.

Renhold Ward Councillor No comments received.
Great Barford Ward Councillor No comments received.

NEIGHBOUR COMMENTS

The application has been publicised by way of a press notice, neighbour notification letters posted to 
occupiers within a 250 metre radius of the site boundary and the posting of more than 10 site notices 
(combined total for BBC and CBC notices).  The further information submitted in response to the 
Regulation 25 request was similarly advertised.  

Five representations have been made in respect of the application made to Bedford Borough Council, of 
which four are registered as objections.  (No representations have been received in response to 
advertisement of the identical application made to Central Bedfordshire Council, which has yet to be 
determined).  A number of the comments made, however, focus on the impact of the extraction 
operations which would be confined to land south of the river within Central Bedfordshire.  Given that the 
merits of the development scheme must be assessed as a whole and not on the basis of administrative 
boundaries, comments have therefore been treated as if they were made in respect of both applications.  
A summary of the representations made is produced below:

The red line boundary appears to extend well beyond the Bedford Borough boundary and therefore a 
large part of the application and most of the extraction area appears to lie outside Bedford Borough's 
jurisdiction.  If Bedford Borough are minded to approve this application, they must require the applicant 
to resubmit, limiting their application to the area within the Council's boundary. 

The constraints on the infill and future use of the site ('...partially infilled with imported inert material...') 
are nowhere near strict enough allowing the site to be used as a dump for inert waste which would 
include the potential for household and industrial waste to be dumped there.  This will not only impact on 
Willington but also the villages of Great Barford, Blunham, Chalton and Moggerhanger which are 
immediately downwind of the site.

The application would have a devastating effect on and destroy the quiet enjoyment of the river and the 
public footpath (Ouse Valley Way) between Great Barford and Willington as well as the popular cycle 
route 51 between Sandy and Bedford.  It is appalling that the Council has even entertained this money-
making venture.  The village already has a quarry which on its own is devastating enough for wildlife.  
The small patch of woodland to the left of the lock is one of the only places near the village to hear 
Nightjars and is a favoured place of other birds.  All of this will disappear from the village as a result of 
these plans which should be rejected outright.  The village should not be destroyed in the name of a 
quick buck for a company that does not care and run by people who have never set foot in the village. 
  
The area forms part of the River Ouse flood plain.  There is concern that the works will impact on the 
ability of the land to flood which may result in considerable impacts on other parts of the river such as at 
Great Barford and its important river crossing which is essential to local communities and businesses.

If the Council are minded to approve the application, it should be ensured that the works include 
substantial exclusion zones either side of the cycle route 51 with natural measures to conceal the works 
from public view with limited and highly controlled vehicular crossing points.  There should be severe 
limitations on the infill, excluding any man-made material, to ensure the land is returned to farmland of 
similar quality and site profile to that which is existing or requiring the land to be left as lakes and 
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woodland to extend the country park.  Reference is made to other constraints such as limits on working 
hours, generation of noise, dust, pollution and traffic movements from the site which should be 
conditioned by the Council as a matter of course.  The Council should also ensure that any approval is 
conditioned to ensure that the capacity of the flood plain is not affected during any phase of 
development.  

Residents of Mill Farm and Brutus Barns point out that their properties overlook the proposed 
development site for extraction of gravel being the closest properties.  Objection is raised on the basis 
that there is no screening bund or fence between those dwellings and the extraction area.  Without such 
bunding, the objectors are concerned that the works will give rise to adverse effects of noise and dust 
pollution.  It is noted that the application appears to show screen bunding and fencing along the Barford 
Road side of the site.  Further concerns are raised with respect to the elevated nature of the river bailey 
bridge, which will create noise pollution when dump trucks cross the metal platform.

Public health and well-being concerns have been raised by residents, including physical and mental 
health issues.     

The updated application has moved the boundary line (away from Mill Farm Cottages), which is 
comforting.  However, the application cannot be supported with a lack of information as to how residents 
will be impacted visually and in terms of dust and noise.  The applicant, Breedon, has been made aware 
of residents' concerns but there has been no response.  If Breedon are unable to follow up individually, 
perhaps another public meeting should be arranged? 

These matters will be considered within the assessment section of the report.

ASSESSSMENT OF APPLICATION

1.0 CONTEXT AND MAIN ISSUES ARISING

1.1 The application is to be determined by the Planning Committee as there have been neighbour 
objections and the recommendation is for approval (subject to the prior completion of a Section 106 
Agreement).  

1.2 The main issues arising in respect of this application are:

- Environmental Impact Assessment
- Overview of national and local policy 
- Need for the mineral
- Working Programme - phasing arrangements, materials balance, services
- Restoration and aftercare
- Ecology and nature conservation
- Landscape and visual impacts
- Agriculture and soil resources
- Hydrology and hydrogeology
- Noise
- Air Quality
- Transportation
- Cultural Heritage
- Cumulative impact
- Section 106
- Conclusion

2.0 ENVIRONMENTAL IMPACT ASSESSMENT

2.1 On 27 February 2017, separate Scoping Opinions were adopted by the Planning Authorities, 
based on the quarry scheme as a whole, identifying the range of topics to be covered in the 
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assessments and reported in the Environmental Statement.  Since these Scoping Opinions were issued, 
however, new EIA Regulations have come into force.  The 2011 EIA Regulations have been revoked 
and replaced by the Town and Country Planning (Environmental Impact Assessment) Regulations 2017.  
There are transitional provisions in place whereby the 2011 Regulations continue to apply.  These apply 
in those instances where a proposed development was subject to a Scoping Opinion made on or before 
16 May 2017 and the application subsequently made is materially the same (regulations 18 and 76 
refer).  Officers take the view that application as formally submitted to each Council is materially different 
from the development subject of last year's Scoping exercise.  There have been modifications to the red 
line area as a result of changes to the position of the haul road corridor, bailey bridge crossing and soil 
storage / screening mounds.  Furthermore, the area of mineral extraction has been reduced as a result 
of the decision to exclude the westernmost field.  It was concluded therefore that the applications must 
be considered pursuant to the new EIA Regulations.   

2.2 The application is accompanied by an Environment Statement (ES) which includes chapters or 
sections on landscape and visual impact, ecology, agriculture and soil resources, hydrology and 
hydrogeology, noise, air quality, transportation, cultural heritage, cumulative impacts and alternatives.  
This is in line with the breadth of information sought by the Scoping Opinions.  By virtue of regulation 
18(3)(f) and Schedule 4 of the 2017 Regulations, the list or extent of environmental information to be 
included in an ES (so far as they are relevant to the specific characteristics of the development and the 
environmental features likely to be affected) has been widened.  For example, human health (such as 
accidents and disasters) and climate (such as the nature and magnitude of greenhouse gas emissions 
and the vulnerability of the project to climate change) are now specifically listed as factors to be 
assessed.  The specific characteristics of the proposed development do not warrant consideration of 
human health over and above the assessment already undertaken as part of the air quality chapter.  The 
vulnerability of the project to climate change has already been assessed from a food risk perspective.  It 
is officers’ view that the new 2017 Regulations do not give rise to a need for new environmental topics or 
subject matters to be addressed within the ES and in this regard the submitted ES is judged to be 
compliant with the new regulations.         
 
2.3 During the course of processing the application, a request made under Regulation 25 of the 2017 
EIA Regulations sought additional information, evidence and clarification on a number of points 
including:

- working plans and interaction with the gas pipelines in the event that the owners elect not to divert this 
apparatus;
- survey information underpinning the Transport Assessment;
- maximum levels of HGV traffic;
- loading arrangements for mineral HGVs;
- soil and fill volumes;
- interaction with the existing approved soil handling scheme for Dairy Farm;
- floodlighting usage and visual impact at night; 
- the extent of loss of riverside / riparian trees;
- protection and future management of the Scheduled Ancient Monuments adjoining the proposed plant 
site;
- restoration strategy and afteruse; and
- public access.

2.4 The Regulation 25 response has been the subject of further publicity and consultation in 
accordance with the 2017 EIA Regulations.  

3.0 OVERVIEW OF NATIONAL AND LOCAL POLICY

3.1 The policies within the National Planning Policy Framework (NPPF) are material considerations 
to be taken into account alongside the guidance set out in the National Planning Practice Guidance.  The 
NPPF's core planning principles include focussing development in locations which are, or can be made, 
sustainable.  It contains a series of policy statements of relevance to this application, namely:
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- Building a strong, competitive economy;
- Promoting sustainable transport;
- Meeting the challenge of climate change, flooding and coastal change;
- Conserving and enhancing the natural environment;
- Conserving and enhancing the historic environment;
- Facilitating the sustainable use of minerals. 

3.2 Policies within the Minerals and Waste Local Plan: Strategic Sites & Policies 2014 (MWSSP) are 
afforded full weight whilst saved policies from earlier plans may be given due weight according to their 
degree of consistency with the NPPF.  Policy MWSP1 of the MWSSP also sets out a presumption in 
favour of sustainable development in line with the approach in the NPPF.  Through policy MWSP3 of the 
MWSSP, applications for mineral extraction and waste management development should be determined 
with regard to, inter alia, the saved General and Environmental policies in the Bedfordshire & Luton 
Minerals & Waste Local Plan 2005 (MWLP). A number of policies within the 2002 Bedford Borough 
Local Plan (BBLP) have also been saved and are material to the assessment of the application.       

3.3 Government Planning Practice Guidance (PPG) is available as a web-based resource under a 
series of categories.  The Minerals PPG advises that the suitability of a proposed mineral working site 
must be considered on its own merits taking into account issues such as:

- need for the specific mineral;
- economic considerations (such as being able to continue to extract the resource, job retention, ability to 
use existing plant and other infrastructure);
- positive and negative environmental impacts (including the feasibility of a strategic approach to 
restoration); and
- the cumulative impact of the proposals on the area.

3.4 These issues are examined in the following sections of this report. 

3.5 In terms of the national and local policy considerations of relevance to waste development, the 
Waste Management Plan for England (WMPE) aims to work towards zero waste economy by use of the 
waste hierarchy.  Under this hierarchy, landfill should usually be the last resort.  This approach is 
reinforced by the National Planning Policy for Waste 2014 (NPPW), which states that disposal is the 
least desirable option and should only be used when none of the options further up the hierarchy are 
appropriate.  However, whilst the NPPW expects Authorities to drive waste management up the 
hierarchy, it also requires provision to be made for waste disposal.  It is proposed to import inert waste to 
the site to achieve the desired final restoration levels (supplemented by on-site overburden) and this has 
been the subject of a materials balance exercise.  Materials would be sourced from within Bedfordshire 
and outside of the Plan area.  By virtue of policy WSP14 of the MWSSP, proposals for the disposal of 
inert waste should be looked at in a favourable light where they would contribute towards the restoration 
of former mineral working voids or give rise to an environmental benefit.  The likely impacts of inert 
landfill operations must be balanced against the proposed benefits.  A fundamental point to consider is 
whether the proposed scale of the inert waste filling operation and the volume of fill identified is 
proportionate to achieving an acceptable or enhanced restoration solution.  

3.6 Section 7 of the NPPW states that when determining planning applications, waste planning 
authorities should, inter alia, consider the likely impact on the environment and on amenity against the 
locational criteria set out in Appendix B.  Those factors of relevance to this application re listed below 
and addressed in subsequent sections of this report:

- protection of water quality and resources and flood risk management;
- landscape and visual impacts;
- nature conservation;
- conserving the historic environment;
- traffic and access;
- air emissions, including dust; and
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- noise, light and vibration. 

4.0 NEED FOR THE MINERAL

4.1 Saved policy GE1 of the MWLP requires applicants to provide sufficient information in respect of 
several matters including the need for the development in a national, regional and local context.  

4.2 Paragraph 142 of the NPPF states that:
"Minerals are essential to support sustainable economic growth and quality of life.  It is therefore 
important that there is a sufficient supply of mineral to provide infrastructure, buildings, energy and 
goods that the country needs.  However, since minerals are a finite natural resource, which can only be 
worked where they are found, it is important to make best use of them to secure their long-term 
conservation." 

4.3 Significant weight should be placed on the need to support sustainable economic growth through 
the planning system.  Furthermore, great weight should be given to the benefits of mineral extraction, 
including to the economy (NPPF paragraphs 19 and 144 refer).  The NPPF acknowledges the 
importance of planning for a steady and adequate supply of aggregates and to maintain a sand and 
gravel landbank of at least 7 years (paragraph 145).  Alongside this, each MPA is expected to prepare 
an annual Local Aggregate Assessment (LAA) which looks at the rolling 10 year sales average and other 
information to identify the general trend as part of the consideration as to whether it might be appropriate 
to increase supply.  The NPPF does not set an upper limit on landbanks but advises that they should 
principally be used as an indicator of the security of aggregates minerals supply.  Similarly, the PPG 
advises that there is no maximum landbank level and each application for minerals extraction must be 
considered on its own merits regardless of the length of the landbank.  A joint LAA is produced on behalf 
of Central Bedfordshire, Bedford Borough and Luton Borough Councils to cover the whole of the Plan 
area. 

4.4 The adopted Minerals & Waste Local Plan Local Plan: Strategic Sites & Policies 2014 (MWSSP) 
makes provision for a supply of 1.84Mt of aggregate minerals per annum throughout the Plan period to 
2028.  This equates to the sub-regional apportionment for the Plan area derived from National and 
Regional guidelines for aggregates in England (published in 2003 and revised in 2009).  

4.5 Paragraph 145 of the NPPF advises MPAs to seek and take into account the technical advice 
from the relevant Aggregate Working Party (AWP).  In 2016, the East of England AWP expressed 
concern that the apportionment figures, which expire in 2020, were becoming outdated and, given that 
the prospect of updated guidelines emerging in the foreseeable future appears unlikely, AWP members 
have highlighted the need for sand and gravel provision in plans to be based upon the methodology 
expressed in national policy and guidance (NPPF paragraph 145 and Planning Practice Guidance 
paragraphs 61 - 71).   

4.6 According to the East of England AWP Annual Monitoring Report (2017), as at 31 December 
2017 estimates of permitted reserves in the Plan area totalled 15.9Mt.  Applying the methodology in the 
NPPF based on the rolling average 10 year sales to stated reserves, indicates a landbank of 12.4 years.  
This represents a reduction from the corresponding landbank calculated at the end of 2016 of 14.3 
years.   Calculating the landbank based on the sub-regional apportionment figure of 1.84Mt per annum 
produces a lower landbank as at the end of 2017 of 8.6 years compared with 10 years at the end of 
2016, although still above the minimum 7 year landbank test in the NPPF. 

4.7 Policy MSP1 of the MWSSP sets out the spatial strategy for the supply of aggregate sand and 
gravels.  In the supporting text, it is stated that new strategic sites for the production of sand and gravel 
will be required in order to maintain a minimum supply of 1.84Mt per annum, with an additional 10.07Mt 
of sand and gravels needing to be released over the Plan period to supplement reserves at existing 
workings.  In order to satisfy this provision, the MWSSP identifies six strategic aggregate sand and 
gravel sites with total reserves of 10.1Mt in the Lower Ouse and Ivel Valleys.  The allocated sites are as 
follows:
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- Willington Lock
- Blunham / Roxton
- Black Cat (northern and southern extensions)
- Willowhill Farm
- Bridge Farm
- Land south of Broom village.   

4.8 There is therefore a policy presumption in favour of releasing the application site (as well as the 
adjoining areas of land at Bridge Farm and Willowhill Farm) for mineral extraction during the Plan period.  
The applicant has submitted the findings of a mineral resource assessment based on 2015 borehole 
investigations and other data.  This confirms the quality of the river terrace deposits and an exploitable 
mineral reserve of 1.09Mt taking into account site constraints and boundary standoffs.  It assumes that 
the National Grid gas pipeline and electricity pylons would be diverted to allow the underlying mineral to 
be won.  Although the mineral yield is less than the figure of 1.24Mt identified in the MWLP, this is partly 
a consequence of the company's decision to exclude the westernmost field of the strategic allocation 
from the proposed scheme.  The assessment is considered to be sufficiently robust.    
                                                       
4.9 Planning permission was granted in April 2016 for the extraction of some 650,000 tonnes of sand 
and gravel as an extension to the applicant's Black Cat Quarry on the A1 at Chawston.  Reserves at 
Black Cat Quarry are expected to be exhausted by the end of 2018.  There are very limited undug 
reserves at Willington Quarry (Grange Estate) beneath the old processing and batching plants, which 
must be won by the end of this year before the permission expires and to allow final restoration to be 
delivered in line with approved timescales.  Otherwise the company has no permitted reserves in the 
Plan area to fall back on.  The release of further identified sand and gravel reserves at Willington Lock 
would help to ensure continuity of mineral production for one of main operators in the Plan area.  

4.10 In considering the acceptability of the development proposals, the national importance attached 
to maintaining a steady supply of aggregate minerals needs to be balanced against other environmental 
and amenity considerations, both positive and negative, as examined in the subsequent sections of this 
report.   
 

5.0 WORKING PROGRAMME – PHASING ARRANGEMENTS, MATERIALS BALANCE, SERVICES

5.1 The extraction land has been designed as a four phase operation which would yield some 
350,000 tonnes of mineral per annum giving an operational life of some 3 years.  The phases would not 
provide equal volumes but have been designed partly to reflect the logistics of the volume of soils which 
need to be handled.  The series of working plans identify the volume and type of soil resource in each 
phase and chart the movement of the soils from initial stripping to temporary storage (for later 
placement) or direct placement for restoration.  It is necessary to transport some of the soils over the 
river for temporary storage on higher ground in the plant site area so as to avoid stockpiling of materials 
in the flood plain.  The plans also depict the stage of working at the end of each phase and the extent of 
restoration progress.  A materials balance exercise has been undertaken to demonstrate fill 
requirements and placement volumes for delivering proposed final restoration levels in each phase.  

5.2 The application is based upon an assumption that the National Grid pipeline present along the 
former railway line corridor will be relocated which will allow the mineral along this corridor to be 
excavated during phases 1 and 2.  However, the costs associated with removal of statutory undertaker 
pipelines is substantial and very likely to be prohibitive.  Dairy Farm and Black Cat Quarries are a case 
in point.  Officers therefore expect that negotiations between the applicant (mineral owner) and National 
Grid will take place on the back of any grant of planning permission to settle a compensation payment 
for sterilisation of the permitted mineral reserves.  In this scenario the limits of extraction would need to 
be revised to provide agreed standoff margins to a retained pipeline corridor, with a single reinforced 
plant crossing point over the pipeline to access reserves to the south of the pipeline.  This would be an 
at-grade crossing, with suitable warning signs relating to heavy plant crossing.  This would be a localised 
issue not dissimilar to the existing mineral plant site at Willington.  A conceptual plan has been produced 
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to show modified working phases and extraction limits.  The retention of the pipeline corridor would 
mean that the Bedford – Sandy cycleway remains undisturbed and open for use on its current alignment 
along the former rail corridor.  There would be no need for this route to be temporarily diverted around 
the edge of the quarry land.  The required standoff margin to protect the pipeline would effectively also 
protect the cycleway, with a standoff to the low embankment.  The scheme also assumes that the 
electricity pylons on the extraction land will be removed / relocated.  One pylon sits within the southern 
eastern corner of phase 3 whereas the other two fall close to the site boundary.  As a guide, standoff 
margins of some 8 metres with 1 in 3 batters have been adopted during extraction at Dairy Farm.  If the 
pylon owners elect to retain their infrastructure, similar compensation negotiations would take place. The 
low embankment along the former rail corridor is estimated to contain some 5,500m3 of material.  
Should any decision be taken to remove the pipeline, the nature of this material would be tested and 
assessed prior to removal and a decision made as to whether it is consistent with the recovery permit list 
of materials and can be used as backfill within the mineral void, or whether it will need to be removed 
from the site for disposal / use elsewhere.  The operator would still be able to carry out the quarrying, 
infilling and restoration operations in broad accordance with the submitted working drawings if the 
pipeline and pylons remain in situ.  Minor alterations to detailed aspects of the site restoration would be 
required if services are not removed, which could be addressed as part of a scheme for the submission 
of a detailed final restoration plan.  A condition could be imposed accordingly.      

5.3 The Council’s Cycling Officer, SUSTRANS and Cycling Campaign for North Bedfordshire have 
raised concerns regarding the increased distance that would need to be covered by users in the event 
that the cycleway is temporarily relocated to the outer edge of the extraction site.  An alternative shorter 
route is recommended by the Cycling officer but this would cross land that is not under the applicant’s 
control and outside the red line area.  It is therefore not deliverable.  The application originally proposed 
a temporary diversion of the cycleway around the north side of the quarry to provide a more pleasant 
route taking in part of the river.  This reflected local resident feedback from a pubic exhibition of the 
quarry proposals which was held prior to submission of the application.  However, this diversion has 
been ruled out on the advice of SUSTRANS as it would be liable to flooding and not capable of all-
season use.  Any temporary re-routing of the cycleway therefore needs to go around the Barford Road 
side of the quarry where flooding is not an issue.  In the unlikely event that the section of Bedford to 
Sandy cycleway crossing the site is temporarily diverted around the edge of the site to allow the mineral 
along the former rail corridor to be worked, there would need to be a clause in a Section 106 Agreement 
to provide for its temporary relocation to an adequate standard followed by reinstatement to the original 
alignment at the final restoration stage.  It should be noted that the cycleway is open to the public by 
virtue of a various landowner agreements and does not constitute a public right of way.         
      
5.4 Three further National Grid gas pipelines cross part of the site within Dairy Farm.  Reinforced 
pipeline crossing points have been in place during quarrying operations on the back of appropriate 
consents from National Grid.  The pipeline corridors are shown on the proposed layout plan for the plant 
site along with indicative locations of proposed crossing points.  There would need to be a new crossing 
point for the main internal haul road from the plant site to the extraction area (at the south eastern edge 
of the plant site).  This would follow established engineering details as in place at other crossing points 
on the Willington Quarry complex.  No new lagoons are proposed and the standoff margins to the 
existing lagoons would remain as current. National Grid has lodged a 'holding objection' at a late stage 
requesting further details as to how the pipeline would be protected at the crossing point, although it is 
unclear which crossing point is being referred to.  Officers consider that full construction details of the 
crossing points, whether existing or proposed, could be made the subject of an appropriately worded 
pre-commencement condition. 

5.5 It is considered that the plant site has been designed with sufficient space for the fixed plant, 
stockpiles and circulation of road going HGVs and other mobile plant movements.  The plant site 
location takes advantage of being a former quarry area filled to a level platform that is 1 metre below 
surrounding land as the layer of restoration soils have yet to be replaced.   

5.6 One objector has raised concerns about the dangers faced by any people gaining unauthorised 
access to operational parts of the site. Quarry operators must comply with health and safety legislation 
and take reasonable measures to secure operational areas.  Public warning signs would need be placed 
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in prominent positions where there is an identified risk.  The Health and Safety Executive (HM Inspector 
of Quarries) has not objected to the application.  

 
6.0 RESTORATION AND AFTERCARE

6.1 Section 13 of the NPPF encourages planning authorities to provide for restoration and aftercare 
at the earliest opportunity and to high environmental standards. Saved MWLP policy GE1 requires 
applicants to provide sufficient information to enable the planning authority to assess, inter alia, that the 
restoration and aftercare of the site can be secured and enable an afteruse appropriate to the site and its 
geographical context.  Saved MWLP policy GE26 requires proposals for minerals and waste 
development to include a high quality restoration within a reasonable timescale.  The policy observes 
that normally this would be for agriculture, forestry, nature conservation, amenity or recreation.  The site 
lies adjacent to the Forest of Marston Vale and the Bedford River Valley Park to which policy CP24 of 
the CSRIP and policies AD25 and AD26 of the ADLP apply.  The site is covered by the Ivel and Ouse 
Countryside Project (MWLP policy GE4 refers).  That part of the site within Bedford Borough falls within 
Green Infrastructure Opportunity Zone 3 (Lower Great Ouse Valley).  These zones reflect those areas 
where there is the greatest potential to maintain and enhance the multi-functional nature of green 
infrastructure across the five themes of landscape, historic environment, biodiversity, accessible green 
space and access routes.  Developments are expected to contribute to green infrastructure 
enhancements, where appropriate, in line with policy CP22 of the CSRIP and saved policy GE21 of the 
MWLP.  

6.2 The overall aim of the submitted restoration strategy is to achieve a balance between 
reinstatement of Best and Most Versatile agricultural land whilst delivering biodiversity, landscape and 
green infrastructure benefits.  The Wildlife Trust and Forest of Marston Vale are generally supportive of 
the strategy but correctly point out that there is less provision for wetland habitat creation than was 
originally mooted when the sites on the Ouse Valley were being promoted in 2008 for inclusion in the 
emerging Minerals and Waste Local Plan.  Officers hold the view however that the scheme put forward 
attracts broader policy support.  It provides multiple benefits for the public and environment through the 
provision of a suitable mix of afteruses and effectively balances competing land use objectives.  Natural 
England is satisfied that the reclamation proposals meet the requirements for sustainable minerals 
development as set out in Minerals Planning Practice Guidance.  The restoration design principles also 
find the support of Central Bedfordshire's Ecologist.  

6.3 The importation of inert waste is central to delivery of the proposed restoration strategy.  It will 
allow a sizeable part of the site to be reinstated to pre-quarrying levels for productive agricultural 
afteruse and for the rest of the site to be restored to slightly reduced levels to support the development 
of marginal aquatic and seasonally flooded areas.  If the restoration scheme excluded the import of fill, 
the site would need to be left as a large lake(s) with limited agricultural restoration.  This is not 
considered to be a sustainable alternative and would not exploit the potential for the site in terms of the 
balance and quality of restoration afteruses.  As the restoration of the site by landfilling with inert waste 
is judged to contribute to a higher standard of reclamation, the application complies with policy WSP14 
of the MWSSP.  

6.4 The restoration strategy is in keeping with the aims and objectives of the Ivel and Ouse 
Countryside Project and the Bedfordshire & Luton Biodiversity Action Plan (BAP).  UK BAP priority 
habitats which are present within Bedfordshire and included within the proposed restoration scheme are 
flood plain grazing marsh, cereal field margins / conservation headlands, hedgerows, lowland deciduous 
woodland, wet woodland and ponds / water bodies.  The creation of more than 12 hectares of wetland 
features and grazing marsh / wet grassland represents a sizable habitat enhancement for the Ouse 
Valley and will complement similar habitats that have been delivered on the Grange Estate and Dairy 
Farm, which have been incorporated into the Bedford River Valley Park.  Whilst the extraction proposals 
would result in the loss of 1233 metres of generally species-poor hedgerow, this would be replaced with 
2068 metres of new and enhanced species-rich hedgerow.  There remains a commitment to plant 850 
metres of new hedgerow on Dairy Farm, albeit these landscaping works would be delayed by 6 or 7 
years until cessation of use of the mineral plant site.    
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6.5 During the process of determining the application, the restoration strategy was adjusted to reflect 
the views of consultees, including:

- securing a permanent diversion of Moggerhanger Footpath no. 3 along an existing grassed riverside 
track (an existing desire line) rather than returning this route to its definitive alignment through the 
proposed wetland and grazing habitats where ground nesting birds would be vulnerable to disturbance 
from people and dogs;  
- dedication of a new public bridleway from the cycleway to Barford Road to improve future connectivity 
by helping to resolve a dead end anomaly affecting Willington Bridleway no. 8 (originally proposed as a 
permissive route);
- an extension of the truncated Public Bridleway no. 23 along the north bank of the Gadsey Brook to 
close a gap in the right of way network through Dairy Farm (originally proposed as a permissive path 
only); and
- planting of restored arable field corners and small groups of trees focussed around the river bank to 
better contribute towards the 30% tree cover target and to create a wooded edge to the Forest of 
Marston Vale boundary.

6.6 The dedication of additional public rights of ways would help to mitigate for the disruption caused 
to the path network during the operation of the site and would extend opportunities for public access in 
the long term in accordance with a raft of policies.  Both Council's Rights of Way officers and the Forest 
of Marston Vale indicate a preference for dedicated routes over permissive paths as they ensure 
longevity, promotion and maintenance.  The dedication of new routes and the standard to which they are 
laid out would need to be secured through a Section 106 Agreement and follow adopted guidance.  The 
applicant proposes to use powers under section 257 of the Planning Act to permanently divert Footpath 
no. 3 to the field side track on the south side of the river.    

6.7 In conclusion key consultees broadly accept the restoration as being appropriate by making 
improvements to the ecological networks along the river valley and contributing positively to green 
infrastructure.  Subject to securing a detailed final restoration plan based on the submitted strategy, the 
development should bring about a long term net gain in biodiversity.  The degree of net gain would 
undoubtedly be increased if the Blunham Disused Railway CWS is left undisturbed and does not need to 
be re-created.  An extended aftercare period of 10 years has been agreed which needs to be formalised 
through a Section 106 Agreement.  Provision is also made within the agreed heads of terms for the 
planning authority's monitoring costs to be reimbursed.  Securing this extended aftercare period will help 
to ensure the proper establishment of the nature conservation areas.  At this stage, the applicant is not 
prepared to enter into any more permanent arrangement with a conservation organisation, which would 
clearly deliver greater benefits than currently proposed.    

7.0 ECOLOGY AND NATURE CONSERVATION 

7.1 Section 11 of the NPPF refers to various ways in which the planning system should contribute to 
and improve the natural environment including by minimising impacts on biodiversity and providing net 
gains in biodiversity by, inter alia, the establishment of coherent ecological networks that are more 
resilient to current and future pressures.  If significant harm from a development cannot be avoided, 
adequately mitigated or, as a last resort, compensated for, then permission should be refused.  
Proposals on land within or outside a Site of Special Scientific Interest (SSSI) which are likely to have an 
adverse effect on the site's notified special interest features should not normally be consented except 
where the development's benefits clearly outweigh the impacts.  Opportunities to incorporate biodiversity 
in and around developments should be encouraged.  

7.2 In terms of the development plan, MWLP saved policy GE1 requires mineral applications to 
provide sufficient information to enable assessment of various matters including any impact on SSSIs, 
County Wildlife Sites (CWSs), trees, woodlands, hedgerows and other sites of wildlife interest.  The site 
lies within the Ivel and Ouse Countryside Project area where schemes for restoration and afteruse 
should support the project's long term aims and objectives.
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7.3 MWLP saved policy GE10 seeks to protect trees and hedgerows, increasing their cover where 
appropriate.  Saved policy GE12 provides for the protection of locally designated sites stating that 
permission for proposals which would adversely affect them will only be granted where any such affect is 
reduced as far as practicable and is outweighed by other benefits.  MWLP saved policy GE13 stats that 
proposals that would adversely affect rare or threatened species or their habitats will be refused unless 
certain tests are met. 
      
7.4 A Preliminary Ecological Assessment (PEA) of the site was carried out in May and July 2016 
during which a phase 1 habitat survey was completed.  This survey identified the need for detailed 
species surveys in respect of bats, badger, otter, water vole, reptiles, great crested newts and breeding 
and wintering birds.  All follow-up survey work was completed in 2016 and 2017.

7.5 The baseline review of ecological conditions in the ES states that no nationally designated sites 
(e.g. SSSIs) lie within 5km of the development area.  Nor does the site fall within any SSSI Impact Risk 
Zones.  There are however 12 non-statutory, locally designated sites within 2km of the study area, of 
which two are on the site itself (Blunham Disused Railway CWS and River Ouse CWS).  The PEA notes 
that the site predominantly comprises arable fields with areas of grassland, bare ground, scrub, 
woodland and standing water.  The arable fields are assessed as being of low habitat value and widely 
replicated in the surrounding area.  Bare ground within the active quarry / landfill area (Dairy Farm) is 
also assessed as being of low value.  The areas of poor semi-improved grassland are assessed as 
being of local value whereas the botanically-rich field margins and woodland strips are assessed as 
being of county-level importance.  The two CWSs within the red line area and the neighbouring Great 
Barford Gravel Pits CWS are also judged to be of county value.  There are several waterbodies and 
associated scrub, woodland and field margins within the site and its surroundings with the potential to 
support great crested newts.   
    
Species impacts and mitigation:
 - Bats
7.6 Transect surveys were undertaken on a monthly basis between April and October 2016 to 
identify the potential for bat roosts and activity.  Moderate levels of foraging and commuting bats were 
found, with the highest levels of activity along the riparian woodland corridor bordering the River Ouse 
and vegetation surrounding the large fishing lake on the north side of the river.  In total seven species of 
bat were recorded.  A single bat roost was identified within a willow along the river bank, with a total of 
17 trees recorded as having potential roosting features.  The agricultural barn at the northern end of 
Dairy Farm is in poor condition and is assessed as having negligible risk of hosting a bat roost.  Whilst 
the survey has established that areas of high value habitat exist within the red line boundary, this is 
assessed as being representative of habitats in the wider area within which the local population will 
forage.  The ecological value for foraging and commuting bats is therefore assessed as being of parish 
conservation value.  In terms of mitigation, it is proposed to establish a buffer around the single tree 
roost on site so that there would be no traffic within the root protection area of the tree.  Trees to be 
felled which have not been shown to support bat roosts would be felled in accordance with a detailed 
method statement to minimise the risk of harming bats.  No lighting would be used in connection with the 
river crossing to minimise impacts on nocturnal species.  At least 20 bat boxes would be erected on 
retained trees to provide interim roosting opportunities during the operational period.     

 - Badger
7.7 A number of setts are present within the survey area and the development would result in the 
direct and permanent loss and disturbance of badger setts as well as the temporary loss of foraging 
habitat.  The loss of the setts would be permanent but the loss of foraging areas would be reversible 
within the restoration scheme.  In the absence of mitigation, there would be a moderate adverse impact 
on badgers.  The assessment therefore recommends the adoption of a badger mitigation strategy during 
the course of the works.  Measures would be employed to protect setts which can be retained.  Where it 
is deemed necessary to remove a sett, this would be completed pursuant to a Natural England Licence.  
Prior to restoration of any phase, a badger re-checking survey would be undertaken to ensure that no 
setts have been created in the working area.
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- Otter
7.8 Two potential holt sites were found within the root systems of bankside trees in relative close 
proximity to the proposed bailey bridge location.  Evidence of an otter using one of those sites site was 
confirmed by remote camera trapping.  The site is assessed as being of district value for otter.  The 
species would not be directly impacted by the proposed bridging of the river but there would be 
temporary indirect disturbance impact to otter foraging and dispersal areas and resting places.  In terms 
of mitigation, an otter checking survey would be undertaken prior to construction and final removal of the 
bailey bridge structure to ensure no holts are within 30 metres of the working area and a 30 metre buffer 
would be established around the confirmed holt location.  No lighting would be used along the river 
corridor.  Upon completion of development, an artificial holt would be created. 

- Great Crested Newt
7.9 Five ponds within the site and a further eight within 500 metres offer potentially suitable habitat 
for great crested newts (GCN). Environmental DNA surveys carried out at eight ponds all returned 
positive results, although several of the ponds, including the lagoons, were considered unsuitable for 
supporting this species due to a lack of vegetation and suitable habitats providing connectivity between 
waterbodies.  Conventional surveys of the ponds recorded no evidence of GCN.  The assessment 
considers it likely therefore that the DNA surveys produced false results due to the potential for 
contamination of the ponds from large scale quarrying.

- Breeding and wintering birds
7.10 A survey of breeding birds recorded within the site and a 50 metre buffer area counted 
approximately 179 territories made up of 43 species, with half of those territories within the site 
boundary.  19 of the recorded species are recognised as being of high or medium (red or amber listed).  
Accordingly, the site is assessed as being of county importance.  A total of 55 wintering bird species 
were recorded including 13 species of high conservation concern and is similarly assessed as being of 
county value for over-wintering birds.  The extraction and associated mineral processing activities would 
be likely to result in the displacement of breeding bird territories.  Given the extent of similar habitat 
within the local area, the assessment considers it likely that breeding birds would be displaced into the 
wider countryside in the short to medium term and return as progressive restoration takes place.  Mineral 
operations, including soil stripping, would reduce the available habitats for birds over the winter season, 
although the extent of similar habitat in the local area would be such that other resources could be used 
by wintering birds during the operational phase of the quarry.   In terms of mitigation, 40 bird boxes 
would be installed on site to provide alternative nesting opportunities during the extraction period and in 
the long term and no vegetation clearance would take place in the main nesting season unless prior 
checks have been undertaken by an ecologist to confirm the absence of nests.          

- Reptiles
7.11 Presence / absence surveys identified the presence of small numbers of common lizard and 
grass snake within the site to the south of the river.  The site is assessed as being of parish conservation 
value for reptiles as the area of land of value to reptiles is small.  High risk habitat for reptiles would be 
removed in accordance with a method statement to minimise the risk of harming or killing these animals.  
Precautionary working practices would be adopted during the working phases, with training for site 
operatives to ensure they are aware of the potential presence of the species. 

Habitat impacts and mitigation:
7.12 If the National Grid pipeline is diverted, as assumed by the working scheme, 0.7 hectares of the 
Blunham Disused Railway CWS would be destroyed (18 per cent of the overall designation).  This site is 
designated on account of its neutral grassland.  The habitats along this corridor are not in an optimal 
condition due to lack of management.  In order to compensate for the loss of the semi-improved neutral 
grassland and lowland habitat which gives the site its wildlife interest, it is proposed to recreate the area 
during restoration.  Central Bedfordshire's Ecologist has commented that the overall level of impact of 
the scheme would be dependent upon the degree of success in recreating the CWS habitat.  The 
Wildlife Trust has questioned whether the grassland can be re-created as the substrate used in 
restoration may be different from that present on the old embankment.  The Trust therefore recommend 
that the restoration / management plan for the CWS includes details of the soils to be used together with 
how the diverse grassland margins could be established and maintained.  A condition could be imposed 
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to this effect.  In reality, however, it is very likely that the majority if not all of the CWS would remain 
undisturbed by the quarry operations.  If National Grid elect to retain their pipeline, as is expected, the 
required standoff margins to protect this infrastructure would effectively also largely protect the CWS.  

7.13 The proposals will result in certain direct impacts on a small section of the River Ouse CWS 
associated with the construction of the bailey bridge.  The assessment recommends that all construction 
works be subject to a detailed method statement in line with industry standard guidelines for working 
adjacent to watercourses.  A Flood Risk Activity permit would need to be obtained from the Environment 
Agency.  During extraction operations a minimum 20 metre protective margin from the river bank would 
be maintained and no lighting would be installed on the crossing or adjacent areas.  In order to 
compensate for the loss of habitat in the medium term, the ES recommends that a management plan is 
devised to enhance the diversity of the CWS.    

7.14 The scheme would require the clearance of approximately 1233 metres of hedgerow.  However, 
this would be replaced with 2068 metres of new and enhanced species-rich hedgerow on the extraction 
land.  In addition, around 850 metres of hedgerow would be delivered on Dairy Farm in accordance with 
the existing approved restoration scheme for that land.  

7.15 No trees within the site are the subject of a Tree Preservation Order (TPO) and the site is outside 
any Conservation Area.  In response to an EIA Regulation 25 request, the applicant has clarified that the 
river crossing point would result in the total loss of 4 trees on the northern bank, 3 of which comprise 
grade 'A' specimens.  It is proposed to adopt a 'micro siting' approach to avoid tree loss where possible 
taking into account detailed engineering aspects of the crossing as well as ecological impacts.  Officers 
are satisfied that sufficient information has been submitted on the question of impacts on riverside trees.  
A condition for the precise positioning of the bridge could be attached to any grant of permission to allow 
further input from the respective tree officers to determine the least impact route on the ground.  The 
Council's Landscape officer has highlighted the potential for trees at the crossing point to be cut back to 
near ground level and allowed to re-grow as coppice.  The ES states that retained trees and woodland 
would be protected through adequate route protection measures in accordance with British standards.  
As the indicative route of the haul road between the bailey bridge and proposed mineral plant site is 
shown to run quite close to the A category woodland belt along the north bank of the river and Gadsey 
Brook, one of the tree officers has sought assurances that the route would be set back sufficiently from 
this important landscape feature to avoid any impact.  There is ample space within this neck of land to 
accommodate a c6 metre-wide internal haul track whilst allowing for considerable standoffs from the 
riverside mature tree belt and the plantation on the other side bordering the fishing lake.  Furthermore, 
there is sufficient space for the haul track in Dairy Farm to be set back 10 – 15 metres back from the 
trees on the bank of Cuckoo Brook.  In order to avoid any risk of disturbance to trees alongside the haul 
road corridor, it would be prudent for the precise alignment of the road to be finalised as an additional 
element of the condition for detailed siting of the bridge.  The Bedford Borough Tree officer has stated 
that the Council is not intending to serve any TPO with respect to the trees on the north bank of the river 
and as such the removal of a limited number of trees to install the bridge is considered acceptable.  The 
restoration strategy shows the trees along the banks in the proposed bridge location as being retained or 
re-planted.  Around 2.5 hectares of new broadleaf / wet woodland would be planted as part of the final 
restoration scheme. 
 
7.16 Some 3.6 hectares of semi-improved grassland would be lost as a result of the development 
proposals during the operational period, although this figure would be reduced by up to 0.7 hectares if 
the gas pipeline skirting the Blunham Disused Railway CWS is retained by National Grid.  The 
restoration scheme would provide a total of 12.5 hectares of grassland comprising the re-creation of 
habitats along the former railway embankment (0.7 hectare), a substantial area of new wet grassland, 
the reinstatement of the grassland within the access corridor as well as areas of smaller conservation 
grasslands.  Within this total, some 1.6 hectares of new wetland would be created as part of the 
restoration of the extraction phases closest to the river which have been designed for amphibians, birds 
and other species to provide long term enhancement.  In terms of standing water, one lagoon is to be re-
modelled and incorporated into the final restoration design in Dairy Farm as a minor change to the 
existing approved restoration.  
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7.17 The Wildlife Trust was instructed by Bedford Borough Council to provide biodiversity advice to 
assist in the evaluation of the application.  The Trust is satisfied with the methodologies used to assess 
the presence of protected species and species and habitats of principal importance listed in section 41 of 
the Natural Environment and Rural Communities Act 2006.  The Trust note that records of wildlife 
sightings were obtained from the Bedfordshire and Luton Biodiversity Recording and Monitoring Centre 
and local bat group.  Officers agree that sufficient information has been submitted to enable the potential 
ecological impacts to be properly understood.  The Trust is also content that adequate mitigation 
measures are included within the application.  

7.18 The proposals have the potential to impact on a variety of species and habitats.  The potential 
residual ecological impacts on badger, otter and wintering birds (i.e. post mitigation and compensation) 
are assessed as being minor adverse and negligible residual impacts are predicted for bats, great 
crested newts, reptiles, invertebrates and breeding birds (long term).  However, minor beneficial residual 
impacts are predicted in relation to hedgerow, woodland and trees, standing water and semi-improved / 
wet grassland.  

7.19 Officers consider that through appropriate mitigation measures, secured by planning conditions, 
impacts on species and habitats can be reduced to acceptable levels taking into account the national 
importance attached to maintaining a steady supply of aggregate minerals.  It is considered that a 
species monitoring and mitigation strategy would need to be submitted in respect of otters, reptiles, 
badgers and breeding birds as the development is to proceed in phases over a number of years and this 
might mean that the original survey information, and subsequent impact assessment is out of date and 
consequently any associated mitigation etc. is no longer relevant.  The final restoration of the site has 
the broad support of key consultees and would provide for the delivery of Bedfordshire and Luton 
Biodiversity Action Plan priority habitats in the future.  An extended 10 year aftercare period to be 
secured by legal agreement would provide for the successful establishment of the nature conservation 
afteruse areas, including the Blunham Disused Railway CWS.  Accordingly it is considered that the 
application accords with the NPPF which states that 'the planning system should contribute to and 
enhance the natural and local environment by...minimising impacts on biodiversity and providing net 
gains in biodiversity where possible, contributing to the Government's commitment to halt the overall 
decline in biodiversity, including by establishing coherent ecological networks that are more resilient to 
current and future pressures.  The development is also judged to be compliant with saved Policies GE1, 
GE10, GE12 and GE13 and meets the sustainability objectives of MWSSP policies MWSP1 and 
MWSP3.  

7.20 Objector comments make reference to the disappearance of the small patch of woodland to the 
left of the lock and the resulting harm that would be caused to wildlife, including uncommon birds.  This 
area of woodland lies outside the red line area, some 400m from the proposed extraction site boundary 
and around 50 metres from the proposed haul road which lies on the opposite side of Gadsey Brook.  
The woodland is therefore not directly impacted by the development proposals.

8.0 LANDSCAPE AND VISUAL IMPACTS

8.1 The NPPF advises that the planning system should contribute to and enhance the natural and 
local environment by, amongst other things, protecting and enhancing valued landscapes.  MWLP saved 
policy GE1 requires planning applications to provide adequate information in respect of a range of 
topics, including operational impacts on the landscape.  Saved policy GE9 requires proposals to be 
sympathetic to local landscape character and states that development which is likely to have an adverse 
effect on an area's landscape character will only be permitted where any such adverse effect is reduced 
as far as practicable and is outweighed by other planning benefits.  Complementary policy advice can be 
found in saved policy GE4 of the MWLP which aims to improve the environment of the Ivel and Ouse 
valleys.  In accordance with saved policy GE10, proposals should seek to retain and, where desirable, 
increase overall tree and hedgerow cover and proposals that would result in harm to trees and woodland 
should not be permitted unless such harm is reduced as far as practicable and is outweighed by other 
planning benefits of the proposal.  Policy CP24 of the CSRIP states that the landscape of the Borough 
will be conserved and, where appropriate, enhanced.  Supplementary planning guidance exists in the 
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form of Landscape Character Assessments (LCA), with both authorities having up to date LCA 
publications.  The site is within the Great Ouse Clay Valley character area (4A) where there is a strategy 
for enhancement, especially the reinstatement of traditional riverside features.

8.2 The ES includes a landscape and visual impact assessment (LVIA) which has evaluated the 
landscape and visual effects of the proposals.  The assessment considers the effects on the landscape 
and amenity during the operational phase and those following final restoration.  In the light of an initial 
desk-based survey, and the production of a Zone of Theoretical Visibility (ZTV), the study area was 
limited to a radius of 1.5km for visual effects and 2km for landscape effects.  

Landscape effects - 
8.3 The LVIA considers that the overall effects on the landscape of the site are not significant, having 
a balance of both adverse effects during the quarrying and beneficial effects upon delivery of restoration, 
on a site and setting of medium - low sensitivity.  Landscape mitigation incorporated into the design of 
the working scheme is based on the implementation of a phased programme of working which seeks to 
minimise the amount of disturbed land at any one time.  The restoration strategy aims to respond to local 
landscape character by delivering a mix of productive agriculture with nature conservation and recreation 
afteruses on land returned to a similar topography.  New water bodies would be focussed on the river 
corridor and lost hedgerows would be reinstated to reinforce landscape structure through the creation of 
large or medium scale geometric fields.     

Visual effects - 
8.4 The potential interactions between the proposal and visual receptors are the haul road; mineral 
washing plant (7 metres-high); concrete batching plant (12 metres- high); removal of on-site vegetation; 
soil stripping with excavator plant; grassed soil mounds at the site perimeters; landfilling with inert waste 
using tipper lorries and mobile plant; large expanses of exposed sand and gravel or inert fill; soil 
spreading with excavators and dozer machines; cultivation of final surfaces and seeding and planting 
operations.  The LVIA identifies a number of mitigation measures that are incorporated into the overall 
scheme design to reduce visual effects.  The sand and gravel processing plant and concrete batching 
facility would be positioned on currently disturbed land that is a minimum of 5 metres (and generally 
around 10 metres) lower than St Neots Road.  Local topography would thus increase the effectiveness 
of temporary grassed soil bunds and natural screening provided by the established roadside hedgerow 
and block of woodland opposite Cuckoo Brook Cottage.  The amount of hedgerow lost on the road 
frontage would be limited to the actual access road width and margin.  At the point where the proposed 
junction breaks through the hedge, and allowing for the access bellmouth and kerb radii, the access road 
would be 21 metres wide at its widest point.  Having regard to the possibility of severed roots and road 
construction requirements, it is assumed that up to 25 metres of hedgerow would be lost.  No structural 
vegetation would need to be removed to provide the required visibility splays.  There is no need for the 
retention of the quarry access at the end of the quarry development as Dairy Farm is served by other 
field entrances.  

8.5 Turning to the extraction area, a 2.5 metre-high perimeter soil bund would be formed alongside 
Barford Road until the final operational phase.  The applicant has taken note of residents' concerns by 
extending this bund as far as practicable along the western boundary without encroaching upon the flood 
plain.  It too would remain until the latter stages of the working programme.  This additional bunding 
would be of some benefit for residents in the Mill Farm area of Willington and would reduce views for 
users of the cycleway when approaching from the Danish Camp direction.  Good management of grass 
cover on the bunds would help to ensure they have a less incongruous appearance.  Advance planting 
of sections of hedgerow and hedgerow trees along the western and southern boundaries of the 
extraction area, where vegetation is absent or gaps exist, is proposed at the site preparation stage, 
although this would not soften views in the short term.  The haul road linking Dairy Farm to Willington 
Lock would be sandwiched between woodland belts so as to restrict distant views from the north and 
north east.  

8.6 Of the 16 viewpoints examined in the LVIA, visual effects of major / moderate significance are 
predicted from the following locations during the operational life of the site:
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- Renhold Footpath no. 23 next to Gadsey Brook (less than 500 metres to the south west of the 
proposed mineral plant site);
- Barford Road next to the south eastern end of the proposed extraction area where there is no existing 
roadside hedgerow (advance hedgerow planting proposed) and the proposed screen bund would not 
extend far enough east due to flood plain restrictions; 
- on Footpath no. 3 (Ouse Valley Way) which is proposed to be diverted alongside the river and 
therefore run close to the northern limit of extraction in phases 3 and 4 and pass beneath the bailey 
bridge ramp; and
- in the vicinity of Willington Lock approximately 300 metres to the west of the proposed extraction 
boundary.

8.7 The assessment found that the major / moderate effects would be localised (within 500 metres of 
the site) due to the degree of natural screening in the area.  The visual effects at other viewpoints during 
working operations are assessed as being minor or negligible.  Nine of the selected viewpoints were 
judged to offer no view.  At the point of restoration, moderate adverse effects are predicted for the Ouse 
Valley Way and Willington Lock receptor viewpoints.  In the long term (15 years post restoration), 
however, the visual effects are mainly slightly beneficial or neutral.  The benefits would result from a net 
gain in hedgerow and tree planting where hedgerows have been degraded or lost.  The LVIA concludes 
that the site would assimilate well into the local landscape in the longer term when the trees and 
hedgerow mature.  Officers consider that the placement of nature conservation areas in an extended 10 
year period of aftercare should enhance the appearance of the site as sympathetic management is more 
likely to bring positive visual effects over time.  

8.8 The applicant has given consideration to the potential visual impact of the site during hours of 
darkness.  During the morning start up and after 4pm during the winter months, the risk of accidents is 
heightened.  Outside of these hours of operation, there would be no need to use lighting.  Other than 
those lights fitted as standard equipment to mobile plant, there would be no other lighting provided within 
the quarry extraction / infilling area.  For health and safety reasons, there would be a requirement to 
illuminate the processing plant and halogen lights (facing downwards) would be attached to the plant's 
steelwork for operation during hours of darkness in the winter months.  In order to provide employee 
safety, the area of car parking would be illuminated using a pair of focussed spotlights to be angled 
downwards from the quarry office / weighbridge buildings.  Each would incorporate a movement sensor 
such that, even during the winter months, these lights would not activate unless they detect movement 
and for around 90 percent of the time they would be in shut off mode.  It is concluded that the impact of 
lighting would be limited and can be adequately controlled by condition.  

8.9 In conclusion it is considered the overall landscape effects of the development are not significant.  
Whilst there would certainly be an adverse impact due to landscape change whilst the site is in 
operation, this would be relatively short lived and the proposed restoration strategy has regard to local 
landscape character and the strategy for enhancement in the LCA.  Importantly, the mature willows and 
woodland defining the line of the River Ouse and Gadsey Brook would be preserved barring the loss of 
up to four trees to accommodate the bailey bridge crossing.  As discussed in the preceding section of 
this report, a micro siting approach is recommended for the bailey bridge and connecting haul road to 
ensure a high standard of protection for valuable riverside trees and tree belts.  In addition, a site 
specific Arboricultural Method Statement would need to be agreed to ensure root protection of trees and 
hedgerows.  Central Bedfordshire Council's Landscape officer notes that this stretch of the river valley 
east of Willington sits within a changing landscape influenced by historic sand and gravel workings on 
adjacent land at College Farm and Willowhill Farm.  These areas were restored to agriculture and fishing 
lakes in the mid-1980s and early 1990s and have integrated well into the landscape.  Moreover, wetland 
habitats are coming forward as part of the wider Dairy Farm restoration.  The Willington Lock 
development would undoubtedly give rise to temporary adverse visual impacts occurring within fairly 
close proximity to the site, especially as a result of the bailey bridge construction.  The causeway formed 
by the old railway embankment is lined by a number of trees which would be largely retained in the event 
that National Grid elect to retain the gas pipeline, as is believed to be highly likely.  Whilst this outcome 
is not assumed by the applicant, it would clearly mean that the landscape and visual impacts are 
lessened.  Negative visual impacts would diminish as the complex is progressively restored and the site 
matures.  When such levels of assessed impact are weighed against the national importance attached to 
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a steady supply of aggregate reserves for the construction market, in this case from an allocated site, 
and account is taken of operational life of the site and enhancements that would be delivered through 
the restoration plans and a 10 year aftercare programme, it is judged that the application finds support 
under MWLP policies GE9 and GE10.  The application is also considered to comply with Policy CP24 of 
the CSRIP. 

9.0 AGRICULTURE AND SOIL RESOUCES

9.1 Section 11 of the NPPF identifies a number of ways in which the planning system should 
contribute to and enhance the natural and local environment including protecting and enhancing soils.  
Section 11 also encourages local planning authorities to take into account the economic and other 
benefits of the best and most versatile (BMV) agricultural land and, where significant development of 
agricultural land is demonstrated to be necessary, preference should be given to the use of poorer 
quality land.  A feature of minerals development, however, is that resources can only be worked where 
they are found, a point the NPPF recognises in section 13.  Saved MWLP policy GE1 requires applicants 
to provide sufficient information to enable the nature and duration of any effects on the extent and quality 
of agricultural land and any other potentially disruptive effect on agriculture to be assessed.  Saved 
MWLP policy GE6 seeks to protect BMV agricultural land defined as Grades 1, 2 and 3a of the 
Agricultural Land Classification.

9.2 The EIA includes a Soils and Agricultural Land Classification Report, which is a consolidation of a 
detailed survey undertaken by the Ministry of Agriculture Fisheries and Food (MAFF) in 1992, and a 
supplementary survey conducted in April 2017 to validate the MAFF report and extend the survey area 
to cover the access corridor connecting Willington Lock to Dairy Farm.  The report shows that 13.7 
hectares of the proposed extraction area comprises BMV (sub grade 3A) land with the balance of 18.2 
hectares classified as 3b.  The 4.7 hectare access corridor connecting Willington Lock to Dairy Farm is 
classified as grade 3b.  

9.3 The main effects of quarrying the site relate to moving soil from its existing position to either a 
new location via direct placement or as part of restoration works, or to an interim storage location prior to 
final spreading in the restored profile.  The phased working and restoration programme has been 
designed to ensure that all grade 3a soils are handled separately and are available in the correct 
sequence to restore a single parcel of BMV land on the south side of the reinstated / retained cycleway 
and a separate smaller field to the north of the cycleway.  The BMV land would be restored to original 
ground levels and the existing drainage outfall to the western ditch would be maintained.  The report 
recognises that the arable fields would probably need to be artificially drained during the aftercare 
period.  The lesser quality grade 3b soils would be utilised to support the floodplain grazing marsh, wet 
grassland and aquatic margins.  These biodiversity enhancements would be at the expense of 13.1 
hectares of non-BMV (grade 3b) agricultural land.  In terms of the access corridor land, soil stripping 
would be limited to the route of the haul road itself (c.6 metres) so the majority of the field would remain 
undisturbed and could continue to be managed as a grass meadow during the operation of the site.    

9.4 In addition to the mitigation embedded in the scheme, the report makes various 
recommendations in terms of how soils are protected and handled.  These include stripping to use an 
excavator and dump truck method to a thickness of 300mm; no handling when soils are in a plastic (wet) 
state or during heavy rain; transport of soils on specific haul routes along the mineral surface or 
restoration platform; use of a geomembrane to separate the defined lower subsoil and clay upper 
subsoil; restrictions on storage bund heights and keeping such bunds grassed and maintained by regular 
cutting.  Further recommendations are made in terms of soil reinstatement methods including using a 
loose tipping technique to avoid trafficking over replaced soils.   

9.5 Notwithstanding the data already available, the report recommends a detailed audit of the 
stripping areas in advance of each extraction phase to identify variability of soil layers and the 
boundaries between different soil types.  This would inform the volumes of temporary soil bunds and 
target soil profiles for restoration.  Regular survey information would help to ensure there is no net loss 
of BMV land following restoration.  Natural England is satisfied that the Soils and Agricultural Land 
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Classification Report constitutes a record of the pre-working physical characteristics of the site and that, 
subject to imposition of conditions, the working and reclamation proposals meet the requirements for a 
sustainable minerals development as set out in the NPPF and Minerals PPG.  The scheme also 
demonstrates that the development can be carried out in a manner that preserves the long term 
agricultural quality of the BMV land in accordance with saved policy GE6 of the MWLP.  Although there 
would be the loss of the grade 3b land, a mixture of afteruses would bring multiple benefits for the 
environment.  Planning conditions could ensure that soil resources are appropriately managed in 
accordance with relevant policy.  The mineral plant site land is covered by an existing approved scheme 
of soil handling / movements covering the wider Dairy Farm Quarry.  A condition can be imposed on any 
grant of permission to ensure that these details are applied to the new site so as far as they are relevant.    
 

10.0 HYDROLOGY AND HYDROGEOLOGY

10.1 Section 13 of the NPPF states that minerals planning authorities should ensure that, in granting 
planning permission for mineral development, there are no unacceptable adverse impacts on the natural 
environment.  For landfill development, the NPPW advises that decision-makers should have regard to 
geological conditions and the behaviour of surface water and groundwater, flooding and potential risks 
posed to water quality from contamination.  At the local level, the following saved MWLP policies are 
pertinent:
- Policy GE17 stipulates that permission will not be granted for minerals and waste development 
proposals that are likely to carry a significant risk of contaminating land or polluting watercourses or 
groundwater at levels which exceed statutory pollution and emission controls. 
- Policy GE20 of the MWLP weighs in support of development where it would not have an unacceptable 
impact on the quality and quantity of groundwater and / or surface water drainage.  

10.2 Section 10 of the NPPF advises that, when determining planning applications, flood risk should 
not be increased elsewhere and only consider development appropriate in areas at risk of flooding 
where, informed by a site-specific flood risk assessment.  Saved policy GE19 of the MWLP seeks to 
resist proposals in flood plains or flood risk areas where they would significantly reduce the capacity of 
the flood plain or impede the flow of flood water thereby increasing the risk of flooding elsewhere.  

10.3 The proposals have the potential to directly impact on the water environment in the following 
ways:
- impact on groundwater levels and flows;
- derogation of surface water levels and flow rates;
- derogation of existing groundwater quality;
- derogation of surface water quality; and
- increase in extant flood risk.

10.4 The above potential primary impacts may, in turn, lead to secondary impacts upon:
- the volumes and quality of water available to existing groundwater and / or surface water abstractions; 
and 
- the volumes and quality of water available to support floral and faunal habitats.

10.5 The ES includes a Hydrological and Hydrogeological Impact Assessment and Flood Risk 
Assessment. The proposed extraction site is located above a Secondary A Aquifer of River Terrace 
Deposits consisting of highly permeable sands and gravels.  The base of the Aquifer is formed by low 
permeability aquicludes (Boulder Clay / Oxford Clay) which form a barrier to groundwater flow and 
effectively hydraulically isolate the site from underlying strata.  The sands and gravels underlying the 
extraction site are classified in terms of groundwater vulnerability as 'minor aquifer, high vulnerability’.  
Groundwater elevations typically fall towards the River Ouse.  

10.6 Much of the proposed mineral plant site area on the Dairy Farm landholding is located in an area 
where the Aquifer has been removed through recent quarrying operations, with this area having been 
infilled with inert waste.  These materials are assumed to be of low permeability and are not anticipated 
to hold any significant aquifer properties.  
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10.7 In common with historic workings that make up the Willington complex, mineral extraction would 
take place below extant groundwater level.  Dewatering would therefore be necessary to maintain dry 
working conditions.  The full thickness of the sand and gravel deposit would be removed requiring 
dewatering to a maximum depth of 4.2 metres.  As site restoration would be progressive, the maximum 
area requiring dewatering at any one time is estimated to be 17.4 hectares.  Groundwater lowering due 
to dewatering will propagate radially away from the workings.  As a worst case assessment, the 
applicant estimates that the lateral extent within which groundwater levels would be impacted by 
dewatering is 96 metres.  Groundwater levels within this radius of influence would be lowered with 
groundwater flows being induced towards the workings.  The assessment suggests that the magnitude 
of dewatering impact upon groundwater levels and flows decreases rapidly with increasing distance from 
the dewatered area and that any such impact would only persist while dewatering operations are in 
progress.  Although the Environment Agency consider that the 96 metre radius of influence is an under-
estimate, they are satisfied with the applicant's suggested approach of dealing with any impacts by way 
of a hydrometric monitoring scheme (HMS).  This would need to include provision for monitoring of 
groundwater levels across the existing piezometer network and within certain abstraction wells.  It is 
argued that the collection and periodic review of data collected under such a scheme would allow any 
impacts at sensitive receptors (e.g. licensed and private water supply abstractions) to be identified and 
mitigation measures to be formulated and implemented in the event of any significant derogation of 
groundwater level or flows.  Mitigation could include clay battering of the temporary excavation faces or 
provision of alternative water supply.  A condition could be framed accordingly.     

10.8 Mineral extraction areas would be restored at or below original ground levels using imported inert 
fill materials of low permeability.  Due to the presence of infill material to the full thickness of the Aquifer, 
the assessment identifies that potential exists for this material to form a barrier to groundwater flow and 
for groundwater to flow around the infilled areas rather than towards the river.  The reduced Aquifer flow-
field created by mineral extraction implies that hydraulic gradients would increase in order to 
accommodate the rate of groundwater flow.  Increase of the hydraulic gradient dictates that groundwater 
levels would be raised on the up-gradient (south western) side of the infilled area.  Whilst the 
assessment considers that any resultant impact on groundwater levels / flows would be highly localised 
since the scale of the area proposed to be infilled is minor relative to the Aquifer as a whole, it is 
concluded that groundwater levels should be monitored on the south western side of the infill land prior 
to, during and following restoration works as a component of the proposed HMS.  This would enable any 
impact upon groundwater levels and flows that may result from the introduction of low permeability fill 
below the water table to be identified and the implementation of suitable mitigation measures such as 
installation of groundwater cut off drains.    

10.9 Where the radius of influence of dewatering operations intercepts surface water features, there is 
potential for the direct derogation of levels or flows within them.  It is the applicant's intention for water 
from the dewatering operations to be discharged to the River Ouse within the terms of an Environmental 
Permit.  The ultimate destination of intercepted waters would thus be unchanged from the present 
position.  The assessment concludes therefore that significant impacts upon surface water levels / flows 
within the river as a result of dewatering operations are unlikely to occur.  A lake managed by the 
Shefford and District Angling Association (SDAA) is located some 72 metres to the east of the proposed 
mineral extraction area and is therefore within the maximum estimated radius of influence of dewatering.  
It is argued in the assessment that any derogation of levels within this lake would be transient, being 
limited to the period of dewatering in the eastern quarry phases.  The magnitude of groundwater 
drawdown at this distance is not estimated to be substantial (0.4 metres).  However, it is recommended 
that monitoring of surface water levels within the SDAA lake, and any necessary mitigation actions (e.g. 
pumping of compensatory flows), be incorporated into the proposed HMS.  This would necessitate some 
baseline monitoring prior to operations to establish trigger levels against which quarry-related impact 
may be gauged.  It is also recommended that other surface water features are brought within the HMS 
regime, including the Blunham Angling Club lake on land to the east of the proposed plant site, although 
dewatering related impact upon these other features is not anticipated.     

10.10 The runoff characteristics of the plant site area upon final restoration would be in accordance with 
those envisaged by the existing approved restoration plan for Dairy Farm, with all waters ultimately being 
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routed to the River Ouse via the Gadsey Brook   The post-restoration landform for the proposed 
extraction land would continue to drain northwards to the River Ouse as is currently the case.  The 
assessment does not anticipate any significant potential for derogation of surface water levels / flows as 
a result of the alteration of runoff routes / rates post restoration.

10.11 The imported restoration materials would be inert (principally soils, clays and rubble) and should 
not form a significant contaminant source to extant groundwater quality.  An Environmental Permit would 
be required for the infill operation, which would contain detailed pollution controls and monitoring 
obligations to ensure protection of groundwater within the Aquifer.  The accidental or undetected spillage 
of potential contaminants such as fuels and oils poses a potential risk to groundwater quality.  In 
recognition of the potential for impact, the applicant has devised a fluids handling protocol in order to 
minimise the risk.  

10.12 An area of the Dairy Farm landfill underlies part of the application site.  Fill has been imported 
and deposited to a typical thickness of 3 metres to leave finished tipping levels, although filling has not 
been completed over the full area available as voids have been left in anticipation that these will be 
permitted for use as settlement and clean water lagoons.  This landfill has exclusively received inert fill 
(clays and rubble) within the constraints of an Environmental Permit.  The establishment of facilities and 
internal roadways associated with the new mineral processing plant and movement of plant and vehicles 
during its operation would result in physical disturbance of the inert material.  However, as the infill 
material is of low permeability and underlain by an aquiclude, it is isolated from contact with groundwater 
upon the margins of the infill.  The assessment includes a review of groundwater and surface water 
quality sampling and sub-surface gas monitoring data produced in accordance with the landfill Permit 
and concludes that the risk to the water environment posed by the impact of the proposed mineral plant 
site on the potential contaminant pathway associated with the landfill site is not significant.  The 
Council's Contaminated Land officer agrees that there are no risks to human health from a water 
resources perspective.  However, it is recommended that the present regime of groundwater and surface 
water quality monitoring be included within the proposed HMS. 

10.13 Dewatering and discharge activities are regulated by separate permitting regimes.  The 
discharge of dewatering waters would be necessary to allow the draining and clay lining of the silt lagoon 
in preparation for use and to allow the quarrying of sand and gravels below the water table.  The ES 
states that these water discharge activities would be conducted within the constraints of an existing 
Environmental Permit held by the applicant as operator of the Dairy Farm site.  It is acknowledged that 
the permit would need to be varied to accommodate discharge of waters from the southern mineral 
extraction area to the River Ouse.  The assessment concludes that the discharge of waters from the site 
would not pose significant risk to surface water quality.  

10.14 The Environment Agency has questioned whether the phased restoration scheme is feasible as 
there is no information to demonstrate the availability and locations of naturally occurring impermeable 
clay material to construct engineered side slopes and how this will translate to phasing of landfill cells.  
Whilst the Agency's comments are noted, this is very much a technical matter that should be dealt with 
as part of the permitting process through the submission of CQA validation reports.  It should still be 
possible to comply with the phasing sequence shown on the working plans even though the landfill cells 
would probably have a more compact layout.            

10.15 The Flood Risk Assessment (FRA) identifies the proposed extraction area as principally lying 
within an area designated as Flood Risk Zone 3 associated with the River Ouse.  Areas defined as Flood 
Zone 3 have a risk of flooding of 1 in 100 or greater in any given year.  A small portion of the extraction 
land is located within Flood Risk Zone 2 (with a risk of flooding of between 1 in 1000 and 1 in 100 in any 
given year).  The south and south western sides of the site fall within Flood Risk Zone 1 (having a fluvial 
flood risk of 1 in 1000 or less in any given year)   In terms of the proposed haul road corridor and mineral 
plant site on the north side of the River Ouse, the southern end falls within Flood Risk Zone 3 whereas a 
significant portion lies within Flood Risk Zone 2.  The higher ground at the northern end of the plant site 
area is identified as Flood Risk Zone 1.  The sequential test has been followed in line with the advice set 
out in the NPPF to justify the appropriateness of the proposals. 
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10.16 The FRA assesses flood risk from groundwater, fluvial sources and incidental rainfall and sets 
out mitigation measures in order to demonstrate that all relevant risks have been suitably taken into 
account as part of the design process.  The void space created by progressive extraction would increase 
net storage volume available for the accommodation of flood flows during the operational phase.  
Additionally, the working scheme avoids the positioning of soil storage mounds within the functional flood 
plain.  Restored ground elevations would be at or below pre-quarrying levels.  The depressions and 
water bodies in the low level floodplain grazing marsh and wet grassland area would have engineered 
drainage in view of the potential for increased run off rates due to the low permeability infill material and 
due to the need to maintain typical water levels of 17.5 metres AOD.  Outflow would be limited to pre-
development greenfield runoff rates.  Full details of an effective drainage system, together with a 
maintenance plan, could be secured by condition.  The FRA concludes that the quarrying and restoration 
proposals represent 'water compatible' activities and that flood risk off-site would not be significantly 
impacted by the scheme.  The Environment Agency raises no objection with respect to flood risk but 
emphasises the need for the mitigation measures in the FRA to be adhered to.  This could be secured 
through an appropriate condition.  The proposals are considered to comply with relevant national and 
local policy on flood risk. 

10.17 In overall conclusion, it is considered that sufficient information has been provided to 
demonstrate that there would not be an unacceptable impact on water resources provided that 
appropriate conditions are in place.  Whilst the proposed hydrometric monitoring scheme condition 
would to a certain extent duplicate the requirements of other regulatory regimes, it is considered 
important in the context of the EIA Regulations that the Local Planning Authority has the ability to assess 
the operational effects of the development against the predicted effects in the ES.  The development is 
judged to accord with the NPPF and NPPW and saved General and Environmental policies in the 
MWLP. 

11.0 NOISE

11.1 The NPPF states that when determining applications for minerals development, local planning 
authorities should ensure, inter alia, that any unavoidable noise is controlled, mitigated or removed at 
source and that appropriate noise limits for mineral operations are established in proximity to sensitive 
properties (paragraph 144).  More detailed technical guidance on determining the impact of noise from 
quarry sites and setting appropriate noise standards can be found in the Minerals PPG.  At paragraph 
019, it states that mineral planning authorities should take account of the prevailing acoustic 
environment and in doing so consider whether noise from the proposed operations would:
- give rise to a significant adverse effect;
- give rise to an adverse effect; and
- enable a good standard of amenity to be achieved. 

   
11.2 In terms of appropriate noise standards for mineral operations, paragraph 021 of the Minerals 
PPG states the planning authorities should aim to establish a noise-limit, through a planning condition, at 
the noise-sensitive property that does not exceed the background noise level (LA90, 1hr) by more than 
10dB(A) during normal working hours (0700 to 1900 hours).  In any event, the total noise from 
operations should not exceed 55dB(A) Laeq, 1hr (free field).  With respect to short term activities, the 
guidance goes on to state at paragraph 022 that increased temporary daytime noise limits of up to 
70dB(A) Laeq, 1hr (free field) for up to 8 weeks in a year at specified noise-sensitive properties should 
be considered to facilitate essential site preparation and restoration work and construction of baffle 
mounds where it is clear this will bring longer term on-site or local environmental benefits.  These are not 
fixed thresholds as specific circumstances may justify some small variation being allowed. 

11.3 The locational criteria in Annex B to the NPPW advises that waste planning authorities should 
have regard to proximity of noise-sensitive receptors when determining applications for new waste 
management development.  In terms of the development plan, saved Policy GE18 of the MWLP states 
that minerals and waste proposals which are likely to generate disturbance by reason of noise will only 
be granted where the impact of such disturbance is reduced as far as practicable and is outweighed by 
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other benefits of the proposal.  Additionally, Policy BE30 of the BBLP requires the Council to have full 
regard to noise impacts generated by new development. 

11.4 The submitted noise assessment has considered the noise levels predicted to arise from the 
operations at the nearest sensitive receptors based on a six phase working programme.  In order to 
reflect a worst-case scenario, it has been assumed that all operations are taking place simultaneously in 
each phase with mobile plant carrying out extraction and restoration works at the closest approach to 
receptors or in locations where attenuation provided by the quarry face is at a minimum.  The movement 
of inert waste tipper vehicles in the infill area and operation of fixed and mobile plant and movement of 
HGVs within the processing yard has also been factored into the assessment.  A baseline noise survey 
was undertaken in March 2017 to measure the existing noise climate at the seven locations identified as 
representing the closest noise-sensitive properties in the vicinity of the development site.  Only daytime 
measurements were taken as the proposed operational hours (0700 to 1800 hours on weekdays and 
0700 to 1300 hours on Saturdays) fall within the daytime period defined in the Minerals PPG.        

11.5 The calculations indicate that the predicted daytime noise levels during all operational phases 
would be below the recorded background level at six of the seven identified receptors.  However, the 
noise model indicates a noise level of 57dB(A) Laeq, 1hr at Cuckoo Brook House during phases 2 and 3 
of the development assuming a worst case maximum of 40 HGV movements in one hour during the 
morning peak period.  There would therefore be a short term exceedance of +3dB above background 
and the Minerals PPG daytime criterion of 55dB(A) Laeq, 1hr would not be met.  For the remainder of 
the day, noise levels at Cuckoo Brook House are predicted to be equivalent to background levels 
(54dB(A) Laeq, 1hr).  The assessment notes that this property is predominantly influenced by the 
number of HGVs entering and leaving the site being the closest receptor to the access road.  Whilst 
recognising that such levels may not actually be experienced at this property as this is very much a 
worst case scenario, the applicant has taken on board officers' advice and produced indicative details of 
screen bunding, some 2.5 metres in height, beside the initial stretch of the internal access road.  The 
applicant states noise attenuation within a range of 5dB to 10dB would be likely to be achieved at 
Cuckoo Brook House.  The Council's Environmental Health officer considers that such reduction in noise 
is what would be expected.  As there is a reasonable degree of certainty that the criterion level of 
54dB(A) Laeq, 1hr can be met, a condition could be imposed to secure details of the precise footprint 
and height of the bund accompanied by calculations from a re-run of the noise model. 
   
11.6 The fixed plant and stockpiling area would be largely screened from Cuckoo Book House by 
existing and proposed soil stores and site topography.  In the southern part of the application site, mobile 
plant located within the quarry void is predicted to have less contribution to resulting noise levels being 
further away from receptors.    
 
11.7 In relation to temporary operations, the predicted daytime noise levels are considerably below the 
higher limit of 70 dB(A) Laeq, 1hr at all receptors.  As the Minerals PPG is based on the assumption that 
short term noisy activities such as bund construction and soil stripping / spreading would not last longer 
than 8 weeks in any given 12 month period, the assessment states that the lower limits derived from the 
measured background noise levels have been used to present a worst-case scenario.  

11.8 Based on the calculated operational noise impacts at all receptors, with the exception of Cuckoo 
Brook House, specific mitigation measures to reduce noise impacts are not proposed other than those 
incorporated into the site design.  The application refers to various best practice measures which would 
be employed across the site to assist in minimising potential noise emissions.  These include ensuring 
internal haul roads are kept in a good state of repair; regular maintenance of plant and machinery fitted, 
where appropriate, with exhaust silencers; avoiding unnecessary revving of engines; minimising material 
drop heights and switching off equipment when not in use.  The applicant has also given a commitment 
to refrain from using tonal reversing alarms in preference for broadband systems.  

11.9 It is concluded that even when applying a worst-case assessment, noise levels arising from 
normal and temporary operations are not predicted to exceed the relevant limits.  The proposed 
mitigation measures, observing best practice and adherence to operating hours, indicate that the 
development can be carried out without causing unacceptable noise impacts.  The respective Public 
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Protection and Environmental Health officers for each authority have reviewed the noise assessment 
and, subject to the imposition of various conditions, raise no objection.  A programme of noise 
monitoring would need to be implemented in accordance with a scheme to demonstrate compliance with 
noise standards derived from the Minerals PPG, with provision for additional mitigation measures to be 
introduced in the event that any exceedances are confirmed.  Accordingly, the application is considered 
to accord with the NPPF, Minerals PPG, NPPW, saved policies GE1 and GE18 of the MWLP and other 
planning benefits would be realised as discussed in the other sections of this report.  The application is 
also acceptable with respect to saved policy BE30 of the BBLP.            

11.10 Objections have been received citing concerns over the lack of a screening bund or fence 
between the western boundary of the extraction area and dwellings on the edge of Willington and that 
without a barrier the works will give rise to adverse noise and dust pollution.  The properties in question 
are located approximately 400 metres from the edge of the extraction area and the noise assessment 
does not identify the need for any attenuation on this boundary as operational noise levels are predicted 
to be 7 or 8dB below derived daytime noise limits at Mill Farm.  The applicant accepts however that 
there would be benefits in establishing an additional topsoil screen bund along the western side of the 
quarry and a revised working drawing has been submitted to reflect such an arrangement.  The length of 
the bund in a northerly direction is constrained by the need to avoid storing soils within the floodplain but 
the length shown should provide an effective screen for properties to the west.  It would remain in place 
from the site establishment stage until the final phase of restoration. Further concerns have been 
expressed with respect to elevated noise emissions from plant and lorries crossing the metal deck of the 
bailey bridge.  During routine monitoring of the Dairy Farm landfill site, officers have not noticed 
significant clanging noises from use of the bailey bridge.  The applicant has suggested however that 
rubber conveyor belting could be placed on the bridge's metal decking to absorb lorry noise. 

12.0 AIR QUALITY

12.1 The NPPF notes that the planning system should contribute to and enhance the natural and local 
environment by, amongst other things, preventing both new and existing development from contributing 
to or being put at unacceptable risk from, or being adversely affected by, unacceptable levels of air 
pollution.   MWLP saved policy GE17 refers to pollution control and states that permission will not be 
granted for minerals and waste development which is likely to carry a significant risk of contaminating 
land or discharging pollution to the atmosphere.  Saved policy GE18 confirms that permission for such 
proposals which are likely to generate disturbance from dust, fumes and gases will only be granted 
permission where the impact of any anticipated disturbance is reduced as far as practicable and is 
outweighed by other planning benefits.

12.2 When determining applications the NPPF advises planning authorities to ensure that any 
unavoidable dust and particle emissions are controlled, mitigated and removed at source.  The Minerals 
PPG sets out advice on how mineral operators should seek to minimise dust emissions through the 
production of a dust assessment study.

12.3 Such an assessment has been prepared in support of the application following the methodology 
in the Institute of Air Quality Management (IAQM) publication 'Guidance on the Assessment of Mineral 
Dust Impacts for Planning' (2016).  The IAQM method advocates a quantitative risk-based approach 
based on the source-pathway-receptor model.  The IAQM guidance screening distance for sand and 
gravel quarries is 250 metres and therefore receptors outside of this distance have been excluded from 
the assessment on the basis that significant impacts can be screened out.  The five receptors 
considered in the assessment of dust amenity impacts are all residential, namely Dairy Farm, Cuckoo 
Brook Cottage, Cuckoo Brook House, Brutus Barns and Old Mills Cottage.   Three ecological receptors 
(Blunham Disused Railway CWS, Great Barford Gravel Pits CWS and the River Ouse CWS were also 
assessed.  

12.4 The assessment identifies the following three potential impacts associated with fugitive dust 
emissions:
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- nuisance from dust soiling;
- risk of health effects due to increased concentrations of PM10 (particulate matter of a diameter less 
than or equal to 10 micrometers (microns)); and 
- harm to ecological receptors. 

12.5 The study notes that certain activities, including the stripping of soils and overburden, 
replacement of soils, bund construction, haulage of minerals / inert waste on unpaved roads and 
stockpiling of mineral pose a moderate or high risk of dust generation in the absence of mitigation, with 
considerable daily variations depending on the level of activity and meteorological conditions.  Sand and 
gravel would be excavated at the face using a hydraulic excavator or face shovel.  Given the level of the 
water table and the need for de-watering prior to extraction, the sand and gravel will retain a high 
moisture content which will inhibit dust generation.  However, potential exists for particles to become 
airborne if allowed to become dry and friable.  The sand and gravel processing plant would screen and 
grade the mineral using a wet methodology and as such should not normally result in the release of 
particulate matter except in very minor quantities.  The concrete batching plant may potentially generate 
dust and the handling, storage and processing of the cementious material feedstock is a source of PM10 
emissions.  A Local Authority Environmental Permit would be required to operate this plant.  

12.6 The magnitude of the predicted dust amenity effects at each receptor has been assessed based 
on receptor sensitivity, meteorological conditions in terms of rainfall, wind speed and direction, the 
existing pathways between the site and receptor and features such as existing woodland which would 
reduce the potential effects.  The assessment concludes that the dust impact risk at all receptors is 
negligible.  At ecological receptors, the dust impact risk is identified as low.   

12.7 In terms of the extent to which operation of the quarry might contribute to a deterioration in air 
quality, taking into account the low background concentrations of PM10 at the application site, the nature 
of the operations proposed and the nature of the mineral being excavated, the assessment concludes 
there is very little potential for site operations to cause a breach of either the 24-hour or annual 
objectives for PM10.  Neither authority has designated Air Quality Management Areas (AQMAs) for 
PM10.  AQMAs have been designated for nitrogen dioxide (NO2) annual mean concentrations, but as 
the closest of these are in Bedford and Sandy, it is judged that neither AQMA is likely to be affected by 
traffic from the development.  The predicted change in NO2 and PM10 concentrations as a result of 
vehicle exhaust emissions from development traffic has been modelled and is predicted to be negligible 
at all selected receptor locations along or in close proximity to St Neots Road.  

12.8 On the basis of the risk assessment undertaken, it is recommended that site operations be 
undertaken in line with standard industry best practice.  This would include staff monitoring for potential 
or emerging dust generation events to inform contingency measures, use of water suppression on haul 
roads and during extraction / materials handling, enforcement of speed controls, minimising material 
drop heights and fitting arrestment plant and automated overfill alarms to cement silos.  A number of 
specific mitigation measures have been incorporated into site layout and phasing including soil 
screening bunds / mounds, siting of the plant site in an area that benefits from natural screening 
provided by a belt of trees and allowing a buffer of greater than 100 metres and surfacing of the access 
road between the plant site and the access on St Neots Road. 

12.9 Health concerns from exposure to quarry dust have been raised in objector comments.  The 
general position statement of the Health and Safety Executive (HSE) on health risks from working in the 
quarry industry is that daily exposure to fine dust containing crystaline silica (otherwise known as quartz) 
can increase the risk of developing a chronic and possibly severe disabling lung disease known as 
silicosis.  It usually takes a number of years of regular daily exposure before there is a risk of developing 
silicosis.  It is a disease that has only been seen in workers from industries where there is significant 
exposure to silica dust, such as in quarries.  No cases of silicosis have been documented among 
members of the general public in Great Britain which, in the HSE's view, indicates that environmental 
exposures to silica dust are not sufficiently high to cause this occupational disease.  

12.10 In reviewing the application, CBC's Public Protection officer and Bedford Borough's 
Environmental Health officer raise no objection, although it is advised that a detailed dust management 
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plan would need to be secured by a suitably worded condition.  Officers consider that a dust monitoring 
regime, with trigger limits for investigation and action, would form an integral part of such a management 
plan.  This would allow the operational dust impacts to be assessed against the predicted effects in the 
ES.  Having regard to all relevant matters, it is concluded that the application complies with the NPPF, 
the Minerals PPG and saved policies GE17 and GE18 of the MWLP.

13.0 TRANSPORTATION

13.1 Section 4 of the NPPF refers to promoting sustainable transport and encourages developments 
that generate significant movements to be supported by a Transport Assessment (TA).  In terms of local 
planning policy, saved Policy GE1 of the MWLP highlights the volume and nature of road traffic that 
would be generated by a proposed development, together with the suitability of the site access and local 
road network to accommodate the identified traffic, as one of a series of matters to be addressed in 
planning applications.  In a similar vein, saved Policy BE30 of the BBLP requires decision-makers to 
have regard to ...highway capacity and suitability of access arrangements and parking provision.  Saved 
MWLP policy GE23 resists proposals involving the use of significant lengths of unsuitable roads to gain 
access to the strategic highway network.  MWSSP policy MSP10 requires all new quarries to conform to 
the adopted Freight Strategy. 

13.2 Table 22 of the MWSSP identifies the future access and plant site location issues to be 
addressed in promoting extraction and restoration of the Willington Lock strategic allocation.  It notes the 
option of using the long-established plant site at Willington Quarry and the existing haul road off the 
A603, or a relocation of the mineral processing operation to land at Dairy Farm, with a new access onto 
the C44 (St Neots Road).  This application confirms the intention to pursue the latter option.  The use of 
the historic access off the A603 to the Willington Quarry complex will cease in 2019 upon working of the 
limited remaining reserves beneath the old plant site and infilling. 

13.3 The proposed site access would be in the form of a new priority T-junction on the southern side 
of the single carriageway St Neots Road (C44).  It has been designed in accordance with the trunk road 
standards contained within the Design Manual for Roads and Bridges (DMRB) and takes into account 
the traffic flows on St Neots Road, the level of use of the new site access and observed traffic speeds 
which dictate the required visibility provision.  

13.4 The proposed access is located approximately 0.9km south-east of the grade-separated junction 
with the A421(T) dual carriageway, which is a major strategic route designed to carry and distribute 
freight.  Given the proximity to this junction, the submitted Transport Assessment anticipates that, apart 
from occasional HGVs undertaking local deliveries or collections, all HGVs would travel to / from the 
A421 to the west.    

13.5 In terms of maximum numbers of HGV movements, when allowing for seasonal and daily 
variations, and taking into account predicted markets and activities at the Black Cat site which Willington 
Lock Quarry would replace, the applicant forecasts that there could be up to 120 loads in and out (240 
movements) per day in years 2 and 3.  This would comprise 60 loads of aggregate (120 movements), 30 
loads of readymix concrete (60 movements) and 30 loads of inert fill (60 movements).  As the complex 
would employ up to 12 people, it is assumed there would be 24 staff movements per day.

13.6 Analysis of empirical traffic flow information and available collision data within the TA indicates 
that the existing road network has safely accommodated routine HGV movements whilst retaining a 
significant level of reserve capacity during the peak hour period and during the day.  No personal injury 
accidents involving HGVs were recorded within the latest survey period (2011 - 2016).  The quantum of 
proposed development traffic falls within the observed range of weekday day to day variation in traffic 
movements on St Neots Road.  The recorded traffic flows were projected to 2024 using local growth 
factors derived from the national database.  It was found that in the future design year, as is currently the 
case, the local road network would retain spare capacity with the trips to / from Willington Lock added to 
the network, both in terms of daily and peak hour flows.  The TA concludes that the proposed 
development would have an insignificant impact in terms of highway capacity and safety.
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13.7 Great Barford Parish Council has commented that a central road feature is needed to allow safe 
access into the site.  The Highways officer advises that overall usage of the new access should be 
subject to a daily limit of 300 vehicle movements per full working day as movements in excess of this 
would warrant a ghost right turn lane.  In order to make allowance for the expected non-HGV 
movements (principally staff trips), the Highways officer considers that a daily limit of 260 HGV 
movements would be appropriate.  

13.8 The maximum peak period of quarry traffic activity would occur between 0700 to 0900 hours 
during which it is predicted there would be up to 50 HGV movements over the two hour period.  The 
Highways officer initially raised concern that traffic arriving at the site during the morning peak may 
encounter difficulties turning right against the main flow of traffic leaving Great Barford and it was 
suggested that a ban on movements between these hours would be justified.  However, following the 
submission of additional junction capacity modelling work using PICADY, which included concentrating 
the predicted two hour peak period flow of 50 HGV movements into a single hour to produce a more 
robust assessment, the Highways officer is satisfied that there would be sufficient gaps in traffic and 
minimal queueing.  The peak hour performance under peak activity levels falls well within normally 
accepted capacity thresholds.  The Highways officer considers it advisable to restrict AM peak HGV 
movements to 40 per hour to prevent traffic levels in excess of those which have been assessed.  A 
condition could be imposed to that effect.  Junction warning signs on St Neots Road would also be 
required.
    
13.9 Whilst only one of the proposed visibility splays is in accordance with the DRMB default standard, 
the Highways officer accepts that speed survey and weather data accompanying the TA supports the 
provision of a reduced visibility splay of 160 metres to the east.  Visibility is achievable within the 
highway boundary.  

13.10 The action plan in appendix A of the adopted Bedford Borough Freight Strategy (2011 - 2021) 
identifies the need to, inter alia:

- ensure that freight delivery routeing, controls and infrastructure are considered as an integral part of 
planning proposals for Bedford; and;  
- monitor new developments and routes to ensure that the right routes are used and the impacts of 
freight are minimised.

13.11 In order to ensure that traffic leaving the site avoids the villages of Great Barford, Blunham and 
Roxton and utilises the primary freight route network (A421) to reach the A1, the Highways officer 
considers that a right turn ban should be imposed at the site exit.  It is not possible to create a viable 
central island feature to prevent right turns out of the site.  This is because such an island would need to 
be at least the full width of the access bellmouth to stop exiting drivers from turning right past the end of 
it which, in turn, would prevent right turns into the site from the A421 direction.  It is therefore considered 
reasonable to require a traffic regulation order (TRO).  

13.12 It is considered good practice for major minerals and waste developments to be equipped with a 
CCTV installation with allowance for officers to remotely monitor live or recorded footage of the site 
entrance and weighbridge area.  Such a system enables effective monitoring of compliance with several 
aspects of site operation, including working times, HGV numbers, turning movements, sheeting of 
vehicles and the state of the highway.  A number of sites in the Plan area have such a system in 
operation, including the applicant's existing site at Black Cat roundabout, and it would clearly be in the 
public interest to secure details of a CCTV scheme for any development at Willington Lock.   

13.13 Saved MWLP Policy G18 seeks to ensure that, inter alia, any adverse impact of mud and debris 
on the road is minimised as far as possible and is outweighed by other planning benefits.  The applicant 
states that HGVs would be managed in a similar fashion to the existing operation at Black Cat Quarry 
where a metalled loop based internal access road prevents any vehicle from gaining access onto the 
public highway without first going through a wheel wash facility.  This is reflected on the submitted plant 
site layout and collection area plan.  Unlike the Black Cat operation, however, the Willington Lock 
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proposal would involve the use of significant lengths of unsurfaced haul road by HGVs delivering inert 
waste to the worked out quarry void.  As such there is increased potential for carriage of detritus onto the 
highway.  Officers consider that a detailed scheme is needed setting out the protocols and procedures 
that would be introduced to prevent the contamination of the highway.  This could include temporary 
closure of the site on a voluntary basis in certain weather conditions.  It is judged that such detail could 
be left to an appropriately worded condition.

13.14 In conclusion, traffic impacts are assessed as not having a significant impact upon the highway 
network and, subject to appropriate conditions and a TRO, are deemed to be acceptable in accordance 
with saved policy BE30 of the BBLP, saved policies GE1 and GE23 of the MWLP and policy MSP10 of 
the MWSSP.

14.0 CULTURAL HERITAGE

14.1 Certain monuments and built features are deemed to be of such importance that they are given 
legal protection through the Ancient Monuments and Archaeological Areas Act 1979 and the Planning 
(Listed Buildings and Conservation Areas) Act 1990.  In considering planning applications which may 
affect the setting of listed buildings, local planning authorities are required to have special regard to 
criteria including the desirability of preserving their setting.   Policy CP23 of the CSRIP, saved policy 
BE21 of the BBLP and saved MWLP policy GE15 reflect that duty, whilst section 12 of the NPPF sets 
out national policies on the conservation of the historic environment.  The NPPF advises that when 
determining planning applications, decision-makers should require applicants to describe the 
significance of any heritage assets affected including any contribution made by their setting.  
Furthermore, paragraph 132 of the NPPF advises that great weight should be given to the asset's 
conservation and that significance of an asset can be harmed or lost through alteration, destruction or 
development within its setting.  Appendix B of the NPPW identifies protection of the historic environment 
as one of the locational criteria to be taken into account in assessing the suitability of sites for new waste 
development.  Saved policy GE14 refers to archaeology and states that, when considering minerals and 
waste development proposals, decision-makers will require, where appropriate, the preservation of sites 
of major archaeological importance and their settings.  Saved policy GE16 states that permission will 
only be granted for minerals and waste development which would have an adverse impact on local 
historic buildings, conservation areas and historic environment sites where any adverse impact is 
reduced as far as practicable and is outweighed by other planning benefits of the proposal.  

14.2 A geophysical survey and programme of evaluation trenching has been undertaken within the 
proposed extraction area and proposed access corridor land.  The work was monitored by the 
authorities' respective Archaeological officers.  The results are presented within the ES and highlight the 
presence of multi-period archaeological remains which, under the terms of the NPPF, constitute heritage 
assets with archaeological interest.  Neolithic-Bronze Age pottery and flints were recovered from several 
features that appear to suggest settlement activity.  The winning of sand and gravel would result in the 
total destruction of all surviving archaeological remains.  Central Bedfordshire's Archaeological officer 
considers that this does not present an overriding constraint on the development provided that the 
applicant takes appropriate measures to record and advance understanding of the significance of 
heritage assets before they are lost and make the evidence publicly available in line with paragraph 141 
of the NPPF.  The unexcavated land at the northern end of Dairy Farm, where the site access road and 
soil storage bunds are proposed, has been subject to previous archaeological investigation and 
evaluation being within the curtilage of Dairy Farm Quarry.  This indicated the presence of a prehistoric 
field system.  It is also considered that these remains can be mitigated and do not present an overriding 
constraint.  The ES states that a 'strip map and sample' methodology would be deployed with 
archaeological supervision of the stripping of the topsoil and subsoil layers undertaken in a flexible way 
so that it is intermittent over areas of low archaeological intensity and continuous over those areas of 
high intensity.  This would allow for the soil of an area to be removed and the surface of the subsoil to be 
inspected for archaeological remains followed by targeted mapping and sampling.  Once this stage has 
been completed, the subsoil would be removed down to the next layer where archaeological remains 
would again be mapped and sampled.  Officers conclude that the ES contains sufficient information from 
an archaeological perspective.  Pre-commencement conditions are recommended to secure an 
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archaeological mitigation strategy, based on the evaluation work, covering the investigation of all 
archaeological remains and the production of a post-excavation report.   

14.3 The Heritage Statement appended to the ES has collated the results of a desk-based 
assessment based on a 1km study area around the site.  In order to identify areas within the surrounding 
landscape where listed buildings and the application site may be inter-visible, the assessment uses the 
Zone of Theoretical Visibility (ZTV) that was created as part of the Landscape and Visual Impact 
Assessment.  The assessment identifies 59 designated heritage assets within the study area comprising 
52 listed buildings, seven Scheduled Monuments and one Registered Park and Garden.  The majority of 
these assets are within Bedford Borough.  There are no designated assets within the proposed 
development site itself.  

14.4 A number of Grade II listed buildings are located within Willington. These are surrounded by the 
built form of the village preventing views towards the development site.  The Parish Church of St 
Lawrence (Grade II) at the western end of Willington village is similarly screened by buildings.  There are 
20 Grade II listed buildings in Great Barford, which are either outside the ZTV, surrounded by the built 
development of the village or screened by trees that form part of the experience.  The Grade II* listed 
Parish Church of All Saints is located on the southern part of the Great Barford Conservation Area with 
no views towards the site due to the presence of trees and built form of the southern end of the village.  
Old Mills Cottage (Grade II listed) is located approximately 235 metres from the eastern boundary of the 
proposed extraction area.  The Heritage Statement identifies that screening by woodland and trees 
along the River Ouse would prevent any views of the workings.  The setting of this building is currently 
agricultural and it is likely this makes a positive contribution to its significance including its remoteness.  
Officers consider there is potential for a very minor level of harm on Old Mills Cottage during extraction 
phases 2 and 4 on account of the potential noise and dust impacts.  Consideration has been given to the 
visual impact on Moggerhanger Park, which is outside the ZTV, and the assessment provided is 
sufficient to demonstrate there would be no discernible impact. 

14.5 The assessment identifies that a single listed building (Hill Farmhouse, Renhold - Grade II) would 
be visually impacted by the proposed development.  This building is located some 400 metres from the 
western boundary of the application site and comprises a timber-framed farmhouse with 18th century 
origins.  The significance of this building resides largely in the vernacular architecture of the farmhouse, 
which is a timber-framed building of 18th century origin.  It also contributes towards an understanding of 
post-medieval farms and farm buildings and therefore has illustrative historic value.  The Heritage 
Statement states that the building's setting also contributes to its significance in that it is experienced in 
a predominantly rural landscape.  However, changes within its setting, in particular the proximity of the 
A421, has diminished this experience to some extent and the Heritage Statement considers that the 
building's setting makes a limited or moderate contribution to its significance.  Glimpsed views of the 
proposed development area in Dairy Farm are possible from within the garden through hedgerows.  The 
significance of the effects at Hill Farmhouse are assessed as being negligible adverse.  However, as 
these changes are medium term and reversible, and setting only provides a moderate contribution to this 
asset, it is argued that these effects would be neutral or slight adverse. The proposed restoration would 
not result in any harm to the significance of this asset.  

14.6 Dairy Farm contains four statutorily protected Scheduled Monuments (bowl barrows and 
hengiforms) which have been preserved in situ in accordance with archaeological mitigation strategies 
approved pursuant to the mineral working and landfill permissions.  The mitigation measures have 
entailed the formation of temporary clay bunds, with a defined 20 metre standoff from the outer edges of 
the scheduled area, to provide a solid physical barrier and ensure there is no direct impact from quarry 
and landfill operations.  None of these monuments have any surface expression but they survive as 
heavily truncated buried features whose presence is detectable as cropmarks.  The significance of these 
monuments derives to a large degree in the evidential value they possess, as the cut features and their 
fills provide evidence for the form and design of the monuments at foundation level and their fills will 
contain evidence for past human activity such as artefacts and palaeoenvironmental information.  Setting 
also contributes to their significance due to their close proximity to one another and also to the Gadsey 
Brook which was a focus of ceremonial activity in the Late Neolithic period.  The setting of the 
monuments is currently compromised by ongoing restoration operations at Dairy Farm where soil 



Application No : 17/03351/EIAWM

storage mounds and areas awaiting final restoration remain.  Blocks of land in the western half of Dairy 
Farm have recently been restored back to agriculture with boundary hedgerows planted and this 
restoration progress has reduced setting impacts.  The deadline for final restoration of all phases in 
Dairy Farm is October 2018. 

14.7 The ES has considered the setting impacts and subsequent level of harm likely to be caused by 
the proposed mineral processing plant on the surrounding scheduled monuments which would result in 
the postponement of final restoration of the eastern part of Dairy Farm by 6 or 7 years.  This assessment 
concludes that the development would be likely to have moderate adverse effects on the two 
monuments just outside the red line boundary (SM 1015587 and SM 1015590) taking into account the 
medium term and reversible nature of the impacts.  For the pair of monuments situated further to the 
west, the closest of which is 140 metres from the site boundary, the effects are assessed as being slight 
adverse.  The Borough Council’s Archaeological officer considers that the harm would come from the 
conspicuousness of the new plant in the setting of the monuments, the industrialising effect of the 
mineral operations and increased noise, dust and vibration.  The proposed predominantly agricultural 
restoration and afteruse is acceptable with respect to these assets. 

14.8 Officers broadly agree with the conclusions reached in the Heritage Assessment regarding the 
degree of impact on the Scheduled Monuments and which are generally accepted by Historic England 
and the Borough Council's Archaeological officer.  The level of harm caused is likely to be a high level of 
'less than substantial' harm for SM 1015587 and SM 1015590 and a lower level of 'less than substantial' 
harm for the pair of monuments lying within that part of Dairy Farm where the October 2018 restoration 
deadline would not be affected by any grant of permission for the plant site.  During the initial round of 
consultation, Historic England expressed concerns about for the potential for the proposed mineral 
processing operations (e.g. plant movements, materials handling) to cause direct harm to the adjacent 
monuments without suitable measures being taken to protect them.  SM 1015587 would be likely to be 
at greater risk from inadvertent impacts as a greater proportion of the scheduled area directly faces the 
red line boundary.  The applicant has sought to address this point by confirming the intention to retain 
and maintain the low soil bunds surrounding the monuments for the duration of operations.  Effectively 
there would be a continuation of the existing approved protective measures.  The Council's 
Archaeological officer notes from a study of recent aerial photography and a subsequent site meeting 
that the bund and buffer zone around SM 1015587 have provided sufficient protection for this monument 
and therefore considers that if left in place should provide adequate protection.  Having also recently 
visited the site, Historic England endorse the retention of the bunding and do not see the need for 
fencing to be installed to further delineate the scheduled area.  Historic England advise that a fresh 
mitigation strategy would be needed for the monuments going forward, which would need to be 
submitted and approved prior to implementation of the scheme.  Officers agree that the mineral plant site 
development could not fall back on a scheme that was produced for a different development.  Small 
improvements could be made to the strategy for protection of the monuments, including the use of 
signage.  

14.9 Historic England also raise the point that consideration should be given to the future 
management of the monuments.  As part of a recently updated restoration and aftercare scheme for the 
wider Dairy Farm Quarry and landfill, a statement has been produced to give more certainty about the 
status of the monuments through the 5 year aftercare period.  SM 1015587 has continued to be cropped 
during quarry and landfill operations and as such Class Consent has been maintained.  The tenant 
farmer has taken advantage of an unworked pipeline corridor stretching from St Neots Road to the 
monument which was provided access for continued farming.  As the area surrounding the monument to 
the west has now been restored to arable use, the monument has been assimilated into a larger field.  
Under the terms of the existing approved mitigation strategy, ploughing of SM 1015587 can continue but 
there is an obligation to monitor levels to ensure that restored areas are not settling or subsiding which 
could leave the unexcavated scheduled area susceptible to erosion.  The circumstances of the other 
three Scheduled Monuments is different in that they comprise areas of rough grassland and have been 
out of cultivation for a sufficiently long period (at least 6 years) for Class Consent to have that lapsed.  
Under the Scheduled Monuments Act 1979, the landowner must apply for Scheduled Monument 
Consent from Historic England prior to any resumption of ploughing or other potentially damaging 
cultivations such as drilling.  The scheme confirms that the existing grass cover on the monuments will 
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simply be left as rough grassland / pasture through the 5 year aftercare period and SM 1015590 will be 
fenced off.  The scheme therefore removes any doubt of there being an threat of plough damage to the 
archaeological remains during the aftercare period and the risk status of the three monuments is 
reduced in the medium term.  The proposed development of a mineral plant site would not have any 
impact on the agreed aftercare arrangements for the monuments.           
 
14.10 No objections are raised on heritage grounds by relevant consultees.  On balance, officers 
consider that the degree of harm to the significance of designated heritage assets amounts to 'less than 
substantial' provided that appropriate conditions are imposed to ensure necessary mitigation.  Such level 
of harm must be weighed against any public benefits of the development in accordance with the test in 
paragraph 134 of the NPPF.  Officers consider that the timely release of additional sand and gravel 
reserves at an allocated site in the adopted Minerals and Waste Local Plan will bring economic and long 
term biodiversity and green infrastructure benefits that are sufficient to outweigh the harm to the historic 
environment.  Subject to conditions, it is concluded that the proposals comply with the NPPF, Policy 
CP23 of the CSRIP, saved policies GE1, G14, GE15 and GE16 of the MWLP and saved policy BE21 of 
the BBLP.

15.0 CUMULATIVE IMPACT

15.1 The 2017 EIA Regulations stipulate that the cumulation of the effects of the development in 
combination with the impact of other existing or approved development should be considered as part of 
the EIA process.  Potential cumulative effects have been considered, where appropriate, within the 
respective ES chapters. In determining applications for minerals development, the NPPF advises that 
the cumulative effects of multiple impacts from individual sites and / or a number of sites in a locality be 
taken into account.      

15.2 There are no other known committed developments in the locality from which significant 
cumulative effects might arise.  The proposed mineral plant site on land at Dairy Farm is intended as a 
direct replacement for the old plant site at Willington, with this area required to be fully restored to 
agriculture and wildlife lagoons by December 2019.  Therefore the plant sites would not run concurrently.  
It is only when the limited remaining reserves at Black Cat Quarry and the old Willington plant site have 
been exhausted that sand and gravel extraction would be transferred to Willington Lock.  That part of 
Dairy Farm which is unaffected by the current application must be restored by October 2018.  There 
should be limited operational overlap between these different quarry sites in the Willington area.
 

16.0 SECTION 106 

16.1 The proposals give rise to a number of issues for which it is necessary to secure a single legal 
Agreement under Section 106 of the Town and Country Planning Act 1950 (as amended).  The 
Agreement would be tied to both planning applications submitted to each planning authority.  Several 
parties would need to enter into the Agreement, namely the applicant (also owner of the part of the site), 
Central Bedfordshire Council, Bedford Borough Council (also owner of Dairy Farm) and the owners of 
the access corridor land. The following Heads of Terms have been agreed with the applicant:

- Temporary diversion of the National Cycle Network Route 51 around the southern side of the extraction 
site and reinstatement of the route on its existing alignment at the final restoration stage (obligation 
would only be necessary if National Grid elect to divert their gas pipeline so that the mineral along this 
corridor can be won).

- Dedication of a new Public Right of Way (Bridleway) along the north side of Gadsey Brook and through 
Dairy Farm connecting the dead end Bridleway no. 23 with Renhold Footpath no. 23 (at the final 
restoration stage).

- Dedication of a new Public Right of Way running from the existing (or reinstated) National Cycle 
Network Route 51 to Barford Road (at the final restoration stage). 
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- Payment of a fee to Bedford Borough Council (Engineering Services) for Technical Approval of the 
culvert at Cuckoo Brook to permit this structure to be incorporated into the route of new Public Right of 
Way (Bridleway) along the north side of Gadsey Brook.  

- Submission of access schemes for the written approval of the Local Planning Authorities detailing the 
standard to which the new public rights of ways (and temporarily diverted National Cycle Network Route 
51 if necessary) will be laid out (e.g. surface type, width, supporting infrastructure such as culverts, 
fences). 

- Arrangements for extended aftercare of the nature conservation afteruse areas of the site for an overall 
period of 10 years, with an extended aftercare scheme to be submitted for the written approval of the 
Local Planning Authority prior to the expiry of the statutory five-year aftercare period.

- Undertaking to pay the Councils’ fees in respect of annual monitoring visits during the extended 
aftercare period (charge based on Regulation 15 of the Town and Country Planning Act Fee 
Regulations, as amended).           

17.0 CONCLUSION

17.1 The planning application site lies within the administrative areas of Bedford Borough and Central 
Bedfordshire.  The application has therefore been made concurrently to the two authorities.  The 
proposed mineral plant site, haul road corridor and means of access fall within Bedford Borough (Dairy 
Farm) whereas the mineral extraction area lies entirely within Central Bedfordshire.  The site would 
replace sand and gravel reserves at Black Cat Quarry (A1 roundabout) which will soon be worked out, 
as well as replacing production capacity at two other sites. Those sites being replaced are programmed 
to be restored to agriculture and nature conservation within the next couple of years.  

17.2 The land at Willington Lock to the south of the river has been allocated as a strategic mineral 
extraction site in the ‘Bedford Borough, Central Bedfordshire and Luton Borough Councils Minerals and 
Waste Local Plan: Strategic Site and Policies’ (adopted by the Joint Authorities in 2014).  The purpose of 
the strategic mineral site allocations in this adopted Plan is to provide for the continued supply of 
aggregate sand and gravels to support areas of future growth (e.g. housing and roads). The application 
site itself would provide around 3 years’ supply.   

17.3 All site traffic, including those vehicles delivering inert waste to infill and restore the worked out 
void, would utilise a new purpose-built access off St Neots Road, located on the former A428 between 
Renhold and Great Barford.  The existing bailey bridge over the River Ouse which links the old 
Willington mineral plant site to Dairy Farm Quarry would be dismantled and re-installed downstream at 
Willington Lock.  

17.4 Five neighbour representations have been received as a result of publicity of the application, of 
which four are registered as objections. The grounds for objection include impacts on the quiet 
enjoyment of the river and wildlife, effect on the functioning of the flood plain, controls on the type of infill 
material to be used for restoration, visual impact on residents on the eastern extremity of Willington (Mill 
Farm and Brutus Barns) and protection of the Bedford – Sandy cycleway.  

17.5  The respective applications have not generated any objections from technical or statutory 
consultees, although a holding objection letter has been received at a late stage from National Grid who 
have sought further explanation as to how underground gas pipelines would be protected at crossing 
points.  It is considered that the question of pipeline protection could be left to a simple scheme 
submission at which point construction / engineering details could be agreed with the input of National 
Grid.  It is considered that the applicant has adequately assessed the potential impacts of the 
development in terms of ecology, landscape and visual effects, agriculture and soil resources, hydrology 
and hydrogeology, noise, dust, air quality, traffic and cultural heritage, all of which are topics covered in 
the Environmental Statement (ES). Mitigation measures have been incorporated into the design of the 
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scheme along with more specific and detailed mitigation measures drawn from recommendations in the 
ES under each of these topics.  

17.6 The proposed means of access to the quarry is acceptable to the Highways officer subject to 
conditions and the implementation of a Traffic Regulation Order to prohibit right turns out of the site 
towards Great Barford.  A Section 278 Highways Agreement would also need to be completed.  The 
agricultural restoration and nature conservation and green infrastructure enhancements are generally 
acceptable to Natural England, the Wildlife Trust, Central Bedfordshire’s Ecologist, the Forest of Marston 
Vale and the respective rights of way officers.  There is no significant conflict with national policy and 
guidance and applicable policies in the development plan. 
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APPENDIX D 

DRAWING REFERENCE 18-01-01 ENTITLED TOPOGRAPHICAL SURVEY REVISED 
PHASES 
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APPENDIX E 

DRAWING REFERENCE W16_LAN_022 REV A ENTITLED RESTORATION STRATEGY 
(PIPELINE RETAINED)  
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APPENDIX F 

DRAWING REFERENCE W16_LAN_023 REV A ENTITLED RESTORATION SECTIONS 
(PIPELINE RETAINED) 
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APPENDIX G  
 

CORRESPONDENCE FROM CENTRAL BEDFORDSHIRE COUNCIL AND BEDFORD 
BOROUGH COUNCIL DATED 11 NOVEMBER 2019 REFERENCE CB/17/05654/MW AND 

17/03351/EIAWM 

 



                                                                                                                
 

 

Mr Graeme King 
Planning and Estates Manager 
Breedon Southern Limited  
Pinnacle House 
Breedon Quarry  
Breedon on the Hill 
Derby 
DE73 8AP 
 
BY E-MAIL ONLY 

Contact David Peachey 
Direct line 0300 300 6211 
E-mail david.peachey@centralbedfordshire.gov.uk 
Web-site www.centralbedfordshire.gov.uk 
Your ref: - 
Our ref: CB/17/05654/MW & 17/03351/EIAWM 
Date 11 November 2019 

 
Dear Mr King 
 
LAND EITHER SIDE OF WILLINGTON LOCK 
   
I write with reference to planning permissions references CB/17/05654/MW and 
17/03351/EIAWM (the planning permissions) for the ‘extraction of sand and gravel; 
installation of mineral processing plant; construction of a quarry access onto St Neots 
Road; and installation of a temporary access road crossing the River Ouse; and 
restoration of extraction area partly using imported inert material’ at land either side of 
Willington Lock, St Neots Road.  I confirm that the restoration can be completed with 
suitable imported waste or non-waste inert restoration materials consistent with the 
planning application. 
 
As you are aware, Willington Lock is situated in the administrative areas of Central 
Bedfordshire Council and Bedford Borough Council and as such the planning 
application was submitted to both authorities.  As stated in the conditions included in 
the decision notices the reason for the inclusion of Condition 25 of planning permission 
reference CB/17/05654/MW and Condition 32 of planning permission reference 
17/03351/EIAWM which refer to inert waste materials is ‘For the avoidance of doubt 
and to prevent pollution in accordance with saved Policy GE17 of the Bedfordshire & 
Luton Minerals & Waste Local Plan 2005’.  The intention of the conditions is to specify 
the types of material that are considered suitable for use in the restoration of the site 
and not to limit the imported restoration materials only to wastes.  Comparable non-
waste inert restoration materials can be used to complete the approved restoration 
scheme.  I am aware that there are other references to ‘waste’ and ‘landfilling’ in the 
planning permissions and the associated determination documents.  I confirm that this 
terminology also does not preclude the use of comparable non-waste inert restoration 
materials to complete the approved restoration scheme.  The primary concern of 
Central Bedfordshire Council and Bedford Borough Council is compliance with the 
conditions set out in the planning permissions that the site is restored in accordance 



 

 

 

                                                                             2 

with the approved details to deliver the associated benefits without having an 
unacceptable environmental impact.   
 

I trust that this provides the necessary clarification in respect of the use of non-waste 
materials in the restoration of the site.  Please do not hesitate to contact me if you 
have any queries.  
 
Yours sincerely 
 
 
 
 
David Peachey 

Principal Minerals and Waste Officer 

Minerals & Waste Team 
Shared Service for Bedford Borough & Central Bedfordshire Council 

 
Priory House, Monks Walk, Chicksands, Shefford, Bedfordshire SG17 5TQ 
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APPENDIX C 

FURTHER INFORMATION SUBMITTED TO THE ENVIRONMENT AGENCY ON 28 
FEBRUARY 2020 IN RESPECT OF THE WASTE RECOVERY PLAN 



 
 28 February 2020 
Dear Emma 
 
Waste Recovery Plan – Breedon Southern Limited – Willington Lock – 
EPR/JB3102SH/A001 
 
Further to your recent email we have the following comments regarding the wastes which 
may be used as a growing medium at the site and the wastes which may be used as general 
fill.  Our comments are provided notwithstanding that we disagree that, in accordance with 
the guidance, the question is relevant to the overall classification of the operation as 
recovery.  The question included in your email has not been asked by the Environment 
Agency when reviewing any other Waste Recovery Plan for the restoration of a mineral 
working which we have prepared. 
 
All the wastes listed in Table 1 of the Waste Recovery Plan may be used as general fill.  Only 
waste codes 17 05 04 and 20 02 02 would be used as a growing medium.  However, we 
draw to your attention that in accordance with the planning permissions issued by Bedford 
Borough Council reference 17/03351/EIAWM and Central Bedfordshire Council reference 
CB/17/05654/MW soils stripped from the site will be stored and used in the restoration of the 
site.  On this basis it is unlikely that any wastes will be used as a growing medium and the 
application for the Environmental Permit will not involve the deposit of waste to create or 
treat a growing medium (R10 for land treatment resulting in benefit to agriculture or 
ecological improvement).  The application will include Recovery Operation R5 for 
recycling/reclamation of other inorganic materials. 
 
Should you have any further queries please do not hesitate to contact us.  We look forward 
to receiving your confirmation that the operation at the site will comprise the deposit of waste 
as a recovery operation. 
 
Regards 
 
Guy 
 
 
www.mjca.co.uk  
Our ref:  BRE/WL/SE/1729/01/24978 
BRE_WLp24978 
 
 
 

 

 

Baddesley Colliery Offices 
Main Road 

Baxterley 
Atherstone 

Warwickshire 
CV9 2LE  

Telephone: (01827) 717891  
Fax: (01827) 718507 
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Over 35 years of reliability in a changing environment 
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APPENDIX D 

THE LETTER FROM THE ENVIRONMENT AGENCY DATED 11 MARCH 2020 
CONFIRMING THAT THE ACTIVITY COMPRISES RECOVERY  



 
Customer services line: 03708 506 506                                                                    
Email: enquiries@environment-agency.gov.uk 
www.environment-agency.gov.uk 
 

 
 
 
 
 
 
Mr Guy Titman 
MJCA 
Baddesley Colliery Offices 
Main Road 
Baxterley 
Atherstone 
Warwickshire 
CV9 2LE 
 
 

 
 
Our ref:      EPR/JB3102SH/A001 
Your ref:    BRE/WL/SE/1729/01 
 
 
 
 
Date:         11/03/2020 
 
 

 
Dear Mr Titman, 
 
Environmental Permitting –  Recovery or Disposal Operation  
Pre-application Reference:  EPR/JB3102SH/A001  
Proposed Operator: Breedon Southern Limited              
Regulated facility: Willington Lock                  
Site Address: Willington Lock, St Neots Road, Bedford                    
 
 
As part of our pre-application discussions, you have submitted information to us that 
includes your assessment that the activity you wish to undertake at your site amounts to a 
recovery operation.  
 
We agree with your assessment that your activity is a recovery operation. This advice is 
based on the information you have provided in relation to waste types, amounts and nature 
of proposal including any proposed landform.  If you change any of these between now and 
when you submit an application form, this advice may no longer apply.  Please also note 

that following submission of an application, additional assessment will take place (for 

example, further assessment of the proposed waste types based on the sensitivity of 

the site location) and therefore agreement that an operation is a recovery activity 

does not guarantee that a permit will be granted or a variation issued. 

 
For the sake of clarity, the following documents are considered to form the approved waste 
recovery plan; 

 Waste Recovery Plan report reference BRE/WL/SE/1729/01 December 2019 
 Email titled ‘Waste Recovery Plan – Breedon Southern Limited – Willington Lock – 

EPR/JB3102SH/A001’ dated 28/02/20 
 
If you have any questions please phone me or email emma.bellamy@environment-
agency.gov.uk 
 

 
Yours sincerely 
 
Emma Bellamy 
Permitting Officer 

mailto:emma.bellamy@environment-agency.gov.uk
mailto:emma.bellamy@environment-agency.gov.uk



