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New Barn Farm Quarry: Waste Recovery Plan 
This report has been prepared by Stantec UK Ltd (Stantec) in its professional capacity as 
environmental specialists, with reasonable skill, care and diligence within the agreed scope and 
terms of contract and taking account of the manpower and resources devoted to it by agreement 
with its client and is provided by Stantec solely for the internal use of its client. 

The advice and opinions in this report should be read and relied on only in the context of the report 
as a whole, taking account of the terms of reference agreed with the client.  The findings are based 
on the information made available to Stantec at the date of the report (and will have been assumed 
to be correct) and on current UK standards, codes, technology and practices as at that time.  They 
do not purport to include any manner of legal advice or opinion.  New information or changes in 
conditions and regulatory requirements may occur in future, which will change the conclusions 
presented here. 

This report is confidential to the client.  The client may submit the report to regulatory bodies, where 
appropriate.  Should the client wish to release this report to any other third party for that party’s 
reliance, Stantec may, by prior written agreement, agree to such release, provided that it is 
acknowledged that Stantec accepts no responsibility of any nature to any third party to whom this 
report or any part thereof is made known.  Stantec accepts no responsibility for any loss or damage 
incurred as a result, and the third party does not acquire any rights whatsoever, contractual or 
otherwise, against Stantec except as expressly agreed with Stantec in writing. 
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1 Introduction 
1.1 Background 
Stantec UK Ltd (Stantec) has been instructed by Grundon Sand & Gravel Ltd (Grundon) to prepare 
a Waste Recovery Plan (WRP) for the permanent deposit of inert waste to land as a recovery activity. 
The WRP seeks to support the restoration of New Barn Farm Quarry (the Site) back to agriculture 
as required by the Site’s planning permission (Section 1.3). 

1.2 Objectives 
The objective of this WRP is to provide the Environment Agency (EA) with appropriate evidence to 
allow it to confirm that the proposed activity may be considered as waste recovery with reference to 
Article 3(15) of the Waste Framework Directive (2008/98/EC) and in accordance with prevailing EA 
guidance (Environment Agency, 2016a). 

1.3 Planning Overview 
The Site is operated by Grundon which intends to extract sand and gravel from the Site. Planning 
permission for mineral extraction and restoration of the Site back to agricultural use was granted by 
Oxfordshire County Council (OCC) on 8 November 2018 (OCC Application No. MW.0094/16, District 
Ref P16/S2662/CM). The planning permission, included in Appendix A, is for: 

“Extraction of sand and gravel with associated processing plant, conveyors, office and 
weighbridge, parking areas. Construction of new access onto the A4130. Restoration to 
agriculture, incorporating two ponds, using imported inert materials at New Barn Farm, 
Cholsey, Nr Wallingford, Oxfordshire, OX10 9HA” 

The full planning application can be viewed online from the planning website of OCC: 

https://www.oxfordshire.gov.uk/residents/environment-and-planning/planning/find-planning-
application/find-application 

1.4 Previous Environment Agency Consultations 
During determination of the planning application the EA was a statutory consultee. In its letter to 
OCC dated 8 September 2016 (Environment Agency, 2016b), the EA commented that: 

“We have assessed this application as having a low environmental risk. We therefore 
have no comments to make”…… “Restoration to agriculture, using imported inert 
materials is likely to require an Environmental Permit….” 

Further comment was provided to OCC in the EA’s subsequent letter dated 7 July 2017 
(Environment Agency, 2017) which advised that if restoration is undertaken as a recovery 
activity, the Landfill Directive will not apply. This letter also advised that the Hydrogeological 
Impact Assessment presented in support of planning was acceptable to the EA and it considers 
that proposed operations can be appropriately controlled by an Environmental Permit (EP) or 
relevant waste exemption.  

Enhanced pre-application advice has also been obtained by Stantec (formerly ESI Ltd) from 
the EA (EPR/GB3709XN/A001) (Environment Agency, 2019).  

https://www.oxfordshire.gov.uk/residents/environment-and-planning/planning/find-planning-application/find-application
https://www.oxfordshire.gov.uk/residents/environment-and-planning/planning/find-planning-application/find-application
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During the enhanced pre-application discussions, the EA advised that a WRP would need to 
be submitted to allow it to provide a ‘decision in principle’ on whether it agreed the activity may 
be considered as recovery. 

This document comprises the WRP for restoration of the Site. If the EA agrees that the activity 
can be considered as recovery, a full EP application will be submitted to the EA. The EP 
application will provide the additional technical and risk based evidence as indicated in the 
EA’s pre-application advice to allow it to determine the application.  
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Figure 1.1 Site location 
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1.5 Site Description 
The Site is located to the west of Wallingford Road, between the towns of Cholsey and Wallingford, 
Oxfordshire (Figure 1.1). The Site is centred on approximate National Grid Reference SU 59851 
88065. Further detail regarding the Site setting and local land use is provided in Table 1.1.  

Table 1.1  Site Setting 

Site address New Barn Farm, Cholsey, Nr. Wallingford, Oxfordshire, OX10 9HA 

NGR SU 59870 88050 

Site location 

The Site is located to the south of the town of Wallingford and north of Cholsey in 
Oxfordshire. The Site covers an area of approximately 33.8 hectares in area and is 
bounded by the A4130 to the north-east and Wallingford Road along its south-eastern 
boundary. 

Topography 

The Site is relatively flat and lies at an elevation of between 45 and 47 metres Above 
Ordnance Datum (m AOD).  
East of the Site the ground falls slightly towards the River Thames, at its closest 
approximately 500 m south-east of the Site, where the floodplain is at an elevation of 
around 43.5 m AOD. To the west of the Site, the topography is relatively flat, rising 
gently to Cholsey Hill, 1.9 km west of the Site boundary, at an elevation of 74 m AOD. 
To the north, the ground rises slightly towards Wallingford, to a small peak of 
approximately 51 m AOD. South of the Site, the ground falls slightly towards Cholsey 
Brook (44.5 m AOD) before rising to 55 m AOD east of Cholsey Village (Figure 1.1) 

Previous land 
use 

Prior to commencement of mineral extraction activities under the planning 
permission, the Site wholly comprised arable agricultural land.  

Surrounding 
land use 

North-east 
Site is immediately bounded to the north-east by the A4130 
Wallingford bypass. Beyond the bypass is an area of agricultural land 
followed by the urban development of Wallingford. 

North-west 

Site is immediately bounded to the north-west by the former GWR 
Wallingford Branch Line, which is currently used as a heritage railway 
(operated by Cholsey and Wallingford Railway Preservation Society). 
Beyond the railway line is primarily agricultural land with isolated 
farms. 

South-east 
Site is immediately bounded to the south-east by Wallingford Road, 
beyond which is agricultural land, various farms, the A329 road and the 
River Thames. 

South-west 
Land to the south-west of the Site is also under ownership/control of 
Grundon and comprises agricultural land. Beyond this is further 
agricultural land, a sewage works and the village of Cholsey. 
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2 Proposed Development 
2.1 Overview 
As outlined in Section 1.3, planning permission for mineral extraction and restoration of the Site back 
to agricultural use was granted in November 2018 (Application No. MW.0094/16).  

The following should be referred to in conjunction with this section and wider WRP: 

• Appendix A: Planning Permission (MW.0094/16) (See also Section 3.2.2); 

• Appendix B:  Application Environmental Statement (Grundon, 2016); 

• Appendix C: Development Plans (See also Section 3.2.1);  

• Appendix D: Condition 8 Approval Documents (See also Section 3.2.2); and 

• Appendix E: Section 106 Agreement (See also Section 3.2.3). 

The Site is approximately square in shape (Figure 1.1) and will be worked in a series of 18 phases 
as approved through planning. Each phase will be worked sequentially. Top and subsoils, which are 
above the water table will be stripped and used to form perimeter screening bunds, sand and gravel 
will then be extracted from below the water table by excavator.   

Approved planning was granted on the basis that there will be no dewatering during mineral 
extraction and subsequent restoration, therefore it is proposed that the mineral is to be worked wet, 
as will the restoration with inert material.  

Once all the mineral has been extracted within each phase, the phase will be restored using imported 
inert materials in order to minimise the amount of open water at any one time.  Following restoration 
with imported materials, the top and sub soils will be replaced, returning the Site to its original 
topography and suitable for continued agricultural use. 

2.2 Restoration Material Requirements 

2.2.1 Quantities 
As detailed in Section 3.30 of the Environmental Statement (Appendix B) the restoration will take 
place progressively alongside extraction operations. An estimated total of 2.1 million tonnes (1.4 
million cubic metres) of imported inert restoration materials will be utilised to complete the restoration 
of the Site to the condition required by the planning permission. 

2.2.2 Quantities 
Condition 29 of the planning permission (Appendix A) details that only inert material shall be used in 
the restoration. 

Inert material is defined by the Landfill Directive as material that does not undergo any significant 
physical, chemical or biological transformations. Inert material will not dissolve, burn or otherwise 
physically or chemically react, biodegrade or adversely affect other matter with which it comes into 
contact in a way likely to give rise to environmental pollution or harm human health. The total 
leachability and pollutant content of the inert material and the ecotoxicity of the water passing through 
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it must be insignificant, and in particular not endanger the quality of surface water and/or 
groundwater. 

Details of the European Waste Codes (EWC) that will be accepted to the Site and the management 
procedures to ensure that non inert restoration material is not accepted will be confirmed in the EP 
application. 

As an indicative list, it is proposed that the wastes listed in Table 2.1 can be accepted as inert without 
testing provided there is no reason to suspect they are contaminated.  

Table 2.1  Proposed Waste Types 

EWC Code Description 

01 WASTES RESULTING FROM EXPLORATION, MINING, QUARRYING, AND 
PHYSICAL AND CHEMICAL TREATMENT OF MINERALS 

01 01 Wastes from mineral excavation 

01 01 02 Wastes from mineral non-metalliferous excavation 

01 04 Wastes from physical and chemical processing of non-metalliferous minerals 

01 04 09 Waste sand and clays 

17 CONSTRUCTION AND DEMOLITION WASTES (INCLUDING EXCAVATED SOILS 
FROM CONTAMINATED SITES) 

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 other than those in 17 01 06 

17 05 Soil (including excavated from contaminated sites) soil and dredging spoil 

17 05 04 Soil and stones other than those mentioned in 17 05 03 

19 
WASTES FROM WASTE MANAGEMENT FACILITIES, OFF-SITE WASTE WATER 
TREATMENT PLANTS AND THE PREPARATION OF WATER INTENDED FOR 
HUMAN CONSUMPTION AND WATER FOR INDUSTRIAL USE 

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

19 12 05 Glass 

20 
MUNICIPAL WASTES (HOUSEHOLD WASTE AND SIMILAR COMMERCIAL, 
INDUSTRIAL AND INSTITUTIONAL WASTES) INCLUDING SEPARATELY 
COLLECTED FRACTIONS 

20 02 Garden and park wastes (including cemetery waste) 

20 02 02 Soil and stones 
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3 Justification for Waste Recovery 
3.1 Introduction 
The EA’s regulatory guidance on waste recovery (Environment Agency, 2016a) sets out its approach 
to determining whether the permanent deposit of waste on land is recovery or disposal. The EA’s 
definition of recovery is based on Article 3(15) of the Waste framework Directive: 

“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.” 

“Your plan (WRP) must show that if you could not use a waste material you would do 
work to get the same outcome using non-waste materials. You must include evidence of 
this in your plan.” 

The EA’s 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 are obliged to carry out the work” 

In respect of an obligation, the EA also states that: 

“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” 

3.2 Planning Obligations 
Section 3.26 of the planning Environmental Statement (Appendix B) details that the Site lies within 
the aerodrome safeguarding area for Royal Air Force (RAF) Benson and RAF Chalgrove and 
therefore the potential for bird strike has to be taken into consideration.  

The Ministry of Defence (MOD) provided information to OCC in its letter dated 15 September 2016 
to ensure that the Site would not present any long-term safeguarding risks to military operation 
(Ministry of Defence, 2016). 

3.2.1 Development Plans 
Condition 1 to Schedule 1 of the planning permission (Appendix A) details that: 

“the development shall be carried out strictly in accordance with the particulars of the 
development, plans and specifications contained in the application except as modified 
by conditions of this permission”. 

Condition 1 lists a suite of plans and documents, however the following are listed for brevity as they 
relate specifically to restoration requirements and the approved restored landform. These are also 
are provided in Appendix C: 

• Restoration Plan Drawing No DG/GC/NBF/MIN/09 dated January 2016; 

• Topographic Site Survey - Drawing No: 15 549/001 dated 10/12/2015; and 
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• Phase Layout Plan - Drawing No: DG/GC/NBF/MIN/03A dated April 2017. 

3.2.2 Planning Conditions 
Of the 67 Conditions detailed in the planning permission (Appendix A) a number are interrelated to 
the requirement to restore the Site back to agricultural use. 

Condition 1 requires Grundon to carry out the development in strict accordance with a number of 
approved plans as detailed in Section 3.2.1 which includes Restoration Plan No DG/GC/NBF/MIN/09 
(Appendix C) to which Condition 8 below also relates. 

Condition 8 requires Grundon to submit to OCC, for approval, restoration plans for each phase. It is 
noted that the phase by phase restoration plans must accord with the overall restoration plan 
(Appendix C) and specifically require that the Site is to be restored to agriculture at or around pre-
existing ground levels.  

The requirements of Condition 8 have been discharged in full by Grundon. A letter from OCC 
confirming this dated 23 April 2019 is provided, together with approved plans relating to this 
condition, in Appendix D. Furthermore, it is understood that Grundon has provided OCC with all 
relevant information as required by the planning permission Conditions, as such all Conditions have 
been discharged in full. 

3.2.3 Section 106 Agreement 
A Section 106 Agreement dated 7 November 2018 (Appendix E) places a statutory obligation on 
Grundon to complete the scheme in accordance with the approved planning consent and plans. This 
means that Grundon would have to do the work to get the same outcome using non-waste materials, 
if waste materials could not be employed.  

This section provides a summary of the requirements defined by the Section 106 Agreement. 

The parties named on the Section 106 Agreement include: 

• Oxfordshire County Council (“the County Council”); 

• Grundon Sand and Gravel Ltd (“the Owner”); 

• N.S. Grundon; N.N. Grundon; K.L. Woodbridge; and D. Steggall (“the Mortgagee”); and 

• South Oxfordshire District Council (“the District Council”). 

The Section 106 Agreement defines several terms and meanings, relevant to this WRP, which 
include the following: 

• “Aftercare” means the aftercare to be undertaken following restoration (in accordance with a 
restored plan approved by the County Council) for a period of 5 years in respect of each 
phase of the Site as it is restored; 

• “the Development” means extraction of sand and gravel at the Site……..with restoration to 
agriculture using imported material; and 

• “the Ministry of Defence” means the Secretary of State for Defence.  
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The Section 106 Agreement defines Covenants, relevant to this WRP, which include the following: 

• 3.1 “Prior to the expiration of the fourth year of the After Care for the first phase of the Site to 
the restored but no earlier than 36 months after the After Care commences to submit to the 
County Council for approval a scheme for the long term maintenance and management of 
each phase of the Site to be undertaken progressively following completion of the after Care 
for each phase of the Site which scheme will include the matters set out in Schedule One to 
this Deed and which will be adjusted in accordance with the requirements of the County 
Council”. 

• 3.2 “At its own expense and to the satisfaction of the County Council to implement the 
Management Plan progressively as each phase of the Site is restored and the After Care of 
that phase completed and such management in accordance with the Management Plan shall 
be undertaken by the Owner for a minimum of 20 years calculated from completion of the 
After Care of the final phase of the Site to be restored”. 

In reviewing documents submitted to OCC by Grundon to discharge relevant planning permission 
conditions (i.e. Condition 8) (Section 3.2.2) it is considered that information has already been 
presented to the satisfaction of OCC relating to aftercare and aftercare management (Appendix D) 
which also relates to this Covenant. As such the aftercare proposals and restoration to agriculture 
form part of the Section 106 Agreement. 

• 6 “For the period of 20 years calculated from completion of the After Care of the final phase 
of the Site to be restored the Owner covenants with the Ministry of Defence and the County 
Council to:” 

o 6.1 “to permit the Ministry of Defence and its authorised agents access to the Site to 
assess the risk to aircraft of bird strike…….” 

• 13.2 “The provisions of clause 6 of this Deed are made for the benefit of the Ministry of 
Defence and accordingly the Ministry of Defence may in its own right enforce those provisions 
pursuant to the Contracts (Rights of Third Parties) Act 1999” 

The above Covenants are noted to emphasise the ability of the MOD, via OCC, to compel Grundon 
to complete restoration of the Site as approved under due legal mechanisms. 

In addition it is noted that: 

• Schedule One to the Section 106 Agreement defines principal matters relating to 
Management Plan agreements 

• Schedule Three defines rights extended to the MOD; 

• Schedule 4 comprises a legal Deed of Covenant with the MOD; and 

• Annex 2 comprises a Section 278 Agreement and Conditions which defines clear obligations 
to complete the works in accordance with the planning permission. 
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3.2.4 The Recovery Test 
The elements of the Section 106 Agreement cited above provide only a very high level summary of 
a document which comprises some 71 pages in total document (Appendix E).  

In combination with the planning permission and approved conditions, the Section 106 Agreement 
and associated covenants, annexes and schedules place a legal obligation on Grundon to complete 
the restoration of the Site to agriculture once phased mineral workings have commenced.  

Therefore under planning Grundon would be legally compelled to restore the Site back to agriculture 
using virgin (i.e. non-waste) materials.  

3.3 Additional Information  
Environment Agency (2016) also requires that a WRP includes certain information unless the EA 
agrees that an operator has a specific obligation to carry out the work. This includes information 
under the headings “Purpose of the work”; “Quantity of waste to be used”; and “meeting quality 
standards”. 

As the specific obligation can be clearly demonstrated, this information is not provided. The planning 
permission and Section 106 Agreement provide strict controls to ensure that the scheme will be 
undertaken to the highest quality standards and high-quality agricultural land use will be returned 
following restoration. 

This WRP does however provide a summary of the quantity of waste to be used as this is closely 
linked with planning permission to achieve the restored landform (Section 2.2.1). This figure is 
considered by Grundon unlikely to change as it is the minimum volume of material required to 
achieve a ‘dry’ restoration back to agriculture, at a lower level than present, and to overcome bird 
strike risks. 

3.4 Environmental Permit 
As detailed in Section 1.4, extensive pre-application discussions have already been undertaken with 
the EA to allow Grundon to complete Site investigation and risk assessment work which will support 
the future EP application. 

This WRP however seeks to allow the EA to provide a decision, in principle, as to whether the 
proposed activity may be considered as waste recovery based upon the obligations presented.  

Once a decision on the question of recovery is received from the EA the EP application will be 
prepared and submitted to the EA. It will be in the EP application that extensive information, including 
hydrogeological risk assessment and engineering, will be presented to allow the EA to determine 
the future EP for the restoration of the Site. 
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4 Conclusions 
Planning consent for the scheme has been granted by the OCC and there are legal obligations by 
means of a Section 106 Agreement for the restoration of the Site to be completed to the scheme 
approved by the planning permission (OCC Application No. MW.0094/16, District Ref 
P16/S2662/CM). 

The use of waste as a replacement for non-waste materials will conserve natural resources as well 
as reusing material which may otherwise be disposed of to landfill. This therefore accords with 
prevailing Government legislation and guidance to recover wastes in preference to disposal.  

The planned restoration of the Site will provide long-term benefits following mineral extraction, and 
as such it is in the interest of all stakeholders that the restoration is undertaken to the highest 
standard and to the satisfaction of both the EA, and relevant local authorities and other stakeholders 
including the MOD.  

Grundon has a proven positive track record of undertaking work of this nature as demonstrated 
through recently completed projects, continued collaboration with both local authorities and other 
stakeholders, and industry awards.  

The information provided in this WRP demonstrates that the proposed restoration of the Site meets 
the ‘obligation’ evidential route to demonstrate recovery as defined by Environment Agency (2016a), 
EU and national legislation and prevailing Case Law.
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Application No: MW.0094/16    District Ref: P16/S2662/CM                             
 

OXFORDSHIRE COUNTY COUNCIL 
 

County Planning Authority 
 

TOWN AND COUNTRY PLANNING ACT 1990 
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) 

(ENGLAND) 
ORDER 2015 

 
 
 

To:  Grundon Sand & Gravel Ltd 
       Benson Head Office 

Thames House 
Oxford Road 
Benson 
Wallingford 
OX10 6LX 

 
                                                                                                
 

CONDITIONAL PLANNING PERMISSION 
 
Extraction of sand and gravel with associated processing plant, conveyors, office and 
weighbridge, parking areas. Construction of new access onto the A4130. Restoration to 
agriculture, incorporating two ponds, using imported inert materials at New Barn Farm, 
Cholsey, Nr Wallingford, Oxfordshire, OX10 9HA 
 
The OXFORDSHIRE COUNTY COUNCIL as County Planning Authority hereby GRANT 
PLANNING PERMISSION for this development SUBJECT TO the conditions set out in the 
attached Schedule 1. 
 
 
The reasons for the imposition of the conditions are as set out in the attached Schedule 1. 
 
The relevant Development Plan policies are set out in the attached Schedule 2. 
 
 
 
Dated: 08/11/18 
 
 
 
 
  
 Director for Planning & Place 
 
 

YOUR ATTENTION IS DRAWN TO THE NOTES OVERLEAF 



 

 

Notes 
 

IMPORTANT 
 

• This permission does not convey or imply any approval or consent which may be required 
under any enactment, byelaw, order or regulation other than section 57 of the Town and 
Country Planning Act 1990. 

• The submitted environmental information was taken into consideration in making this 
decision.  

• Application for approval under the Building Regulations must be made to the Council for 
the district in which the land is situated. 

Appeals to the Secretary of State 

• If you are aggrieved by the decision of the County 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, then you must do so within six months of the date of this notice, 
however if an enforcement notice is served relating to the same or substantially the same 
land and development as in your application and if you want to appeal against the County 
Planning Authority’s decision on your application then you must do so within:  28 days of 
the date of service of the enforcement notice, or within 6 months of the date of this notice, 
whichever period expires earlier 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://www.gov.uk/planning-inspectorate 

• The Secretary of State can allow a longer period for giving notice of an appeal, but he 
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 him 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. 

https://www.gov.uk/planning-inspectorate


 

 

Purchase Notices 

• If either the County planning authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can neither 
put the land to a reasonably beneficial use in its existing state nor render the land 
capable of a reasonably beneficial use by the carrying out of any development which 
has been or would be permitted. 

• In these circumstances, the owner may serve a purchase notice on the Council of the 
District in whose area the land is situated.  This notice will require the Council to 
purchase his interest in the land in accordance with the provisions of Part VI of the 
Town and Country Planning Act 1990. 



 

 

Schedule 1 - Conditions  
 

Note: The following conditions are pre-commencement conditions. This means that 
the development cannot lawfully be started until they have been complied with: 
8, 9, 10, 11, 12, 13, 14, 15, 26, 28, 30, 32, 35, 36, 38, 40, 42, 46, 64, 65, 67. 
 
General 
 
1. The development shall be carried out strictly in accordance with the particulars of 

the development, plans and specifications contained in the application except as 
modified by conditions of this permission. The approved plans comprise: 
- Application Form dated 22/07/2016 
- Supporting Statement dated June 2016 
- Indicative Planting Proposals Drawing No 2426/001 dated July 2016 
- Elevation Drawing 16’ x 10’ Steel Canteen Unit 
- Site Location Plan - Drawing No: DG/GC/NBF/MIN/01 dated May 2016 
- Site Context Plan - Drawing No: DG/GC/NBF/MIN/02 dated May 2016 
- Restoration Plan Drawing No DG/GC/NBF/MIN/09 dated January 2016 
- Plant Site - Drawing No: DG/GC/NBF/MIN/10 dated April 2016 
- Site Plan - Drawing No: DG/GC/NBF/MIN/10 dated July 2016 
- Tree Survey - Drawing No: DG/GC/NBF/MIN/11 dated July 2016 
- Elevation Drawing 32’ x 10’ Steel Office Unit 
- Topographic Site Survey - Drawing No: 15 549/001 dated 10/12/2015 
- Response to Regulation 22 Request document dated January 2017 
- Phase 1 Plan - Drawing No: DG/GC/NBF/MIN/04A dated April 2017 
- Phase 2 Plan - Drawing No: DG/GC/NBF/MIN/05A dated April 2017 
- Phase 3 Plan - Drawing No: DG/GC/NBF/MIN/06A dated April 2017 
- Phase 9 Plan - Drawing No: DG/GC/NBF/MIN/07A dated April 2017 
- Phase 17 Plan  - Drawing No: DG/GC/NBF/MIN/08A dated April 2017 
- Phase Layout Plan - Drawing No: DG/GC/NBF/MIN/03A dated April 2017 
- Email note ref 4420 to Peter Wilsdon from Matthew Sweet dated 27th April 

2017 
- Site Access Preliminary Design – Bosley Way Left-In Left-Out Drawing No 

TE/1244/313 dated August 2017 
 
Reason: To ensure that the development is carried out as proposed. 
 
2. The development to which this permission relates shall be begun not later than 

the expiration of three years beginning with the date of this permission. 
 
Reason: In accordance with Section 91 to 95 of the Town and County Planning Act 
1990 as amended by section 51 of the Planning and Compulsory Purchase Act 
2004. 
 
3. Extraction of minerals shall cease by 31st December 2037.  
 
Reason: In view of the temporary nature of the development and to allow the timely 
restoration of the site (OMWCS M10). 
 
4. All buildings, plant and machinery to which this permission relates shall be 

removed and restoration of the site completed in accordance with approved plans 
by 31st December 2039, or within 24 months of the cessation of mineral 
extraction if sooner. 



 

 

 
Reason: To ensure timely and high-quality restoration of the site (OMWCS M10). 
 
Hours of Working 
 
5. No operations, including HGVs entering and leaving the site, other than water 

pumping or environmental monitoring, shall be carried out at the site except 
between the following times: 

 
7.00 to 18.00 Mondays to Fridays 
7.00 to 13.00 Saturdays. 
 
No operations shall take place on Sundays, Public or Bank Holidays. 

 
Reason: To protect the amenity of local residents in Wallingford and Winterbrook 
and other nearby properties (OMWCS C5). 
 
 
Details of Working 
 
6. No processing of mineral shall take place until details of the processing plant 

specifications and layout have been submitted to the Minerals Planning Authority 
and approved in writing. No processing shall take place on site other than in 
complete accordance with the approved details.  

 
Reason: To ensure that the processing of mineral takes place in an acceptable 
manner to protect the amenity of local residents in Wallingford and Winterbrook and 
other nearby properties (OMWCS C5). 
 
7. No extraction shall take place below 39 metres above ordnance datum. 
 
Reason: To ensure that the development is carried out as proposed and to protect 
the environment as the effects of deeper working have not been assessed (OMWCS 
C5). 
 
 
8. No extraction shall commence in any of the phases shown on approved plan 

DG/GC/NBF/MIN/03A until a detailed restoration scheme for the relevant phase 
has been submitted to, and approved in writing by, the Minerals Planning 
Authority. The detailed restoration schemes must be based on up to date 
arboricultural best practice and ecological surveys not less than two years old. No 
restoration work shall take place other than in accordance with the approved 
detailed restoration scheme for the relevant phase. The schemes shall include:  

• Final levels of restored land and detailed proposals for use of land – the site is 
to be restored to agriculture at or around pre-existing ground levels; 

• Gradients of slopes; 

• Depths of soils; 

• Timing and duration of restoration works; 

• Details of areas of new tree and hedge planting; 

• Details of drainage and wetland areas;  



 

 

• Details of bird and bat boxes to be erected on site upon restoration; 

• Details of any fencing, gates or other means of enclosure; and 

• Details of provisions relating to trees for each phase including suitable actions 
and appropriate timeframes regarding planting (species, size, spacing, 
protection, soil improvement), aftercare (weeding, watering, inspection (pests 
and diseases, vigour), formative pruning and replacement. 

 
Reason: To ensure that the site is appropriately restored (OMWCS M5). 
 
9. The development shall not be carried out other than in accordance with the 

Phasing Scheme as set out on approved plan DG/GC/NBF/MIN/03A. No 
extraction shall commence in any of the phases shown on approved plan 
DG/GC/NBF/MIN/03A until a detailed working scheme for that phase has been 
submitted to the Minerals Planning Authority and approved in writing. No 
development shall take place in any phase other than in complete accordance 
with the approved detailed working scheme for that phase. The submitted 
working schemes shall include details of: 

(a) precise boundary of the excavation area; 
(b) phasing and direction of working; 
(c) plant, machinery and vehicles to be used; 
(d) depth of excavation; 
(e) depth of soil stripping and arrangements for separate stripping and storage of 
topsoil, subsoil and overburden;  
(f) fencing, gates and other means of enclosure; 
(g) location of haul roads; 
(h) location of conveyor and power supply; 
(i) size, species and condition of all trees, shrubs and hedgerow proposed to be 
retained within and immediately surrounding the phase; 
(j) location, height, shape, width, materials, seeding and maintenance of bunds; and 
(k) groundwater mitigation measures. 
 
Reason: To ensure that the site is worked and restored in a phased manner, as 
proposed and there are no unacceptable adverse impacts on the environment 
arising from the methods of working (OMWCS M10). 
 
10. No extraction shall commence in any of the phases shown on approved plan 

DG/GC/NBF/MIN/03A until a detailed Aftercare Scheme has been submitted to 
and approved in writing by the Minerals Planning Authority. 

The scheme shall: 
a) Provide an outline strategy for the five year Aftercare period in accordance with 
Paragraph 057 of Minerals Planning Practice Guidance. This shall specify the steps 
to be taken and phasing in the management of the land to promote its rehabilitation 
to the target afteruses; including where appropriate: 
- A map identifying clearly all areas with phasing, subject to aftercare management, 
- An annual meeting between the developer, the Minerals Planning Authority and 
other interested parties, 
- Timing and pattern of vegetation establishment, with cultivation practices and 
secondary treatments, 
- Management of livestock, soil, fertility, weeds and pests etc, 
- Establishment of hedgerows, trees and other surface features, 



 

 

- Remedial surface and piped drainage systems, irrigation and watering, and 
- A pre-release report to demonstrate that the land has been reclaimed to the 
required standard. 
 
b) Provide for a detailed annual programme, in accordance with Paragraph: 058 of 
Minerals Planning Practice Guidance, to be submitted to the Minerals Planning 
Authority not later than two months prior to the annual Aftercare meeting. 
 
Aftercare shall be carried out in accordance with the approved scheme. 
 
Reason: To ensure a high quality restoration (OMWCS M10). 
 
Access 
 
11. No development shall take place until the means of site access is formed and laid 

out to the approval of the Mineral Planning Authority, constructed in accordance 
with specifications approved by the Mineral Planning Authority and all ancillary 
works specified have been undertaken. 

 
Reason: In the interests of highway safety (OMWCS C10). 
 
12. No mineral shall be extracted from the site until visibility splays have been 

formed, laid out and constructed in accordance with detailed plans submitted to 
and approved in writing by the Mineral Planning Authority.  

 
Reason: In the interests of highway safety (OMWCS C10). 
 
13. No extraction of mineral shall take place until the highway improvements shown 

on approved plan Drawing No. Site Access Preliminary Design – Bosley Way 
Left-In Left-Out have been completed in accordance with that plan. 

 
Reason: In the interests of highway safety (OMWCS C10). 
 
14. No development shall commence until a Traffic Management Plan has been 

submitted to and approved in writing by the Mineral Planning Authority.  
Thereafter, no development shall take place other than in accordance with the 
approved Traffic Management Plan. It shall include the following details:  

 
o Title, site name and planning permission number; 
o Details of routeing and signage; 
o Details of any traffic management needed during construction of the new 

access; 
o Details of wheel cleaning/wash facilities – to prevent mud etc. in vehicle 

tyres/wheels from migrating onto adjacent highway;  
o A regime to inspect and maintain all signing, barriers etc;  
o Details of where site related vehicles will be parked and where storage areas 

and compounds will be located at each stage of the development; 
o Contact details for the person to whom the local community can contact to 

raise issues in first instance;  



 

 

o Details of a procedure for keeping a record of complaints and subsequent 
resolution; and  

o Details of any temporary access arrangements.  
 
Reason: In the interests of highway safety (OMWCS C10). 
 
15. No mineral shall be extracted from the site until turning areas and car parking 

spaces have been provided within the curtilage of the site so that motor vehicles 
may enter, turn around and leave in a forward direction and vehicles may park off 
of the highway. The turning area and parking areas shall be constructed, laid out, 
surfaced, drained and completed in strict accordance with specification details to 
be submitted to and approved in writing by the Mineral Planning Authority prior to 
the commencement of development. The turning area and car parking areas shall 
be retained unobstructed at all times except for the parking and manoeuvring of 
motor vehicles. 

 
Reason: In the interests of traffic safety (OMWCS C10). 
 
16. No mud or debris shall be deposited on the public highway. 
 
Reason: In the interest highway safety (OMWCS C10). 
 
17. No loaded vehicles shall leave the site unsheeted.  
 
Reason: In the interest highway safety (OMWCS C10). 
 
18. Any gate installed on the access road shall be set back a minimum of 18 metres 

from the back of carriageway, and shall not open outwards from the site. 
 
Reason: In the interest highway safety (OMWCS C10). 
 
19. The access and haul road shall be maintained to ensure a smooth running 

surface free of pot holes and kept free of mud and other debris at all times until 
completion of site restoration and aftercare.  The access and haul road shall be 
removed when no longer required for the purposes of accessing the site for the 
purposes of the development or during the course of site restoration, whichever is 
sooner. 

 
Reason: To reduce noise in the interests of local amenity and to prevent mud and 
debris being carried onto the public highway (OMWCS C10). 
 
20. No mineral shall be exported from the site until a sign has been erected at the 

site exit, advising drivers of the ‘left in, left out’ requirement. The sign shall be 
maintained for the duration of the development. The ‘left in, left out’ access 
arrangement shall be advised to drivers/contractors prior to their visit to site. 

 
Reason: In the interest highway safety (OMWCS C10). 
 
Permitted Development Rights 
 



 

 

21. Notwithstanding the provisions of part 17 of schedule 2 of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (or any Order 
amending, replacing or re-enacting that Order), no fixed plant or machinery, 
buildings, structures and erections, or private ways shall be erected, extended, 
installed, rearranged, replaced, repaired or altered at the site without planning 
permission from the Mineral Planning Authority. 

 
Reason: To protect the amenities of the area, including Winterbrook, Cholsey and 
the adjacent rights of way (OMWLP PE18). 
 
Noise 
 
22. Noise levels during working hours arising from the development shall not cause 

noise levels to exceed the maximum levels below in the locations listed: 
Brook House    50 dB LAeq, 1 hour, free field 
Willow Cottage   52 dB LAeq, 1 hour, free field 
The Lodge    55 dB LAeq, 1 hour, free field 
Cox’s Farm    49 dB LAeq, 1 hour, free field   
23 Winterbrook Lane  52 dB LAeq, 1 hour, free field 
24 Winterbrook Lane  55 dB LAeq, 1 hour, free field 
24 Wallingford Road   55 dB LAeq, 1 hour, free field 
Hillgreen Farm   49 dB LAeq, 1 hour, free field 
Coachmans Cottage  55 dB LAeq, 1 hour, free field 
Elizabeth House   55 dB LAeq, 1 hour, free field 
New dwellings north of  
Bosley Way    55 dB LAeq, 1 hour, free field. 
 
Reason:  To ensure that the development does not cause an unacceptable noise 
impact at nearby properties (OWMCS C5). 
 
23. The noise levels arising from temporary operations for construction and removal 

of bunds shall not exceed 70 dB(LAeq) (1 hour free field) measured at any of the 
locations below: 

Brook House 
Willow Cottage 
The Lodge 
Cox’s Farm 
23 Winterbrook Lane 
24 Winterbrook Lane 
24 Wallingford Road  
Hillgreen Farm    
Coachmans Cottage   
Elizabeth House    
New dwellings north of Bosley Way. 
 
The temporary operations shall not occur for more than 28 days at one time with a 
gap of at least 28 days between each such period of temporary operations and for 
no more than 8 weeks per calendar year in total. Records of the dates of temporary 
working operations shall be kept and made available for inspection by the Minerals 
Planning Authority within 7 days of such a request being made. 



 

 

 
Reason:  To ensure that the development does not cause an unacceptable noise 
impact at nearby properties (OWMCS C5). 
 
24. Noise from typical site operations shall be monitored every 3 months throughout 

the life of the development. A monitoring report shall be submitted to the Minerals 
Planning Authority within 2 weeks of request. 

 
Reason:  To ensure that the development does not cause an unacceptable noise 
impact at nearby properties (OWMCS C5). 
 
25. No reversing bleepers or other means of audible warning of reversing vehicles 

shall be fixed to, or used on any vehicles, plant and machinery, other than those 
which use white noise. 

 
Reason:  To protect the amenity of residents in areas of Wallingford and Winterbrook 
located near the quarry (OWMCS C5). 
 
Dust 
 
26. No development shall take place until a detailed scheme for the monitoring and 

control of dust emanating from the site has been submitted to and approved in 
writing by the Mineral Planning Authority.  The scheme shall include: 

 
a. Details of how dust will be monitored at all stages of the operations 

including both during operating hours and outside of operating hours; 
b. Procedures for recording information gathered during dust monitoring 

and provision of this information to the Minerals Planning Authority on 
request; 

c. Dust suppression measures as specified in the Air Quality Assessment 
dated May 2016 and addendum dated December 2016; 

d. Prevention of dust from exposed surfaces such as bunds, including 
how it will be managed outside of working hours; 

e. Dust control measures e.g. dampening down, should be put in place 
during operational hours, also overnight and on non-working days; 

f. The suppression of dust caused by the moving and storage of soil and 
overburden, stone and other materials within the site; 

g. Dust suppression on haul roads, including speed limits; and  
h. Provision for monitoring and review of the scheme. 

 
The development shall not be carried out other than in accordance with the 
approved scheme.  

 
Reason: To protect the amenity of local residents in Wallingford and Winterbrook 
and other nearby properties (OMWCS C5). 
 
27. All vehicles, plant and machinery operated within the site shall be serviced and 

maintained in accordance with the manufacturer’s instructions and, where 
silencers are specified by the manufacturer for any vehicles, plant or machinery 
they shall be installed and retained in use. 



 

 

 
Reason: To protect the amenity of local residents in Wallingford and Winterbrook 
and other nearby properties and reduce the risk of fuel spillage (OMWCS C5). 
 
Tree Protection and Planting 
 
28. Prior to the commencement of development a detailed planting scheme shall be 

submitted to and approved in writing by the Mineral Planning Authority to include: 

• Retention of existing trees and vegetation along the northern and eastern 
boundaries of the site along the A4130, Bosley Way, and Wallingford Road;  

• Protection measures for existing vegetation; and 

• Details of the proposed tree and hedge planting along the southern and 
western boundaries, adjacent to New Barn Farm, opposite The Lodge and 
alongside the Cholsey and Wallingford Railway.  

 
The approved scheme shall be implemented in full.  
 
Reason: To ensure that the development is well screened and incorporated into the 
landscape and in the interests of biodiversity (OMWCS C5, C7, C8). 
 
Restoration  
 
29. Only inert material shall be used in restoration. 
 
Reason:  To ensure a satisfactory restoration of the land to agriculture (OMWCS 
M10). 
 
Soil Bunds 
 
30. No mineral shall be extracted from the site until soil screen bunds have been 

constructed as shown on approved drawing no. DG/GC/NBF/MIN/04a, including:  

• 5m high noise screening bunds adjacent to New Barn Farm and opposite The 
Lodge.  

 
No mineral shall be extracted from phase 2 as shown on approved plan 
DG/GC/NBF/MIN/03a until further soil screen bunds have been constructed as 
shown on approved drawing no. DG/GC/NBF/MIN/05a, including:  
 

• 4m high screening bund alongside the Cholsey and Wallingford railway line, 
between the site and Cox’s Farm, this would be relocated as each phase is 
complete screening Cox’s Farm from the active phase; and  

• 3m high internal bunds screening the proposed processing facility and 
conveyor.  

 
All bunds shall be made up of stored soil which would be used for the final 
restoration phase and removed at completion. 
 
Reason: To protect the amenity of local residents in Wallingford and Winterbrook 
and other nearby properties (OMWCS C5). 
 



 

 

31. In the event that new residential development in the field immediately north east 
of the site on the north-east side of the A4130 is granted planning permission 
prior to, or within 6 months after, the date of this consent, then no extraction of 
mineral in Phase 1 as shown on approved plan DG/GC/NBF/MIN/03A shall start 
until a 4 metre high soil bund along the north eastern and north-western 
boundaries of the Phase 1 as shown on plan DG/GC/NBF/MIN/03A has been 
constructed. 

 
Reason: To protect the amenities of occupants of new housing near the site 
(OMWCS C5). 
 
Buffer Zones 
 
32. No development shall commence until a plan has been submitted to the Minerals 

Planning Authority and approved in writing, showing a buffer zone between the 
Public Right of Way 167/24/20 along the north-western boundary of the site and 
along Winterbrook Lane and the working phases. The plan shall include details of 
the location of planting, bunding and fencing and how these will be set back from 
the Public Right of Way. No development shall take place other than in 
accordance with the approved plan.  

 
Reason: To protect the amenity of users of the right of way (OMWCS C11). 
 
33. No development shall take place within 15 metres of the boundary of the 

Wallingford and Cholsey Heritage Railway. 
 
Reason: To ensure that there is no adverse impact on the railway or its amenity 
value (OMWCS C5). 
 
34.  No development shall take place within 10 metres any hedges and trees. 
 
Reason: To ensure that the development is carried out in such a way that trees are 
protected, in the interests of biodiversity and landscape (OMWCS C7, C8). 
 
35. No works of site clearance or development shall take place unless or until a 

scheme for the protection of trees has been submitted to and approved in writing 
by the Mineral Planning Authority, to include details of the method of protection 
around the perimeter of the trees remaining on site. The approved protection 
measures shall be erected, retained and maintained throughout the development, 
from site clearance until all plant, equipment and surplus materials have been 
removed from the site, in accordance with BS 5837:2012 Trees in relation to 
design, demolition and construction – Recommendations. Nothing shall be stored 
or placed in the area protected and the ground levels within these areas shall not 
be altered. There shall be no use of plant or heavy earth moving 
equipment within the protected areas. Upon completion of the restoration the 
protection measures shall be removed off site. 

 
Reason: To ensure that the development is carried out in such a way that trees are 
protected, in the interests of biodiversity and landscape (OMWCS C7, C8). 
 



 

 

Ecology 
 
36. Prior to the commencement of development details of protected species 

mitigation shall be submitted to the Minerals Planning Authority and approved in 
writing. This shall include 

• Exclusion fencing for Common Lizard;  

• Checks of vegetation by an ecologist for breeding bird nests prior to removal; 
or timing constraints on vegetation removal to avoid bird breeding season; 
and  

• Updated Badger surveys. 
 
The approved details shall be implemented in full.  
 
Reason: To protect the biodiversity of the site (OMWCS C7). 
 
37. All deep excavations shall be suitably ramped and any open pipe-work 

associated with the development covered overnight.  
 
Reason: To minimise the risk of badgers, otters, hedgehog and other mammals 
being inadvertently killed and injured within the active quarry after dark, in order to 
protect the biodiversity of the site and wider area (OMWCS C7). 
 
38. No development shall commence until a scheme for fencing the south-western 

boundary buffer has been submitted to the Minerals Planning Authority and 
approved in writing. Any scheme that is approved shall be implemented in full.  

 
Reason: To protect the ditch in the interests of biodiversity (OMWCS C7). 
  
Lighting 
 
39. Details of the location, height, design, sensors, and luminance of external lighting 

(which shall be designed to minimise the potential nuisance of light spillage on 
adjoining properties, highways, wildlife corridors and pollution of the sky), shall be 
submitted to and approved in writing by the Mineral Planning Authority before any 
external lighting is used on site. No external lighting shall be erected on the 
southwest boundary and buffer.  

 
Reason: To minimise the nuisance and disturbances to neighbours and the 
surrounding area and in the interests of biodiversity and highway safety. 
 
Archaeology 
 
40. No development shall commence until a Written Scheme of Investigation has 

been submitted to and approved in writing by the Minerals Planning Authority.  
This scheme shall provide details of the professional archaeological organisation 
that will carry out the investigation. The approved scheme shall be implemented 
in full. 

 
Reason: To safeguard the recording of archaeological matters within the site 
(OMWCS C9). 



 

 

  
41. Prior to the commencement of the development and following the approval of the 

Written Scheme of Investigation referred to in condition 40, a staged programme 
of archaeological investigation shall be carried out by the commissioned 
archaeological organisation in accordance with the approved Written Scheme of 
Investigation. The programme of work shall include all processing, research and 
analysis necessary to produce an accessible and useable archive and a full 
report for publication which shall be submitted to the Minerals Planning Authority 
in accordance with a timescale set out in the approved plan.  

 
Reason: To safeguard the recording of archaeological matters within the site 
(OMWCS C9). 
 
Soil Handling 
 
42. No topsoils or subsoils shall be stripped on any phase, or part phase, until a 

Scheme of Soil Movement for that phase has been submitted to the Minerals 
Planning Authority and approved in writing. Such schemes shall: 

a) Be submitted at least 3 months prior to the expected commencement of soil 
 stripping; 
b) Where subsoils are not to be retained, identify those soils and soil substitutes 
 intended to be used in their place; and 
c) Identify clearly the origin, intermediate and final locations of soils for use in the 
 restoration, as defined by soil units, together with details balancing the 
 quantities, depths, and areas involved. 
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
43. All soil handling operations shall be carried out in accordance with: 
a) The methodology detailed within the Regulation 22 response document 
 (January 2017), notably sections 2.15 to 2.25; and 
b) Defra’s Good Practice Guide for Handling Soils, Sheets 1–4 (handling soil 
 using 360° excavators and dump trucks) and sheet 15 where low ground 
 pressure bulldozers are to be used during restoration. 
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
44. Within 3 months of the formation of storage bunds the operator shall submit a 

plan to be approved in writing by the Minerals Planning Authority showing the 
location, contours and volumes of the bunds, and identifying the soil types and 
units contained therein. 

 
Reason: To enable the Minerals Planning Authority to monitor conditions protecting 
the soil resource (OMWCS C6, M10). 
 
45. Soil shall only be moved when in a dry and friable condition. For cohesive soil 

this should be assessed by the “Worm Test” for field situations described by 
Annex AP 8 Para 1 (g) of the Defra Guidance for Successful Restoration of 



 

 

Mineral and Waste Sites) to determine if the moisture content is drier than the 
lower plastic limit and therefore, less prone to damage if handled. 

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
46. No development shall commence until details of methods to prevent the spread 

of any soil -borne plant or animal diseases relating to all stages of the 
development, has been submitted to and approved in writing by the Minerals 
Planning Authority. The approved methods shall be implemented in full.  

 
Reason: To prevent the spread of soil borne disease and protect the environment 
(OMWCS C5) 
 
47. No soil handling shall take place during and shortly after significant rainfall or 

when there are puddles on the soil surface. 
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
48. Soil handling and movement shall not be carried out between the months of 

October to March inclusive, unless otherwise agreed in writing by the Minerals 
Planning Authority.  

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
49. No plant or vehicle movement shall take place other than on clearly defined haul 

routes shown on a plan which has been submitted to the Minerals Planning 
Authority and agreed in writing.  These routes shall not cross areas of topsoil and 
subsoil. 

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
 
Soil Stripping and Handling 
 
50. All available topsoil and subsoil shall be stripped before any part of any phase is 

excavated, built upon or otherwise traversed by heavy machinery (except for the 
purpose of stripping or stacking soil on those parts).  

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
51. Soil stripping depths shall be in complete accordance with the approved working 

plans.  
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 



 

 

 
52. Soils identified for use as a subsoil substitute shall be stripped separately and 

either re-spread over the replaced overburden or stored separately for 
subsequent replacement. 

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
53. Written notification shall be made giving the Minerals Planning Authority five clear 

working days’ notice of the intention to start stripping soils. 
 
Reason: To ensure that the Mineral Planning Authority is given opportunity to check 
that soil operations do not occur under unsuitable conditions and to ensure that 
restoration is carried out as proposed (OMWCS C6, M10). 
 
54. No bunds shall be erected for the storage of agricultural soils other than those 

which conform to the following criteria: 
a) Topsoils, subsoils and subsoil substitutes shall be stored separately; 
b) Where continuous bunds are used dissimilar soils shall be separated by a third 
material, previously agreed in writing with the Minerals Planning Authority; 
c) Topsoil bunds shall not exceed 3 m in height and subsoil (or subsoil substitute) 
bunds shall not exceed 5m in height; 
d) Materials shall be stored like upon like, so that topsoil shall be stripped from 
beneath subsoil bunds and subsoil from beneath overburden bunds. 
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
55. Any storage bund intended to remain in situ for more than 6 months or during the 

winter months (December to February inclusive) shall be grassed over and kept 
free of weeds. The seed mixture and the application rates shall be in accordance 
with details agreed with the Minerals Planning Authority prior to the formation of 
the storage bunds. 

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
56. No topsoil, subsoil, and soil forming material shall be removed from the site.  
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
57. Pockets of suitable soil forming material shall be recovered wherever practicable, 

during the stripping or excavation operations, for use during the restoration 
phase. 

 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
Soil Replacement 



 

 

 
58. All stones and other materials in excess of 100 mm in any dimension which are 

likely to obstruct cultivation in the agricultural afteruse shall be picked and 
removed from the site. 

 
Reason:  To ensure a satisfactory restoration of the land to agriculture (OMWCS C6, 
M10). 
 
59. The applicant shall notify the Minerals Planning Authority at least 5 working days 

in advance of the commencement of the final subsoil placement on each phase, 
or part phase. 

 
Reason: To allow a site inspection to take place to check that the soil resource is 
being protected (OMWCS C6, M10). 
 
Imported Soils / Soil Forming Materials 
 
60. Any imported soils or soil forming materials shall: 
 
a) Be separately stored in a designated area previously agreed with the Minerals 
Planning Authority; 
b) Be identified to, and agreed as suitable with, the Minerals Planning Authority prior 
to placement; and 
c) Be free of objects greater than 100mm in any dimension which are likely to cause 
any obstruction to cultivations. 
 
Reason: To protect the soil resource and enable a high quality restoration (OMWCS 
C6, M10). 
 
Differential Settlement 
 
61. In any part of the site where differential settlement occurs during the restoration 

and aftercare period, the applicant, where required by the Minerals Planning 
Authority, shall fill the depression to the final settlement contours specified with 
suitable imported soils, to a specification that has been approved in writing by the 
Minerals Planning Authority. 

 
Reason: To ensure a high quality restoration (OMWCS M10). 
 
Hydrology 
 
62. No refuelling of mobile plant shall take place other than on hardstanding within 

the plant area.  
 
Reason: To minimise the risk of spillages reaching the sand and gravel aquifer 
(OMWCS C4). 
 
63. No fuel shall be stored on site other than in a double-sided tank located on a 

concrete base and bunded. 
 



 

 

Reason: To prevent pollution from fuel spillage (OMWCS C4). 
 
64.  No development shall commence until a scheme has been submitted to the 

Minerals Planning Authority and approved in writing, detailing procedures for 
responding to an accidental spill of hydrocarbons. Once approved the procedure 
shall be kept in the site office.  

 
Reason: To minimise the risk to the environment (OMWCS C5).  
 
65. No development shall commence until a scheme has been submitted to the 

Minerals Planning Authority and approved in writing detailing the construction of a 
French drain along part of the north-western boundary, between the working area 
and the private railway line for a distance of approximately 200m, which will 
connect into the existing drain along the southwestern boundary of the site at a 
point downstream of the railway culvert. The drain shall be provided in 
accordance with the approved details and with the timescale set out in those 
details.  

 
Reason: To mitigate the impact of changes to groundwater in the area (OMWCS 
C4). 
 
66. Throughout the period of working, restoration and aftercare, the operator shall 

take all reasonable steps to ensure that drainage from areas adjoining the site is 
not impaired or rendered less efficient by the permitted operations. The operator 
shall take all reasonable steps, including the provision of any necessary works to 
prevent damage by erosion, silting or flooding and to make proper provision for 
the disposal of all water entering, arising on or leaving the site during the 
permitted operations. 

 
Reason: To prevent flooding (OMWCS C3). 
 
 Local Liaison 
 
67. A local liaison meeting shall take place for this site in accordance with details 

which have been submitted to the Minerals Planning Authority and approved in 
writing, prior to the commencement of development.  

 
Reason: To ensure good liaison between the operator and the local community, in 
the interests of protecting local amenity and addressing any concerns (OMWCS C5). 
 
Informatives: 
 
If works are required to be carried out within the public highway, the applicant is 
advised not to commence such work before formal approval has been granted by 
Oxfordshire County Council by way of either: 
i. A Section 184 Notice under the Highways Act 1980, or 
ii. A legal agreement between the applicant and Oxfordshire County Council 
 
In accordance with paragraph 38 of the NPPF Oxfordshire County Council take a 
positive and proactive approach to decision making focused on solutions and 



 

 

fostering the delivery of sustainable development.  We work with applicants in a 
positive and creative manner by; 
•              offering a pre-application advice service, 
•              updating applicants and agents of any issues that may arise in the 
processing of their application and where possible suggesting solutions, for example 
in this case amended access details were submitted following an objection on 
highways grounds.  
 
Pre-commencement conditions 
Note: The following conditions are pre-commencement conditions. This means that 
the development cannot lawfully be started until they have been complied with: 
8, 9, 10, 11, 12, 13, 14, 15, 26, 28, 30, 32, 35, 36, 38, 40, 42, 46, 64, 65, 67. The 
reason that these conditions are pre-commencement conditions are set out below: 
8 – Restoration details must be approved prior to the commencement of extraction in 
order to ensure that each phase is worked in a manner which is compatible with the 
approved restoration details. 
9 -  Detailed working plans must be approved prior to working in each phase to 
ensure that the working does not commence in a manner which would have 
unacceptable impacts 
10 – Aftercare details must be approved prior to the commencement of extraction in 
order to ensure that each phase is worked in a manner which is compatible with the 
approved aftercare details. 
11-The site access must be constructed prior to any other development as it will be 
required for traffic movements associated with the development to access and 
egress the site safely. 
12 – Visibility splays must be in place prior to the extraction of mineral to ensure that 
the site access is fit for use before it is required for HGVs to access and egress the 
site safely. 
13 – The highway improvements must be in place prior to the extraction of mineral to 
ensure that the site access is fit for use before it is required for HGVs to access and 
egress the site safely. 
14 – The Traffic Management Plan must be in place prior to the extraction of mineral 
to ensure it is in place for all HGV movements associated with mineral extraction to 
access and egress the site safely. 
15 – Turning areas and car parking spaces must be provided before mineral is 
extracted to ensure that the turning and parking areas are ready for use when the 
site becomes operational so as to avoid vehicles turning or parking in the public 
highway to the detriment of highway safety. 
26 – A dust scheme is required before any development takes place on site, as 
development has the potential to cause a dust nuisance and further detail is required 
on how this would be monitored and controlled to ensure that there is no 
unacceptable adverse impact on the amenity of local residents and users of the 
highways, public rights of way and the railway which run alongside the site.  
28 – A detailed planting scheme is required before development commences to 
ensure that existing vegetation is properly protected once the development starts 
and that additional screening is provided such that the visual impact of the 
development will be satisfactorily mitigated. 
30 – Soil screening bunds must be erected before the development starts as they 
are required to satisfactorily mitigate the impacts of the development on nearby 
properties and other sensitive receptors including the public rights of way and railway 



 

 

alongside the site and also the setting of the grade II listed building at New Barn 
Farm. 
32 – Details of buffer zones are needed prior to the commencement of development 
so that when the development commences the necessary buffer zones can be 
complied with so as to satisfactorily mitigate the impacts of the development on 
nearby properties and other sensitive receptors including the public rights of way and 
railway alongside the site, the setting of the grade II listed building at New Barn Farm 
and biodiversity. 
35 – A tree and hedgerow protection scheme is required before development 
commences so that when the development commences trees and hedgerows have 
suitable protection such that they will not be adversely affected and will continue to 
contribute to the screening of the site throughout the development and to provide 
ecological habitats. 
36 – Protected species mitigation is required before development commences to 
ensure that when the development commences it is carried out in such a way that 
protected species and their habitats are not harmed and the requirements of the 
Conservation of Species & Habitats Regulations 2017 are met.  
38 – The scheme for fencing the south-western boundary buffer is required before 
development commences, to ensure that the ditch is protected at all stages of the 
development as a commuting route for otters.  
40 – A Written Scheme of Investigation is required before development commences, 
to ensure that when the development commences it is undertaken in a way that 
satisfactorily records the archaeology present which will be lost through the 
development. 
41 – The archaeological investigation shall take place prior to the commencement of 
development to ensure that archaeology can be recorded before it is lost through the 
development.  
42 -  A Scheme of Soil Movement is required before the first soils are moved, to 
ensure that soils are protected when they are moved so as to facilitate the 
maintenance of their condition when they are required for restoration. 
46 – Details of methods to prevent the spread of soil borne disease are needed 
before the development commences so that the approved methods can be applied to 
all soil movement at the site.  
64 – Details of procedures for dealing with hydrocarbon spills are needed before the 
development commences so that the approved methods can be implemented at all 
stages of the development to prevent pollution. 
65 - A scheme detailing the construction of a French drain must be provided before 
development commences to ensure that it is in place before it is needed to ensure 
the satisfactory drainage of the site. 
67 – To ensure that the community liaison meeting is in place before development 
commences so that arrangements are in place to deal with nuisance and complaints.  
 
  



 

 

 
Schedule 2 - Relevant Development Plan Policies 
 
OMWCS:  
M2 – Provision for working aggregate minerals  
M3 – Principal locations for working aggregate minerals  
M5 – Working of aggregate minerals  
M10 – Restoration of mineral workings  
W1 – Oxfordshire waste to be managed  
W2 – Oxfordshire waste management targets  
W3 – Provision for waste management capacity and facilities required  
W5 – Siting of waste management facilities  
W6 – Landfill and other permanent deposit of waste to land  
C1 – Sustainable development  
C2 – Climate Change  
C3 – Flooding 
C4 – Water environment  
C5 – Local environment, amenity and economy  
C6 – Agricultural land and soils  
C7 – Biodiversity and Geodiversity  
C8 – Landscape  
C9 – Historic environment and archaeology  
C10 – Transport  
C11 – Rights of way  
 
SOLP 2011 Saved Policies:  
G2 – Protection and enhancement of the environment  
C3 – The River Thames and its valley  
C6 – Biodiversity conservation  
C9 – Landscape features  
CON5 – The setting of listed buildings  
CON7 – Conservation areas  
EP1 – Prevention of polluting emissions  
EP2 – Noise and vibrations  
EP3 – Light pollution  
EP6 – Surface water protection  
EP7 – Groundwater protection  
R8 – Public rights of way  
 
SOCS:  
CSEN1 – Protection of Landscape Character  
CSEN3 – Historic Environment  
CSB1 – Biodiversity  
CSG1 – Green Infrastructure  
CS1 – Presumption in favour of sustainable development 
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1. INTRODUCTION 
 
 General 
 
1.1 This Environmental Statement has been prepared in accordance with the Town and Country 

Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011.  It has 
been produced to accompany an application by Grundon Sand and Gravel Limited for sand 
and gravel extraction with restoration to agricultural land using imported inert materials for 
New Barn Farm, Cholsey, Nr Wallingford, Oxfordshire, OX10 9HA to Oxfordshire County 
Council.  
 

1.2 A Non-Technical Summary has also been produced in accordance with Environmental Impact 
Assessment (EIA) Regulations, providing the information contained within this 
Environmental Statement (ES) in a more accessible format.  
 

 Town and Country Planning (Environmental Impact Assessment) Regulations 2011 
 
1.3 The Town and Country Planning (Environmental Impact Assessment) Regulations 2011 (EIA 

Regulations) apply requirements in respect of EIA applications.  As the site subject to the 
application is in excess of 25 hectares, the development falls under Schedule 1 of the 
Regulations, automatically triggering the need for an Environmental Statement to 
accompany the application. 
 

1.4 Schedule 4 of the EIA Regulations sets out the requirements in respect of the information to 
be included within an ES, including (in brief): 

 
• A description of the development; 
• An outline of the main alternatives studied; 
• A description of the aspects of the environment likely to be significantly affected by the 

development, including, population, fauna, flora, soil, water, air, climatic factors, 
architectural and archaeological heritage, landscape and the interrelationship between 
these factors; 

• A description of the likely significant effects of the development on the environment, 
which should cover the direct effects and any indirect, secondary, cumulative, short, 
medium and long-term, permanent and temporary, positive and negative effects of the 
development; 

• A description of the measures envisaged to prevent, reduce and where possible offset 
any significant adverse effects on the environment; 

• A non-technical summary; 
• An indication of any difficulties encountered in compiling the required information. 

 
 Scope of the Environmental Statement 
 
1.5 Whilst the EIA Regulations require all of the above environmental considerations to be 

addressed, not all of these aspects require the same level of detail in their examination as 
different developments will result in different impacts. 
 

1.6 In order to define which aspects of the environment require a detailed examination, 
Regulation 10 requires planning authorities, if requested, to provide an opinion as to the 
information to be addressed within the assessment. 
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1.7 An initial scoping request was submitted to the Oxfordshire County Council on 3rd December 

2015 in order to define the scope of this Environmental Statement.  The Council provided its 
Scoping Opinion on 19th January 2016 (see Appendix 1).  
 

1.8 The Environmental Impact Assessment has thus been undertaken and this Environmental 
Statement produced in accordance with the revised scoping opinion provided by the 
Council, which advised that the ES should consider and assess the following key topics: 
 
• Flora and Fauna 
• Soil 
• Water – Groundwater / Hydrology / Hydrogeology 
• Air Quality Emissions and Dust 
• Noise 
• Archaeology 
• Landscape and Visual Impact 
• Restoration 
• Traffic and Transportation 
• Alternatives 
• Secondary or Cumulative impact 
• Non-Technical Summary 

 
 Format of the Environmental Statement 
 
1.9 The ES is divided into a number of sections.  Section 2.0 describes the application site and 

the surrounding context.  Section 3.0 details the proposed development.  This is followed by 
the various environmental considerations at Section 5.0 including, where required in 
accordance with the scoping opinion, the detailed investigations and technical assessments. 
Section 5.0 provides the summary and conclusions.  
  

1.10 The production of the Statement draws upon the technical expertise of a range of specialist 
consultants, including planners, landscape architects, hydrologists and hydrogeologists, 
ecologists, dust and air quality experts, along with input from representatives of the 
applicant.  The technical assessments of the following consultants are included within the 
relevant section of this statement: 

 
• Ecological Impact Assessment – Crestwood Environmental Ltd 
• Soils and Agriculture – Reading Agricultural Consultants Ltd 
• Water Environment Impact Assessment and Flood Risk Assessment – Hafren Water  
• Air Quality Emissions and Dust – Dustscan Ltd  
• Noise – WBM Ltd 
• Archaeology – Andrew Josephs Associates  
• Landscape and Visual Impact Assessment – David Jarvis Associates Ltd 
• Transport Statement – Callidus Transport and Engineering Ltd 

 
 Copies of the Environmental Statement and Non-Technical Summary 
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1.11 Printed copies of the Supporting Statement,  Environmental Statement and Non-Technical 
Summary  are available at a cost of: 

 
Supporting Statement  £25.00 
Environmental Statement £200.00  
Non-Technical Summary £15.00 
 
Electronic versions of all the above documents are available on CD ROM for £10.00.  
 

1.12 Copies can be obtained from: 
 
David Jarvis Associates Limited 
1 Tennyson Street 
Swindon 
Wiltshire 
SN1 5DT 
 
Telephone:  01793 612173 
Fax:  01793 613625 
E-mail:  mail@davidjarvis.biz 

 
1.13 The Environmental Statement, Supporting Statement and Non-Technical Summary are also 

available to view at the offices of Oxfordshire County Council. 
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2. SITE DESCRIPTION AND CONTEXT 
 
2.1 New Barn Farm is located to the south of the town of Wallingford and north of Cholsey 

Oxfordshire.  The site is bounded by the A4130 to the northeast and Wallingford Road along 
its south-eastern boundary.  The Cholsey and Wallingford railway, a preserved former Great 
Western Railway branchline, runs along the western boundary.  To the south of the site is 
agricultural land within the applicant’s ownership.  
 

2.2 There are a number of properties in the vicinity of the proposed site; including Cholsey 
Sewage Treatment Plant located 700 metres to the southwest.  The two closest residential 
properties are located along the opposite side of Wallingford Road.  Brook House is located 
approximately 300 metres to the southwest. Cox’s Farmhouse is located approximately 100 
metres to the west of the site.  The residential area of Brookfield Close lies approximately 
150 metres to the northeast of the site at the closest point located north of the A4130.  
 

2.3 The site measures approximately 33.8 hectares in area and is currently in agricultural use.  A 
cluster of farm buildings, both modern and old, is located to the southeast of the site. The 
buildings are not included in the application area.  
 

2.4 The site is well screened from both the A4130 (Bosley Way) and Wallingford Road by existing 
hedgerow and tree planting.  
 

2.5 Footpath 167/24/20 runs along the western boundary of the site and forms part of the 
Dame Agatha Christie Trail which continues to Cholsey and returns northwards along 
Wallingford Road to form a loop back to Wallingford.  
 
National and Local Designations 
 

2.6 National and local designations affecting the site and vicinity have been reviewed1. 
 

2.7 The site is located outside both the North Wessex Downs and the Chilterns Areas of 
Outstanding Natural Beauty, which are located approximately 600m to the west and 500m 
to the east respectively.  
 

2.8 The proposed extraction area is not located in a flood zone.  Lands to the south are located 
in Flood Zone 2 while lands further east are located in the River Thames Flood Zones 2 and 3.  
 

2.9 The cluster of farm buildings located to the southeast of the site contains a Grade II listed 
barn.  The cluster of farm buildings located to the southeast of the site contains a Grade II 
listed barn (List Entry Number: 1059256, Name: Barn at New Barn Farm (not included).The 
barn was listed in 1986. Historic England’s listing provides the following description: 
 

                                                           
1http://magic.defra.gov.uk/website/magic/ 

http://www.historicengland.org.uk/listing/the-list/ 

http://www.heritagegateway.org.uk/Gateway/advanced_search.aspx  

http://maps.environment-
agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=
map&textonly=off&lang=_e&topic=floodmap  

http://magic.defra.gov.uk/website/magic/
http://www.historicengland.org.uk/listing/the-list/
http://www.heritagegateway.org.uk/Gateway/advanced_search.aspx
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=floodmap
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=floodmap
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=floodmap
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 Barn. Mid c18. Red brick base; large timber framing; weatherboarding; old plain-tile half-
hipped roof. 5-bay aisled barn. Hipped midstrey to centre with double plank doors, Curved 
principal roof. 
 

2.10 The barn is surrounded by a number of other agricultural buildings which do not form part of 
the listing, including a large livestock shed.  
 

2.11 Cox’s Farmhouse, a Grade II listed building, is located approximately 100 metres to the west 
of the site.  White Cross House, a Grade II listed building is located approximately 200 
metres to the northeast.  
 

2.12 The site does not contain any SSSI, SAC, SPA or Local Wildlife Site designations.  However the 
site is located within a SSSI Impact Risk Zone.  
 

2.13 Although the Site does not contain any SSSI, SAC, SPA or Local Wildlife Site designations, the 
potential effects of the Proposed Development could extend beyond the boundaries of the 
Site.  A search for statutory designated sites of European or national importance within a 
5km radius has identified the presence of Little Wittenham SAC/SSSI at 4.6km north.  A 
search for Local Wildlife Site designations within the surrounding 2km has identified two 
sites; Cholsey Marsh and Pond North of Cholsey Marsh, situated c. 1.6km south east. 
 

2.14 The site is located within both the RAF Benson and RAF Chalgrove safeguarding zones. 
 
Planning History 
 

2.15 The site has not been the subject of any applications for planning permission to date. 
 

2.16 The site was nominated by another operator for allocation in the draft Mineral and Waste 
Local Plan in 2007 which was never adopted. Grundon has requested that the site is included 
in the sites document which Oxfordshire County Council intends to produce following the 
adoption of the draft Mineral and Waste Local Plan Core Strategy.  
 
Mineral Reserves and Geology 
 

2.17 The deposit comprises Terrace 1B of the River Thames Younger River Gravels.  Testing has 
been undertaken onsite and has revealed 0.5 metres of soils over a 5-6 metre band of sand 
and gravel.  Basal material consists of sandy clay.  The site is expected to yield 2.5 million 
tonnes at a rate of 140,000 tonnes a year.  
 
Utilities 
 

2.18 A gas main also traverses the site, entering the site along Wallingford road some 90 metres 
east of the New Barn Farm buildings and exiting the site 95 metres southeast of the railway 
crossing on the A4130 (Bosley Way).  The site is traversed by overhead electricity cables.  A 
rising sewer main exists immediately adjacent to the north-western boundary, along the 
railway fenceline, administered by Thames Water.  A water mains runs along the eastern 
boundary (Wallingford Road).  
  

2.19 The abovementioned utilities will be rerouted if necessary following discussions with the 
relevant utilities companies.  
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 3. PROPOSED DEVELOPMENT 
  

Proposed Operations 
 
3.1 As, noted, the deposit comprises Terrace 1B of the River Thames Younger River Gravels. 

Testing has been undertaken onsite and has revealed 0.5 metres of soils over a 5–6 metre 
band of sand and gravel.  Basal material consists of sandy clay.  
 

3.2 It is proposed to extract the band of sand and gravel and process the mineral on site over a 
period of 17–18 years.  The site is expected to yield 2.5 million tonnes at a rate of 140,000 
tonnes a year.  
 

3.3 The site will be restored progressively using inert restoration materials and returned to 
agricultural use once extraction and restoration of each phase completed.  
 
 
Proposed Phasing 
 

3.4 Following the initial site works, it is proposed to work the site in a series of 18 phases with 
mineral extraction operations commencing in the southwest corner of the site. 
 
Initial site works (Drawing no. DG/GC/NBF/MIN/03) 
 

3.5 Following construction of the new entrance to the site directly off the A4130 Bosley Way, an 
area to the north of the site will be cleared and soils and overburden materials stripped.  An 
area of hardstanding will subsequently be laid down.  This area will form the plant site, car 
park, weighbridge, wheel wash and site office.  An internal access route will be constructed 
from this area, through the centre of the site.  Stripped soils and overburden material from 
the access route will be stored on either side of the route. 
 

3.6 A conveyor will be constructed alongside the access route.  The conveyor will take as-dug 
sand and gravel from the each extraction phase to the processing plant, thereby significantly 
reducing the number of internal vehicle movements.  A long-arm excavator will be brought 
on to the site to be used to excavate sand and gravel alongside a loading shovel which will 
feed the conveyor.  
 

3.7 The processing plant will consist of a mobile washing plant designed to be operated without 
the requirement for silt lagoons.  The plant will wash and grade the as dug material relative 
to size/product before it is stockpiled ready to be exported from site. Silt arising from 
washing the material is blended in with selected products which removes the requirement 
for silt lagoons.  This results in no mineral wastes arising from the operations. Clean water 
from the plant is also recycled.  
 

3.8 A secure compound will be provided for the storage of fuels and machinery. 
 

3.9 Additional landscaping will be planted prior extraction operations commencing, including 
hedge planting along the north/north-western boundary of the site, alongside the route of 
the Cholsey and Wallingford Railway and the Dame Agatha Christie Trail. The only existing 
planting to be removed will be at proposed new access on the A4130. All other existing 
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planting will be retained with adequate standoffs to protect root systems from compaction 
or disturbance. 
 
 
Phases 1–2 (Drawing no. DG/GC/NBF/MIN/04) 
 

3.10 Soils and overburden material will be stripped from phases 1 and 2 and used for noise and 
visual attenuation bunds which are proposed to be formed in locations closest to the nearest 
sensitive receptors.  
 

3.11 After sand and gravel materials have been worked to water table, they will continue to be 
extracted ‘wet’ utilising a long armed excavator digging material through the water avoiding 
the need to dewater the site.  This will place the materials in stockpiles adjacent to the 
extraction area ready to be placed onto the conveyor utilising the loading shovel.  
 
 

3.12  On completion of extraction operations within phase 1, restoration will commence through 
the importation of inert restoration materials, and extraction operations will commence in 
phase 2. Inert materials will be sourced primiarly from the South Oxfordshire area and 
through existing contracts. 
 

3.13 On completion of the infilling of phase 1, soils and subsoils from phase 3 will be stripped and 
utilised for the final restoration of phase 1, and the area seeded in preparation for 
agricultural afteruse.  

 
Phase 3–17 (Drawing nos. DG/GC/NBF/MIN/05-08) 
  

3.14 Phases 3–17 will be worked in a similar pattern of stripping, extraction and restoration 
operations as phases 1 and 2. After Sand and gravel materials have been worked to water 
table, they will continue to be extracted wet utilising the long armed excavator. 
 
 

3.15 As infilling progresses north-eastwards, phases which have had subsoils and topsoils 
reinstated will be sown with a grass seed mix to ensure the soils are protected and to 
improve the visual appearance of the site.  Once growth has established, the land will be 
returned to agriculture.  This method of working ensures that only a small area of the site is 
removed from agricultural use at any one time. 

 
3.16 It is anticipated that each phase will last approximately one year and will generate 

approximately 140,000 tonnes of sand and gravel.   
 
Phase 18 
 

3.17 The final phase of extraction operations will see the mineral located underneath the 
processing plant site extracted.  As the processing plant is mobile, it can be moved to 
facilitate extraction and restoration. Again, after sand and gravel materials have been 
worked to the water table, they will continue to be extracted wet. 
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Access Arrangements (Drawing no. DG/GC/NBF/MIN/03) 
 

3.18 Access to the site is proposed directly off the A4130 Bosley Way.  The A4130 is an ‘A’ class 
single carriageway road that provides a southern bypass to Wallingford.  The new site access 
is positioned approximately 235 metres west of the A4130 junction with Wallingford Road.  
 

3.19 A ‘left-in, left-out’ access arrangement is proposed.  The ‘left-in, left out’ priority junction has 
been designed in order to prevent traffic queuing behind vehicles trying to access the site 
from the direction of Hithercroft Roundabout.  Instead, vehicles will be required to continue 
to the Wallingford Road Roundabout before returning along the A4130 Bosley Way and 
access the site by entering left.  Vehicles will also be prevented from turning right out of the 
site and must, instead use Hithercroft Roundabout in order to travel in an easterly direction.  
 

3.20 Wheelwashing facilities will ensure that no deleterious matter is tracked by vehicles out on 
to the Public Highway from the site. 
 
Traffic 
 

3.21 The development has been forecast to generate in the order 120 HGV movements per day 
(60 in, 60 out).  In addition, there would be a small amount of trip generation from staff and 
visitors to the site, estimated to be in the order of 22 movements per day (11 in, 11 out). 
 

3.22 15 car parking spaces will be provided for employees and visitors to the site. 
  
Operational hours 
 

3.23 The proposed operational hours are: 
 
0700-1800 Monday to Friday 
0700-1300 Saturday 
 
No operations are proposed to take place on Sundays or on Public/Bank Holidays except in 
emergencies.  
 
Lighting 
 

3.24 External lighting will be limited to the plant site in order to ensure a safe working 
environment during poor lighting conditions, principally envisaged at the start and end of 
the working day during the winter months.  Apart from lighting on the individual plant 
machinery (loading shovel, excavator, etc), the excavation and infill operations will not be lit 
and operations will stop when there is insufficient light. 
  

3.25 Any lighting used onsite will comply with appropriate British Standards, minimise sky glow 
and light spill, and use LED light sources to avoid ultra violet and infrared output affecting 
wildlife. 
 
Birdstrike/Aerodrome Safeguarding 
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3.26 It is acknowledged that the site lies within the aerodrome safeguarding area for RAF Benson 
and RAF Chalgrove.  The potential for bird strike has therefore been taken into 
consideration.  
 

3.27 Whilst the proposed method of extraction will result in temporary areas of open water, it is 
proposed that the excavation areas will be steep sided, with around 5m depth of water. Each 
phase of operations is also of short duration at each location.  The steepness of the sides and 
the depth of water will be unattractive to wading birds, whilst the short duration and 
ongoing operation associated with each phase will prevent breeding birds nesting.  
 

3.28 Two pond features are proposed as part of the final restoration scheme.  Both of these 
features have been designed to be of a scale which is unlikely to attract any significant 
numbers of birds that would present a risk to aviation safety.  
 
Rights of Way 
 

3.29 While footpath 167/24/20 traverses the northernmost corner of the site, it is not proposed 
to alter the route of the Public Right of Way. No extraction works are proposed in the area to 
the north of the footpath. Additional planting will provide screening along the footpath 
route.  

 
Proposed Restoration and Aftercare 
 
Proposed Restoration and Aftercare (Drawing/DG/GC/NBF/MIN/09) 
 

3.30 As outlined above, restoration will take place progressively alongside extraction operations. 
A total of 2.1 million tonnes (1.4 million cubic metres) of imported inert restoration 
materials will be utilised to complete the restoration of the site.  Given the existing 
Agricultural Land Classification grade of the site, it is necessary to strike a balance between 
reinstating as much grade 2/3a land as possible while providing for biodiversity 
enhancement.  The restoration scheme has been designed to allow the site to be restored to 
a field pattern that can be used by modern agricultural machinery and grazing methods 
while also providing areas of ecological benefit such as ponds, hedging and woodland. 
Returning the land to agriculture rather than open water avoids issues with bird strike. 
 

3.31 As restoration progresses, restored areas of land will enter into aftercare to be reinstated to 
agriculture at the earliest opportunity.  Soils will be handled in such a manner to avoid 
compaction during restoration.  It will not be necessary to import topsoil for restoration.  
Any hedging or tree planting that has failed to establish or died will be removed and 
replaced over the duration of works.  
 

3.32 Following completion of the restoration of all phases, the conveyor, processing plant, site 
office and weighbridge will be removed from the site.  Compacted ground along the haul 
route and processing area will be broken up using a ripper behind a bulldozer or similar 
before stockpiled/bunded soils are replaced and the land is reinstated to agriculture. 
Additional woodland planting will be provided to the southeast of the site, along Wallingford 
Road.  
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3.33 The contours have been designed to allow for surface water to drain into swales.  The swales 
lead to the two proposed ponds in the southern and north-eastern corners of the site and 
will handle surface water attenuation and drainage by acting as soakaways.  
 

3.34 While there may be a small loss of agricultural land to ecological enhancement and drainage 
features following final restoration, it is considered that the use of inert material presents an 
opportunity to improve the ALC grade 3a soils by reducing droughtiness.  
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4. PREDICTED POTENTIAL ENVIRONMENTAL IMPACTS 
 
Introduction 

  
4.1 In accordance with the scoping opinion, predicted potential environmental impacts have 

been considered in relation to the following: 
 

• Ecology 
• Soils and Agriculture 
• Water Environment including Flood Risk Assessment 
• Air Quality and Dust 
• Noise 
• Archaeology 
• Landscape and Visual Impact (including impact on material assets) 
• Traffic and Transport 
• Socio-economic Impacts 
• Alternatives 
• Cumulative impacts 
 

4.2 The predicted potential environmental effects of the proposed development are described 
below and cross-referenced to specialist surveys and assessments contained in the 
appendices as appropriate.  
 
Ecology 
 

4.3 An Ecological Impact Assessment has been undertaken by Crestwood Environmental and is 
attached in Appendix 2.  
 

4.4 An Extended Phase 1 Habitat Survey was undertaken initially in April 2015 and updated in 
January 2016.  To further inform the Baseline, the following Phase 2 surveys have been 
undertaken at the Site, as was recommended in the Phase 1 Habitat Survey: 
  

• Reptile presence/likely absence survey;  
• Bat activity survey (two of three surveys completed); and  
• Invertebrate walkover survey.  

 
4.5 The surveys identified a number of different habitats at the site, which ranged from ‘Site’ to 

‘Local’ levels of ecological value.  The faunal surveys identified reptiles, invertebrates, 
breeding birds and foraging bats utilising the site. 
 

4.6 No other protected species were identified at the Site and, overall, the protected species 
recorded and suitability of the habitat present indicates that the proposed areas are of ‘Local 
level’ of Ecological Importance. 
 

4.7 Given the design constraints of the final restoration from the nature of mineral extraction 
operations, much of the existing habitat of the proposed extraction areas and associated 
features would be changed but ultimately restored back to arable. 
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4.8 Habitat change was considered to be the largest direct impact from the Proposed 
Development.  This impact was of a Negative (Not Significant) nature. 
 
 

4.9 The extraction activities will be undertaken over a period up until 2035.  The impact of 
habitat change will be gradual, due to phased progress, and as one Phase of extraction is 
completed, it will be progressively restored. 
 

4.10 The proposed restoration scheme is to replace the arable habitat and will provide additional 
woodland and hedgerow planting. 
 

4.11 To avoid direct impact to protected species, species-specific mitigation measures with 
regards to the Proposed Development will be implemented including: 
 

• Exclusion fencing for Common Lizard; 
• Checks of vegetation by an ecologist for breeding birds nests prior to removal; or 

timing constraints on vegetation removal to avoid bird breeding season; and 
• Update Badger surveys to reconfirm their absence. 

 
4.12 Accordingly, the residual effects are considered to be Neutral after habitat creation from the 

final restoration.  The embedded mitigation provided within the scheme, in accordance with 
the aims of the NPPF has minimised the impacts on biodiversity within its design and will 
promote the re-creation and restoration of high quality Priority habitats which in turn will 
provide biodiversity gain for priority habitats and species. 
 
Soils and Agriculture 
 

4.13 An Agricultural Land Classification and Soils Resources assessment was undertaken by 
Reading Agricultural Consultants Ltd. 
  

4.14 The report classifies the site as predominantly Grade 2 and Subgrade 3a lands.  The report 
notes that the Subgrade 3a land suffers from droughtiness during summer months as the 
gravel below is found within 80cm of the topsoil.  The report provides a number of 
recommendations for the handling and storage of soils to allow for reuse in restoration.  
 

4.15 The Agricultural Land Classification and Soils Resources Report is attached in Appendix 3.  
 
Water Environment and Flood Risk Assessment 
 

4.16 A Hydrological and Hydrogeological Impact Assessment (H&HIA) has been prepared by 
Hafren Water and is appended at Appendix 4. 
 

4.17 An assessment of impacts from the proposed site has been made with consideration of 
groundwater and surface water flows and quality and proximity of local areas of ecological 
interest and water abstractions.  Impacts of the proposed operation have been assessed 
against the current conditions around the site, while impacts following restoration have 
been assessed against the pre-development situation. 
 

4.18 During mineral extraction impacts to most receptors identified are negligible.  The 
exceptions are groundwater levels up-gradient of the site, which may be raised by a small 
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amount in places as the site is progressively restored with potentially lower permeability 
imported material, and potential risks to groundwater quality from spills inside the site and 
the accidental inclusion of contaminated material in the imported fill.  Mitigation measures 
for these impacts have been identified and include installing a French drain on the up-
gradient side of the site to lower groundwater levels and ensuring best practice is observed 
on site in regard to handling and storage of chemicals and fuels. 
 

4.19 The only long-term impacts identified post-restoration are from raised groundwater levels 
immediately up-gradient of the site.  This may cause some groundwater flooding to the west 
in lower lying areas and increased surface flows in the drain on the southern boundary 
unless mitigated.  However, the French drain proposed for the western boundary will 
mitigate the groundwater level rise.  The drain will discharge into the existing surface water 
drainage network. 
 

4.20 Some residual risks in respect of groundwater quality may remain for a private water supply 
located close to New Barn Farm.  Further mitigation measures for this abstraction will 
include monitoring of supply and connection to the mains water supply if necessary.  
 

4.21 A Flood Risk Assessment (FRA) has also been undertaken by Hafren Water and is appended 
at Appendix 5.  The risk of flooding to the site from fluvial, groundwater and surface water is 
considered to be ‘very low’ while risk of flooding from sewage/water mains is negligible.  The 
risk of fluvial flooding from the site is considered to be ‘very low’ while the risk of flooding 
from the site from groundwater and surface water is considered to be ‘low’. 
 

4.22 The FRA concludes that the application area is considered to satisfy the flood risk 
requirements of the NPPF and associated technical guidance. 

 
Air Quality and Dust 
 

4.23 A statement in respect of air quality and dust has been prepared by Dustscan Ltd and a copy 
is attached at Appendix 6. 
 

4.24 The potential impacts on Air Quality Objectives (AQO) for the proposed workings at New 
Barn Farm can be determined by comparing the total predicted environmental 
concentration (PEC) of PM10 estimated to arise from the proposed operations with the 
annual mean objective. 
 

4.25 The background PM10 concentration for 2015 is estimated to be around 40% of the AQO 
and is predicted to be virtually unchanged at the nearest receptor.  Consequently, the 
assessment concludes that the proposed workings at New Barn Farm would have essentially 
no impact on the AQO for PM10 for South Oxfordshire District Council. 
 

4.26 The potential for annoyance impacts to occur through ‘nuisance’ dust from the proposed 
workings at New Barn Farm have been assessed in terms of a site-specific desk-top dust 
impact assessment. 
 

4.27 Potential dust impacts within around 250m of the proposed development have been 
assessed. 
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4.28 The Assessment concludes that there would be essentially no risk of adverse dust impacts 
from the nearest aspects of the proposed quarry extension at six of the nine listed potential 
receptors. 
 

4.29 Exceptions are at the permitted solar farm to the east and the residential properties at 68 
and 70 Wallingford Road, located near the south-eastern corner of the site, where there is a 
potential medium-low risk from dust impacts arising from the some of the mineral extraction 
phases for both all winds and dry winds without mitigation. 
 

4.30 The Assessment recommends a range of mitigation and management measures to ensure 
dust does not become a nuisance. These include:  
 

• sheeting of HGVs and checks for lose objects; 
• upward or sideways exhausts on mobile plant; 
• damping down of stockpiles and internal roads;  
• ensuring soils are not handled in very dry conditions; 
• ensuring a powered road sweeper is available to clear any material from 

surrounding road immediately;  
• stockpiles should be managed to maintain a smooth profile; 
• using low drop heights. 

 
4.31 These recommended measures outlined in the Assessment come together to form a Dust 

Management Plan (DMP) which will be reviewed and revised as required during the working 
life of the site until restoration is complete.  
 

4.32 Consequently, this assessment shows that the proposed quarry and restoration site at New 
Barn Farm, Cholsey can be operated in a manner unlikely to cause adverse air quality or dust 
impacts in their vicinity. 
 
Noise 
 

4.33 A statement in respect of noise has been prepared by WBM Acoustic Consultants and a copy 
is attached at Appendix 7. 
 

4.34 The assessment consisted of a study of the environmental noise implications of the proposal 
with regard to selected noise receiver locations, by way of baseline noise measurements in 
June 2015, November 2015, December 2015 and February 2016, during periods of dry, 
settled weather with light winds. 
 

4.35 Noise limits at dwellings for site noise associated with the proposed extraction, infill and 
restoration are suggested in the assessment, based on the guidance contained within the 
Planning Practice Guidance for noise – “Assessing environmental impacts from minerals 
extraction Noise emissions”, dated March 2014 and having regard to the measured 
background noise levels at locations representative of the nearest noise sensitive locations 
to the site. 

 
4.36 Site noise calculations have been undertaken for the proposed site activities.  The calculated 

site noise levels are presented for inspection and comparison with the suggested site noise 
limits for the noise sensitive locations. 

 



Environmental Statement  New Barn Farm, Cholsey 
  
 

 

 
June 2016 Page 18 of 38 David Jarvis Associates Limited 
2426 NBF Environmental Statement 28062016 
 

4.37 Mitigation measures have been proposed by the applicant in order to reduce the potential 
noise impact of the proposed operations on dwellings. Noise mitigation bunding is proposed 
close to Willow Cottage, The Lodge and Cox’s Farm and with this mitigation measure in 
place, site noise levels for New Barn Farm are reduced to below the suggested site noise 
limits for each location. 
 
Cultural Heritage 
 

4.38 A Cultural Heritage Assessment has been undertaken by Andrew Josephs Associates Ltd and 
is appended at Appendix 8. 
 

4.39 A geophysical survey has identified potential settlement activity in the north-east, possibly 
an Iron Age or Romano-British farmstead.  This would appear to be associated with a 
contemporary landscape of fields with ditched boundaries. 100m to the north of the site is a 
possible hengiform feature that may be related to geophysical anomalies within the site. 
 

4.40 Desk-based research has shown that the site has been under agricultural use for centuries 
and this would indicate that archaeological features will have been truncated to some 
degree.  The northern part of the site however shows evidence of ridge and furrow.  
Elsewhere ridge and furrow identified by geophysics may mask and protect earlier features. 
 

4.41 In order to verify this and establish the extent and significance of the archaeology within the 
site, trial-trenching will be carried out during the determination period for the planning 
application and as soon as the current crop has been harvested. 
 

4.42 In accordance with planning policy, loss of archaeology needs to be offset by a programme 
of mitigation.  The trenching will allow a detailed mitigation strategy to be designed, but 
based upon the results of the desk-based research and geophysical survey, it is considered 
that the probable farmstead and associated landscape is of regional importance. 
 

4.43 Six scheduled Ancient Monuments lie within 2km of the site, but there is no visual 
relationship between the scheduled monuments and the site. 
 

4.44 Ten listed buildings lie within 1km of the boundary of the site, with two Grade II buildings 
lying close to the site: The Barn at New Barn Farm and Cox’s Farm. An assessment of these 
was undertaken; the others have no direct line of sight to the site due to topography, 
intervening buildings or vegetation. 
 

4.45 The barn at New Barn Farm lies approximately 20m from a proposed screening bund and 
50m from the limit of proposed extraction.  Its large doors are orientated to the east away 
from the proposed development. Its setting is also divorced from the site by intervening 
modern agricultural buildings and temporary screening will further reduce effects during 
operation. 

 
4.46 Cox’s Farm is separated from the site by a railway line. Existing planting peripheral to house 

will provide on the whole good screening of extraction.  Temporary screening will further 
reduce effects during operation, including views to the plant site.  The linear nature of the 
screening bunds will mirror the linearity of the railway line.   
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4.47 Restoration of the ground workings to current levels will return the setting of both to the 
current situation. 
 

4.48 Four conservation areas lie in the broader landscape of the site. To the south, both the 
Cholsey and North Stoke areas are over 1.5km away.  To the north of the site lies the 
Winterbrook and Wallingford Conservation areas.  Any views towards the site are highly 
filtered or blocked by topography, intervening buildings or vegetation.  
 

4.49 No world heritage sites, historic parks and gardens or battlefields lie within 2km of the site.  
 

4.50 Having regard to the baseline conditions, the nature of the proposed development and the 
proposed measures that would be effective in mitigating the impacts of the scheme, there 
would be no significant residual effects upon known features of cultural heritage. 
 
Landscape and Visual Impact Assessment 
 

4.51 A Landscape and Visual Impact Assessment (LVIA) was undertaken by David Jarvis Associates 
and is appended at Appendix 9. 
 

4.52 With regards to impact on landscape character, the LVIA concludes that, in the long term, 
there would be no effect of consequence on River Thames Corridor (4) landscape character 
area and the Flat, Open Farmland landscape character type.  The development would be a 
temporary use of the land and the site would be returned to its existing use once works are 
complete. 
 

4.53 Although there is expected to be an minor adverse effect on the tranquillity and scenic 
qualities of the site during the operational period of the development the long term effects 
of the development would be considered beneficial.  Soil storage bunds of 3m to 5m high 
would screen extraction works and the processing plant but would greatly reduce views 
across the site.  These are temporary features that would be removed entirely at the end of 
the final phase, returning the site to its current use.  Once the soil bunds and the processing 
facility are removed proposed tree planting, and hedgerows would be retained and wetland 
areas introduced increasing the ecological value of the site. 
 

4.54 All visual receptors affected by the proposed development would be generally screened 
from the extraction and restoration works and the processing plant by soil storage bunds 
and vegetation.  The soil storage bunds are proposed to be between 3m and 5m high and 
would be a significant change in the landscape affecting views from the adjacent footpaths, 
roads and residential properties.  However these are temporary features that would be 
removed entirely once the final phase is complete. 
 

4.55 With regards to duration and reversibility, the proposed development at New Barn Farm 
would be a temporary use of the land.  Elements introduced to the site for the purposed of 
extraction and restoration would be removed once the final phase is complete.  Only 
proposed vegetation and wetland areas would be introduced to the site.  The overall effect 
of the proposed development would be beneficial as the site would be restored to 
agriculture while the proposed vegetation would enhance the ecological value of the site. 
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Transport  
 

4.56 A Transport Statement (TS) has been prepared by Callidus Transport and Engineering and is 
appended at Appendix 10. 
 

4.57 The operations on site would involve in the order 120 two-way truck movements per day. In 
addition, there would be a small amount of trip generation from staff on the site, estimated 
to be in the order of 22 two-way trips per day. 
 

4.58 The impact assessment supports the conclusion that the proposed development will have a 
‘negligible’ traffic impact on the surrounding highways links.  The proportional increases in 
traffic resulting from the additional vehicle movements for the New Barn Farm proposals are 
found to be well below the likely daily variations in traffic flow on key links for the 
Wallingford bypass.  This is the case for all scenarios considered i.e. ‘peak hour’ and ‘daily’ 
traffic in the year of opening 2016, and for the AM and PM peak periods in 2024 under the 
cumulative assessment. 
 

4.59 Traffic impacts to key junctions on the Wallingford bypass are also considered to be 
‘negligible’ with to just 10 trips (2-way) for materials and 6 trips (2-way) for staff in the AM 
and PM peak periods.  There is also a very low risk that the additional vehicle movements 
will have impact on users of the cycleway from Wallingford and the crossing of the A4130 at 
the Wallingford Road roundabout. 
 

4.60 Vehicle routeing is proposed to ensure that any heavy goods vehicles are routed to the site 
in accordance with the advisory lorry routes as set out by the County Highways Authority. 
Grundon will be monitoring vehicle movements to and from New Barn Farm extraction site 
to ensure that hauliers comply with vehicle routeing requirements.  Issues relating to 
construction traffic have also been considered, with suitable mitigation measures proposed. 
Further details about how the applicant would manage traffic generated in the construction 
phase would be worked up with a preferred contractor following planning approval. 
 

4.61 For the reasons given in the TS, the proposed development represents a modest generator 
of traffic and will have minimal detrimental impacts on the local highway network. 
Therefore, there should be no reasons on transport and highways grounds why this proposal 
should not be acceptable to the determining Authority. 
 

4.62 A Stage 1 Road Safety Audit has also been undertaken in relation to the proposed access 
arrangements and concludes that the proposed development is not considered to introduce 
any likely unsafe movements at either the A4130 junction with Hithercroft Road or the 
A4130 junction with Wallingford Road.  A copy of the Audit has been included at Appendix 
11.  
 
Socio-Economic Impacts  
 

4.63 The consideration of the potential and predicted impacts on humans is a requirement of the 
EIA process when it raises issues of significance.  Although this has in part been considered in 
the other ES sections, it is thus necessary to consider the impact of the development on 
social and economic structures.  
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4.64 The main socio-economic impacts that would be associated with the development proposals 
would be in respect of:  
 

• Employment (direct and indirect); 
• Supply of Sand and Gravel to the construction industry. 

 
4.65 Although these are primarily economic in nature, they also have some social implications in 

the communities in which the site is located or in which it will have an impact.  There are no 
standard guidelines for this type of consideration that may be readily applied in these 
circumstances and where they cannot be readily quantified they are therefore, simply noted. 
 

4.66 Mineral extraction is estimated to be worth in excess of £21billion to the national economy 
and represents one of the largest manufacturing sectors.  At a local level, mineral extraction 
provides benefits to the local economy through employment (both direct and indirect), 
generation and support of economic activity and provision of building products.   
 

4.67 The proposed development will provide new employment with the creation of 6 jobs at the 
site.  The revenue generated at the quarry will be returned directly into the local economy in 
staff wages and expenditure on the goods and services it requires.  In addition a substantial 
element of financial return to the community will arise through the payment of business 
rates to the local council. 
 

4.68 Indirect employment will be provided through the use of local suppliers where possible for 
goods and services at the proposed development. 
 

4.69 The proposed development will provide a local supply of high quality sand and gravel which 
is required to sustain the planned local economic development.  The nearest local supply of 
sand and gravel has very limited remaining reserves. By not planning for the replenishment 
of these reserves, there will be an increase in cost to local developers/builders, as the 
needed construction materials will have to be imported from farther afield.  Such vehicle 
movements are considered to be unsustainable and have the potential to increase road 
congestion and CO2 emissions.  
 

4.70 Having regard to tourism, the proposed development has the potential to impact on the 
Cholsey and Wallingford Railway and the Dame Agatha Christie Trail.  However the proposed 
works does not limit access to any Public Right of Way and bunding and additional hedgerow 
planting provide mitigation while enhancing biodiversity.  Views into the site from the 
railway would be brief and mainly of agricultural land owing the method of phased working 
proposed.   
 
Other Considerations  
 

4.71 EIA regulations require that the Environmental Statement outlines the alternatives that have 
been considered.   
 
Alternative location 
 

4.72 Site selection is influenced by the fact that mineral development can only take place where 
minerals naturally exist.  Few new sites are available for mineral extraction in Oxfordshire. 
This position is aggravated by the limited opportunities for heavy goods vehicles to cross the 
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River Thames. Furthermore, the site is one of only sites available outside of EA flood zones 2 
and 3.  
  

4.73 The applicant has been able to obtain an interest in this site.  There is a suitable quantity and 
quality of mineral available for extraction and it is considered that the site will be able to be 
worked within acceptable economic, environmental and social limits.  
 

4.74 The site is currently being promoted through the Local Mineral Plan process and was 
included in a list of possible mineral sites by Oxfordshire County Council in 2009.  
 

4.75 It is considered, therefore, that further assessment of alternative locations is not necessary 
in this instance. 
 
Alternative method of working 
 

4.76 In order to work the site using a different method to that proposed, dewatering would be 
required.  Due to the complex nature of dewatering in this area an alternative method of 
working without dewatering is not currently considered practical in this instance.  
 

4.77 The method of working proposed also reduces the amount of land that is temporarily taken 
out of agricultural use.  
 
Recycled Aggregates 
 

4.78 It may be argued that the development proposal could be replaced by the use of secondary 
or recycled aggregates.  However these materials cannot fully substitute for all primary 
aggregate uses particularly for use in the production of concrete and their availability is 
dependant in part on demolition of existing built development.  Recycled and secondary 
aggregates are important to the construction industry but do not represent a direct 
replacement for primary aggregates. 
 
No development 
 

4.79 As outlined above, mineral development can only take place where mineral naturally exists.  
In addition, mineral extraction is recognised as providing essential social and economic 
benefits.   
 

4.80 In a scenario where no development takes place, there would be no environmental effects, 
but a beneficial and economically viable mineral resource would not be worked.  It is 
considered, therefore, that the benefits of mineral extraction would outweigh any potential 
adverse effects.  In any event, such potential effects would be carefully monitored and 
mitigated.  

 
Cumulative Impacts 

 
4.81 Schedule 4, Part 1 (4) of the EIA Regulations requires the assessment of cumulative effects at 

a project level within an EIA as part of the environmental assessment process, projects 
should identify the potential for, and assess where present, the beneficial or adverse impact 
of cumulative effects in the wider environmental context.  
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4.82 The prediction and evaluation of cumulative effects is not straightforward as the interaction 
between developments is potentially complex and subject to change if developments are 
delayed or postponed.  The assessment is also often complicated by lack of detailed 
information on identified developments, especially during the construction phase. 
 

4.83 As requested in the Scoping Opinion issued by OCC in January 2016, the individual 
assessments undertaken as part of the EIA have taken the following into consideration 
where relevant: 
 
Table 4.1 Identified Developments 
 
Development Description Status 
Land at White 
Cross Farm, 
Wallingford 

Extraction of 500,000 tonnes of sand and gravel with 
restoration to marina. 

Scoping 
Opinion issued 
by OCC on the 
18th Nov 2015 
(OCC Ref:  
MW.0137/15) 

Land to the West 
of Wallingford 
(Site B), 
Wallingford  

Residential development comprising 555 dwellings, a 
one form entry primary school, associated 
landscaping and open spaces, construction of a new 
access onto the A3140 Calvin Thomas Way/Bosley 
Way, construction of a public transport 
link/emergency access onto Wantage Road and other 
supporting infrastructure works and facilities.  

Application 
under 
consideration 
(SODC Ref: 
P14/S2860/O) 

Land at 
Fullamoor 
Plantation, 
Clifton Hampden, 
Abingdon, OX14 
3DD 

The extraction of sand, gravel and clay, creation of a 
new access, processing plant, offices with welfare 
accommodation, weighbridge, concrete plant and silt 
water lagoon system with site restoration to 
agriculture and nature conversation including lakes 
with recreational afteruses and the permanent 
diversion of footpath 171/15 and creation of new 
footpaths. 

Application 
under 
consideration 
(OCC Ref: 
MW.0039/16) 

 
4.84 While the application for sand and gravel extraction at Fullamoor Plantation (OCC Ref: 

MW.0039/16) has been assessed in terms of cumulative impact, it is considered that the 
location of both sites and the proposed traffic routing would not result in negative impacts.  
 
Climate change 
 

4.85 The potential impact of climate change has been addressed in the relevant individual 
assessments included in this Environmental Statement.  
 

4.86 The proposed development seeks to address a geographical imbalance of sand and gravel 
provision in Oxfordshire.  By reducing distance to market, greenhouse gas emissions which 
contribute to climate change can be reduced. 

 
4.87 The Environment Agency’s ‘Adapting to Climate Change: Advice for Flood and Coastal 

Erosion Risk Management Authorities’ (March 2016) document has been taken into 
consideration in the FRA (see para. 4.2 of Appendix 5).  Flood risk modelling has included 
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provision for 10-20% increase in rainfall levels.  The FRA confirms the development will not 
result in adverse flood impacts to receptors when climate change is taken into consideration.  

 
4.88 Information on the effect of climate change on UK ecosystems, habitats and species has 

been also been reviewed, with relevant advice incorporated into the mitigation and 
enhancement measures proposed for the Site. Information has primarily been sourced from 
the following documents: 
 

• 2015 Biodiversity Report Card (Morecroft & Speakman, 2015) produced by the Living 
With Environment Change (LWEC) Partnership; and 

• Climate Change Adaptation Manual (Natural England and RSPB, 2014). 
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5. SUMMARY AND CONCLUSION 
 

5.1 This Environmental Statement has been prepared in accordance with the Town and Country 
Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011. 

 
5.2 The proposed development seeks to provide for the continued supply of sand and gravel to 

the local market following the pending closure of Sutton Courtenay.  Furthermore, the 
proposed supply of sand and gravel in south Oxfordshire would help redress the 
geographical imbalance of current reserves within the County and the unsustainable vehicle 
movements necessary to meet current demand in accordance with emerging policy.  
 

5.3 The scheme of extraction and restoration has been designed to have minimum impact on 
amenity over an 18-20 year time period.   The phased working of the site reduces the impact 
of the development significantly in terms of noise, dust and visual impact, whilst allowing 
the site to be returned to agriculture at the earliest opportunity.  Returning the site 
agriculture avoids the permanent loss of a significant area of Grade 2 and 3a Best and Most 
Versatile agricultural land.  The restored site will be enhanced through hedgerow and tree 
planting and drainage ponds designed to maximise benefits to biodiversity. 
 

5.4 It is concluded that the proposed development is justified by its demonstrated ability to 
operate within acceptable environmental standards.  Consideration of alternatives 
demonstrates that the proposal represents the best practicable means of securing continuity 
for the production and distribution of an important mineral reserve. 
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Planning Condition 8 Approval Documents 
  



 

 

 
Dear Peter Wilsdon 
 
Details pursuant to condition 8 (Restoration) of planning permission P16/S2662/CM 
(MW.0094/16) at New Barn Farm, Cholsey, Nr Wallingford, Oxfordshire, OX10 9HA 

 
Click here for decision details 

The original Environmental Statement has been taken into account by Oxfordshire County 
Council. 
 
The submission as set out above is now approved. The reasons for approval are set out in 
the annex below.  
 
The following documents have been approved:  
 
Discharge of Conditions pursuant to planning permission MW.0094/16’ dated 13/02/19 
Appendix 1 – Restoration / Aftercare Plan Drawing No. DG/GC/NBF/COND/004 dated 
March 2018 
Appendix 2 - Condition 8 - Restoration Phasing table 
 
Yours sincerely 
 
 
 
 
Susan Halliwell 
Director for Planning & Place 
 
Case Officer: Mary Hudson 
Case Officer’s Direct line: 07393 001257 
Case Officer’s Email: mary.hudson@oxfordshire.gov.uk 
www.oxfordshire.gov.uk 
 
ANNEX
 
The details provided show satisfactory proposals for restoration. 

Date: 23/04/19 
OCC ref: MW.0125/18 
 
Peter Wilsdon 
David Jarvis Associates Ltd 
1 Tennyson Street 
Swindon 
Wiltshire 
SN1 5DT 

Communities 
County Hall 
New Road 
Oxford 
OX1 1ND 

Susan Halliwell 
Director for Planning & Place 

http://myeplanning.oxfordshire.gov.uk/swiftlg/apas/run/WPHAPPDETAIL.DisplayUrl?theApnID=MW.0125/18&theTabNo=3&backURL=%3ca


 
Condition 8 – Restoration Phasing 

Phase 

Final levels 
(metres AOD) 

Proposed 
Use 

Depths of soils (cm) 
approx. 

Time and 
duration of 
restoration 

works 
approx. 

(months) 

New Tree and hedgerow 
planting 

Drainage and wetland 
areas 

Bird and bat boxes Fencing, gates or 
other means of 

enclosure 

Tree planting, aftercare, 
inspection, pruning and 

replacement 

1 46.20 – 45.50 Agriculture Topsoil: 0-27  
Upper subsoil: 27-50 
Lower Subsoil: 50-100 

12 Advance hedgerow and 
additional tree planting retained 
along north/north-western 
boundary of phase. 

n/a Bird and bat boxes placed 
on existing trees following 
completion of phase 
restoration. 

Proposed field gate See notes at end of table.  

2 45.80 – 46.00 Agriculture Topsoil: 0-25  
Upper subsoil: 25-50 
Lower Subsoil: 50-80 

12 Advance hedgerow planting to be 
retained along railway line.   

French drain installed 
between working area 
and railway line prior 
to extraction and 
infilling to be retained. 

Bird and bat boxes placed 
on existing trees along 
south-western boundary 
following completion of 
phase restoration. 

n/a See notes at end of table.  

3 45.80 – 45.90 
(excluding 
pond) 

Agriculture/ 
Biodiversity 

Topsoil: 0-27 
Upper subsoil: 27-50  
Lower Subsoil: 50-100 

12 Existing hedgerow and trees 
along southwestern boundary to 
be retained.  
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

Proposed field ditch 
flowing into newly 
created pond. 
Discharge to existing 
drainage ditch to be 
limited to greenfield 
rates. 

Bird and bat boxes placed 
on existing trees along 
south-western boundary 
following completion of 
phase restoration. 

n/a See notes at end of table.  

4 45.80 – 46.10 Agriculture Topsoil: 0-25 
Upper subsoil: 25-50  
Lower Subsoil: 50-80 

12 Advance hedgerow planting to be 
retained along railway line.   

French drain installed 
between working area 
and railway line prior 
to extraction and 
infilling to be retained. 

n/a n/a See notes at end of table.  

5 45.80 – 46.00 Agriculture Topsoil: 0-27 
Upper subsoil: 27-50 
Lower Subsoil:50-100 

12 Woodland planting along south-
eastern boundary/Wallingford 
Road following removal of bund. 
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

Continuation of 
drainage ditch. 

n/a n/a See notes at end of table.  

6 45.80 – 46.30 Agriculture Topsoil: 0-25 to 28 
Upper subsoil: 25/28-
50  
Lower Subsoil:50-100 

12 Advance hedgerow planting to be 
retained along railway line.   

French drain installed 
between working area 
and railway line prior 
to extraction and 
infilling to be retained. 

n/a n/a See notes at end of table.  

7 45.80 – 46.10 Agriculture/ 
woodland 

Topsoil: 0-27  
Upper subsoil: 27-50 
Lower Subsoil: 50-100 

12 Woodland planting along with 
Wallingford Road following 
completion of restoration.  
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

Continuation of 
drainage ditch. 

n/a n/a See notes at end of table.  

Alice.Spirandelli
New Stamp



 
Condition 8 – Restoration Phasing 

Phase 

Final levels 
(metres AOD) 

Proposed 
Use 

Depths of soils (cm) 
approx. 

Time and 
duration of 
restoration 

works 
approx. 

(months) 

New Tree and hedgerow 
planting 

Drainage and wetland 
areas 

Bird and bat boxes Fencing, gates or 
other means of 

enclosure 

Tree planting, aftercare, 
inspection, pruning and 

replacement 

8 45.90 – 46.40 Agriculture Topsoil: 0-25 to 28 
Upper subsoil: 25/28-
50  
Lower Subsoil:50-100 

12 Advance hedgerow planting to be 
retained along railway line.   
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

French drain installed 
between working area 
and railway line prior 
to extraction and 
infilling to be retained. 

n/a n/a See notes at end of table.  

9 45.80 – 46.40 Agriculture/ 
woodland 

Topsoil: 0-27  
Upper subsoil: 27-50 
Lower Subsoil: 50-100 

12 Woodland planting along with 
Wallingford Road following 
completion of restoration.  

n/a n/a n/a See notes at end of table.  

10 45.90 – 46.40 Agriculture Topsoil: 0-25 to 28 
Upper subsoil: 25/28-
50  
Lower Subsoil:50-100 

12 Advance hedgerow planting to be 
retained along railway line.   
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

n/a n/a n/a See notes at end of table.  

11 45.90 – 46.40 Agriculture/ 
woodland 

Topsoil: 0-28 
Upper subsoil: 28-45 
Lower Subsoil: 45-80 

12 Woodland planting along with 
Wallingford Road following 
completion of restoration. 

n/a Bird and bat boxes placed 
on existing trees along 
boundary with Wallingford 
Road following completion 
of phase restoration. 

n/a See notes at end of table.  

12 46.00 – 46.40 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-100 

12 Advance hedgerow planting to be 
retained along railway line.   
 
Planting of hedgerow along 
drainage ditch to be undertaken 
following restoration of phase. 

n/a n/a n/a See notes at end of table.  

13 46.00 – 46.40 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-80 

12 Advance tree planting to be 
retained and planting of new 
hedgerow along ditch. 

n/a n/a Proposed field gate 
and ditch culvert 

See notes at end of table.  

14 46.00 – 46.40 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-100 

12 Advance hedgerow planting to be 
retained along railway line.   

n/a n/a n/a See notes at end of table.  

15 46.10 – 46.30 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-100 

12 Advance tree planting to be 
retained. 

Drainage ditch 
between phases 13 
and 15 flowing from 
proposed pond in 
phase 17.  

n/a n/a See notes at end of table.  

16 46.10 – 46.40 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-100 

12 Advance hedgerow planting to be 
retained along railway line.   
 
Planting of hedgerow along 

n/a n/a n/a See notes at end of table.  



 
Condition 8 – Restoration Phasing 

Phase 

Final levels 
(metres AOD) 

Proposed 
Use 

Depths of soils (cm) 
approx. 

Time and 
duration of 
restoration 

works 
approx. 

(months) 

New Tree and hedgerow 
planting 

Drainage and wetland 
areas 

Bird and bat boxes Fencing, gates or 
other means of 

enclosure 

Tree planting, aftercare, 
inspection, pruning and 

replacement 

drainage ditch to be undertaken 
following decommissioning and 
removal of plant site. 

17 46.30 – 46.80 Agriculture/ 
Biodiversity 

Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-100 

12 Any additional tree planting to be 
retained.  

Proposed field ditch 
flowing into newly 
created pond. 
Discharge to new 
drainage ditch 
through centre of site 
to be limited to 
greenfield rates.  

Bird and bat boxes placed 
on existing trees following 
completion of phase 
restoration. 

n/a See notes at end of table.  

18 46.20 – 46.50 Agriculture Topsoil: 0-28 
Upper subsoil: 28-45  
Lower Subsoil: 45-80 

 Planting of hedgerow along 
drainage ditch to be undertaken 
following decommissioning and 
removal of plant site. 
 
Any additional tree planting to be 
retained. 

Continuation of field 
ditch. 

 Proposed field gate See notes at end of table.  

 

Notes: 

Tree Planting 

Trees and shrubs to be planted when soils are in a suitable condition, not waterlogged or frozen, between mid-November and late March (ideally late autumn/early winter).  If soils are compacted, loosening will be undertaken using an 
agricultural tractor and suitable subsoiler when soils are in a dry friable condition.  If necessary existing vegetation will be sprayed off using an appropriate herbicide, applied by a correctly certified operator, under suitable weather 
conditions and according to the manufacturer’ recommended instructions for use. Ideally this operation should be undertaken in late summer when vegetation is still growing. 

When plants are delivered to site they will be protected from frost and wind by suitable storage bags or by being ‘heeled in’. 

Bare root plants will be notch planted, ensuring the notch is deep enough to allow the roots to hang and allow the plant to stand in a vertical position.  Soil can then be firmed around the roots to the nursery soil depth mark on the 
stem. Proposed plant protection measures will be fitted as soon as trees and shrubs are planted. 

The boundary between the trees and any surrounding shrubs will be made irregular, with groups of shrubs ‘drifted’ into the trees to avoid a stepped effect.  

Plants to be provided with 1.2m ‘Tubex’ or similar tree shelter secured with wooden stakes. 

Tree Aftercare 

Any such trees that are removed, die or become seriously damaged or defective within five years of planting shall be replaced with specimens of a similar size and species as originally required.  
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