LAND AT NEW DENHAM, BUCKINGHAMSHIRE (PREFERRED AREA 4)

PROPOSED SAND & GRAVEL EXTRACTION, ERECTION OF CONCRETE BATCHING PLANT AND ASSOCIATED DEVELOPMENT

PLANNING APPLICATION:
PLANNING STATEMENT

Introductory Note:
The proposed scheme and key supporting documentation can be viewed on the applicants website – www.summerleaze.com 

1.
INTRODUCTION

1.1 The Minerals Local Plan for Buckinghamshire 1996 - 2006 (Adopted May 2000) identifies land to the south west of New Denham as a ‘Preferred Area’ for sand and gravel extraction (Preferred Area 4).  This land was also identified for sand and gravel extraction in the previous Minerals Plans (1995 and 1990) and in original Minerals Subject Plan (1978).  The site has therefore been considered for mineral extraction for many years, and formally identified as a Preferred area for over 10 years.  The principal of mineral working has therefore been established.

1.2 The County Council is in the process of ‘rolling forward’ the Minerals Plan as part of a combined ‘Minerals and Waste Local Plan’ for the period 2004 – 2016.  This process has reached an advanced stage with a Public Local Inquiry held during 2005 and the Proposed Modifications published in December 2005.  The Plan is programmed for formal adoption in May 2006, and may therefore formally replace the current Minerals Plan before this planning application is determined.  The New Denham site has been carried forward, but renumbered as Preferred Area 2 in the new Plan.

1.3 The land to the north of Footpath 25 has been considered for mineral working in previous Draft Minerals Plans, but is not within a Preferred Area and does not form any part of the present proposals, except for being crossed by the access road.

1.4 The land is owned by Buckinghamshire County Council and forms part of the Council’s agricultural smallholdings estate at Denham.  Those parts of the estate not affected by these proposals will continue in agricultural use.  

1.5 The County Council will retain ownership of the application site during and after mineral extraction.  Summerleaze Ltd, the applicant, has an option from the County Council (as landowner) to carry out the sand and gravel extraction and to physically restore the site.  The County Council, as landowner, will be responsible for the long term use of the site, including the preparation of any specific proposals for recreational development.

1.6 The application will be determined by Buckinghamshire County Council in its capacity as the Mineral Planning Authority.

Brief Summary of Proposals  

1.7 The Preferred Area identified in the Minerals Plan has an area of 57.7ha.  A small part of the Preferred Area is outside of the ownership of the County Council (to the south of Southlands Manor) has therefore been excluded from the planning application which extends over a gross working area of 56.6ha.  The whole application site, including the access, has an area of 60.3ha.  The applicant controls no land outside of the application area.

1.8 The Minerals Plan indicates that Preferred Area 4 contains 3.36 million tonnes (mt) of sand and gravel.  This has been reduced to 3.0 mt in the emerging Minerals & Waste Plan (Table 1).  However when margins and buffer zones are taken into account the net workable area is reduced to 40.5ha. and the estimated reserve to 2.40mt.  The average depth of the workings is approximately 5 metres.  
1.9 It is proposed to extract the sand and gravel over a period of 8 years at an average rate of 300,000 tonnes per year, commencing in 2007.  The completion of the restoration will take a further two to three years years.

1.10 The site will be restored to a condition suitable for mixed use for amenity, nature conservation and recreation, including lakes, in accordance with the objectives of the Colne Valley Park.  The long term use of the site is a matter for the County Council as landowner.  The water areas have been designed to be suitable for non motorised sports including sailing and rowing.  Any specific proposals for recreational use – for example to set up a rowing course – will be a matter for the County Council as landowner to bring forward in due course.

1.11 Due to the proximity of both civil and military airfields it has been necessary to design the restoration scheme having regard to airport safeguarding.  In practice this has meant reducing the water area to minimise the risk to aviation due to birds and geese.  To achieve this it is necessary to import some inert materials comprising soils, clay, chalk etc to provide additional restored land.

1.12 The scheme includes a concrete batching plant within the quarry plant area.  This is normal practice for a sand and gravel working of this scale since a high proportion of the material will be used for making concrete, and has the benefit of reducing overall lorry movements.

1.13 Access is proposed via a new roundabout on the A412, incorporating Willetts Lane at the request of the County Council.  This access will be retained after extraction to serve the restored site.  

1.14 The sand and gravel and readymix concrete will serve the local market for construction materials in the South Bucks and West London Area.  The traffic generated by the mineral workings will be distributed to these markets via the A412, A40/M40 and other principal roads.

1.15 The proposals have been prepared having due regard to the notes on the Preferred Area included in the Adopted Minerals Plan (Appendix E of the Plan - Appendix 1 to this Statement) and to the equivalent notes in the Minerals and Waste Local Plan, which are very similar.   The proposals are in general accordance with this overall framework, but a number of variations are included in the scheme for operational reasons and to meet changed circumstances.

Environmental Assessment

1.16 The proposal is subject to the provisions of the Environmental Impact Assessment Regulations (1999) as a ‘Schedule 1’ development.  A formal ‘Scoping Opinion’ to determine the requirements of the Environmental Statement was obtained from Buckinghamshire County Council (as mineral planning authority) in October 2001.  An Environmental Statement has been carried out in general accordance with this Scoping Opinion, subject to subsequent requirements concerning airfield safeguarding and the exclusion of specific proposals for the afteruse of the site following mineral working.

1.17 The Planning Application and Environmental Statement are submitted together.  The Environmental Statement includes comprehensive assessments of the geology and the water environment, ecology, landscape and archaeological matters and other matters, and comprises three volumes. 

Public Consultation

1.18 An exhibition of the draft proposals was held at New Denham Community Centre on Saturday 3rd September.  The exhibition was open from 10.00am to 4.00pm and was attended by approximately 100 local residents, including members of Denham Parish Council.  A record of comments was kept and all suggestions considered.  

Legal Agreement

1.19 Certain aspects of the restoration proposals cannot be dealt with by normal planning conditions.  A Legal Agreement will therefore be required regarding the long term management of the site.

The Applicant - Summerleaze Ltd

1.20 Summerleaze Ltd is an established local mineral operator based in Maidenhead.  The company is a partner in Eton Aggregates, the company presently completing the extraction of sand and gravel for the construction of the Dorney Lake.  The reserves at New Denham are principally required to maintain supply following the completion of Dorney Lake. 

1.21 The company also has two other sites in south Buckinghamshire at East Burnham, which is active, and at Taplow which is to re-open shortly.

2
SITE DESCRIPTION

General Location

2.1 The site is described in the Minerals Plan as land ‘South West of New Denham’ and is a minimum distance of 200metres from the built up area of New Denham.  It is within South Buckinghamshire District next to its administrative boundary with the London Borough of Hillingdon, which is marked by River Colne.  The centre of the site is approximately 1.0 km north west of Uxbridge Town Centre.

2.2 In relation to the road network the site lies within the circle of the M25, and south of the M40.  In relation to the principal road network it is within the triangle formed by the A412 (Slough – M40/Denham), A4020 (M40/Denham – Uxbridge) and A4007 (Uxbridge – Iver heath) roads.

2.3 The site lies within the valley of the River Colne near to its confluence with the River Alderbourne, and this is consequently a low lying area.  The sand and gravel deposits in the Colne Valley have been extensively worked both within Buckinghamshire and neighbouring authorities, resulting in a ribbon of lakes – particularly between Uxbridge and Rickmansworth.

The Site 

2.4 The site is presently in agricultural use, primarily for grazing, as part of Buckinghamshire smallholdings estate and comprising all or part of three tenancies.  The majority of the land is classified as Grade 3a.

2.5 The site is a low lying area of small to medium sized fields divided by fences and some broken hedgerows and a network of ditches.  The seasonal Rusholt Brook crosses the site from north to south and hosts the most significant vegetation on the site.  The majority of the site is within the flood plain of the two adjacent rivers and the only significant higher land is to the north, immediately east of Southlands Manor.  This has implications for the location of the plant site.

2.6 Three overhead electricity lines cross the site, fanning out from the major electricity sub-station on the southern site boundary.  It is not proposed to move these power lines, and the seven pylons will remain located within the application area.

2.7 There are no footpaths within the application except no.25 along the northern site boundary that is crossed by the access road.  

2.8 The only building within the site is a wooden barn close to the western boundary.  This is not directly affected by extraction and will be retained, at least until the final restoration phase.

2.9 A more detailed description of particular aspects of the site is provided in the Environmental Statement.
The Immediate Surroundings

2.10 The site is in an ‘urban fringe’ location within the Green Belt on the edge of the metropolitan area of London. The closes significant settlement is New Denham to the north and east, which is a separated by a minimum buffer area of 200 metre of agricultural land.

2.11 The nearest individual dwellings to the site – clockwise from north – are Brickfield Cottage, Field Cottage, Nos. 11 & 29 Oxford Road, Watergate Farm, Six Acre Farm and Southlands Manor.  

2.12 Southlands Manor and a barn within its curtilage are individual Listed Buildings (both Grade II).  Details are included in the Environmental Statement.

2.13 There are a number of industrial and commercial buildings and site in the area.  Immediately to the south of the site is an Electricity Sub-Station.  This is a significant industrial plant site and is the origin of the three overhead power lines that cross the application area.

2.14 Immediately to the east of the site is an extensive industrial and commercial area.  Most of this area lies to the east of the River Colne within Hillingdon, and is accessed through Uxbridge.  The only building within South Buckinghamshire on the western side of the River Colne is a recent office development occupied accessed from Oxford Road.  This site was formerly a warehouse, and is still shown as such on the Ordnance Survey base plan.

2.15 The application site does not include any designated areas on interest for nature conservation.  Beyond the site boundary:

(i) The Kingcup Meadows Site of Special Scientific Interest (SSSI) lies approximately 200 metres to the north west of the site (at its nearest) to the north west of the A412.

(ii) Land on the eastern side of the River Colne opposite the site forms part of a ‘Site of Borough Importance’ for nature conservation within the Borough of Hillingdon (Uxbridge Moor). 
3
THE PROPOSED DEVELOPMENT

3.1 The proposed development comprises the extraction of sand and gravel and associated development.  The full description is:

‘The extraction of sand and gravel and the restoration of the site to lakes (in a form suitable for eventual mixed use for amenity, nature conservation and recreation) incorporating the importation of inert filling materials; the provision of a plant area including the erection of a mineral processing plant, weighbridge and office, workshop, fuel tanks, power supply equipment, canteen and concrete batching plant; the erection of ground conveyors and the construction of a new access onto the A412.’

3.2 The planning application comprises:

· This Planning Statement

· Buckinghamshire County Council Minerals Application Form

· The Application Drawings


A list of the drawings is attached to the Application Form.  A drawing showing a concept afteruse of the site for rowing and sailing is enclosed for illustrative purposes, but does not form part of the planning application.  The afteruse of the site will be a matter for the landowner in due course.

Details of the site geology are included in the Environmental Statement.


Principles of Working

3.3 The site contains high quality sand and gravel deposits with an average depth of approximately 3.6 metres lying immediately beneath the overlying soils and overburden.  The groundwater lies within the sand and gravels, indicating that the workings will be wet unless the water is pumped out of the working area.  Due to the likely infiltration of water from the Rivers Colne and Alderbourne with a dewatering scheme, Summerleaze has decided to work the site ‘wet’, except for limited working in the immediate vicinity of pylons where it will be contained within local coffer dams.

3.4 The seasonal Rusholt Brook crosses the site and would significantly hinder the logical working and restoration of the site if retained in its existing location.  It is therefore proposed to permanently divert the Brook around the eastern perimeter of the site.  This has been agreed by the Environment Agency.

3.5 Due to restrictions on development in the flood plain the only available location for the processing plant site is on the higher land at the northern end of the site.  The position of the processing plant itself is at the optimum distance from New Denham and the nearest individual houses.

3.6 Due to the distances from the furthest working areas to the plant site the sand and gravel will be transported to the plant by ground conveyor.  This has environmental advantages compared to the alternative method of using dumper trucks.

3.7 Following the removal of the overlying soils the gravel will be extracted by an excavator standing on the uncovered gravel surface and loaded into a dumper truck.  This will transport the mineral to the end of the conveyor belt for unloading into a feed hopper.  The electrically powered conveyor system will then transport the mineral direct to the processing plant.

3.8 In the limited areas beneath the power lines it is not safe to use an excavator.  Extraction will therefore be by box scraper.  This will necessitate the dewatering of small discrete areas for very limited periods.

3.9 The site will be progressively worked and restored in phases.  This means that at any one time the operation area of the site comprises the plant site and areas being worked or being restored.  The remainder of the site will be awaiting working or have completed restoration.  The whole site is not affected by working at any one time. 

Phasing

3.10 The site has been divided into five main phases (Phases 1 – 5) as shown on the plan titled ‘Proposed Working and Restoration Sequence’.  The site falls into three main areas – the western area including the plant site, a central section, and an eastern section alongside the River Colne.  In summary the western area nearest to the plant site will be worked first (Phases 1 & 2).  Working will then ‘jump’ to the eastern area (Phase 3) followed by the central area (Phase 4).  Finally the plant site will be worked, and the sand and gravel will need to be removed for processing off site since the plant site will have been demolished by this stage.

3.11 The main phases have been subdivided into sub-phases (1A, 1B etc) to provide more detail of the overall working scheme.  An explanation of the operational sequences for each phase is given on each phasing plan and is not repeated here.  However the main points to note are:

(i) Phase 1 includes the laying out of the plant site, the formation of the initial silt and fresh water lagoons, and the formation of perimeter bunds as shown on drawing M0216.04.
(ii) Phase 2 extends the working are to the south of the plant site.
(iii) Phase 3 is the working of the eastern section of the site, including the erection of temporary screening bunds on sections of the site perimeter.  Phase 2a is restored.
(iv) Phase 4 is the working of the central section of the site.  Phase 3 is restored, including the removal of the perimeter bunds.
(v) Phase 5 is the working of the Plant site.  Phase 4 is restored, including the removal of perimeter bunds.

(vi) The final Phase is the restoration of the remainder of the site as indicated on the Restoration Scheme.

3.12 The proposed phasing is a sequence and is not a timescale.  The estimated period of extraction, from the first excavation in Phase 1A to the final extraction in Phase 5 is 8 years.  There will be an initial period setting up the site, including the access construction, and a final period completing the restoration.  The overall period of operations will therefore be 10 – 12 years.  A planning permission period of 13 years is requested as a contingency to accommodate any unforeseen delays.  This would not influence the rate of working.

Buffer Zones

3.13 The amenities of local residents are protected by the provision of buffer zones between residential property and the working area and minerals processing plant.  The Preferred Area incorporates buffer zones to New Denham and to Field Cottage.  Additional buffer zone provision is made within the site for Watergate Farm and Six Acre Farm at the south of the site.  The effectiveness of the buffer zones is supported by the provision of soil screen banks within the site which also help to attenuate any noise and dust.

3.14 Buffer zones of 30 metres are also provided alongside the Rivers Colne and Alderbourne.

Access

3.15 A new access in the form of a roundabout on the A412 is proposed in accordance with the requirements of the Minerals Plan (see detailed drawing).  The County Council as Highway Authority has required that the access incorporate both Willetts Lane and the private access to Southlands Manor for reasons of highway safety.

3.16 Soils removed from the access construction will be used to form low bunds alongside the access and planted.

3.17 The possibility of using the Grand Union canal for transporting sand and gravel has been considered in detail.  However it has been concluded with regret that this option is impracticable due to the need to cross the River Colne, the lack of a wharf facility, the existing commercial uses in the area and associated land ownership difficulties.

Soil Handling and Bunds

3.18 Topsoils and subsoils will be separately stripped and utilised on the site in the formation of the perimeter bunds or placed directly for restoration.  In the first phase some soils will be stored in the centre of the site in Phase 4B.  Soils will only be moved during suitably dry weather conditions (normally from May – September) using appropriate machinery to minimise any compaction.  This will normally involve the use of tracked excavators for loading, dumper trucks for moving and a light bulldozer for spreading.

3.19 All bunds will be seeded with a low maintenance species rich seed mix and appropriately maintained throughout the operational period.

The Plant Site

3.20 The plant site occupies the only available higher land within the Preferred Area.   Following the removal of topsoil and subsoil the exposed gravels will be lowered on the western boundary whilst maintaining a drainage fall towards the east.

3.21 The plant site will accommodate:

(i) Sand and gravel processing plant.  The position has been carefully chosen to be equidistant from residential property.

(ii) Yard area for storing processed materials ready for export from the site.

(iii) Ancillary buildings and plant including weighbridge and office, workshop, fuel tanks, power supply equipment and canteen.  Details of the ancillary buildings are included in the application

(iv) Concrete batching plant.  Full details of the plant are submitted.

There is a requirement for a supply of fresh water and silt ponds for the processing plant.  The fresh water lagoon is permanently sited next to the plant, whilst silt lagoons are proposed progressively in Phases 1A, 1B and 2B.


3.22 The details of the plant site are shown on the site layout and elevations.

3.23 The plant site will be partially screened from Footpath 25 on its northern boundary by a low bund.  The full length of the path cannot be bunded due to flood plain consideration.  Broadleaf woodland planting will be carried out along the western boundary of the plant site, and a high acoustic fence erected on the top of the bank.
Archaeology

3.24 Important archaeological finds have been discovered in the Colne Valley and a detailed archaeological investigation has been carried out prior to the submission of the planning application.  A small area within the site will not be excavated (omitted from Phase 3A) whilst other areas of the site will require further detailed investigation during working.  These investigations will be accommodated within the working and phasing programme.  Full details of the proposed archaeological investigations are included in the Environmental Statement.

3.25 It has been agreed with the County Archaeologist that the ongoing archaeological requirements should be dealt with by means of a planning condition.

Screening and Landscaping

3.26 The landscaping measures are designed to screen the workings and to provide an enhanced landscape when mineral working has been completed and the site restored.  The landscaping measures comprise the provision of screen bunding at the commencement of working and extensive planting both during and after mineral extraction.

3.27 The proposed perimeter bunds (A – Z) are shown on the phasing plans to screen the workings from particular viewpoints and to protect local amenities.  These will be formed using topsoil, subsoil and overburden from the Plant Site, Phase 1A and Phase 1 B.  The heights of the bunds will not exceed:

· Topsoil

3 metres

· Subsoil

5 metres

· Overburden
7 metres

The heights of the bunds will be 3 metres unless indicated otherwise on the detailed drawings.  For example bund A screening the plant site is 5 metres.

3.28 The bunding is not continuous since provision needs to be made for water to flow between the bunds and off the site in the event of flooding. 

3.29 The bunding around the plant site will be provided at the commencement of working and be retained for the life of workings.  Bunding on the northern boundary of Phase 4 will also be provided at the outset and retained until the final restoration.  Other bunding will be provided in advance of working any phase and removed at the end of that phase.  All of these bunds will be seeded with a low maintenance species rich seed mix and maintained until they are progressively removed.

3.30 The soils removed for the construction of the access will be utilised to form low bunds adjacent to the access.  Since the access will be permanently retained it is proposed that these bunds be planted with trees and shrubs.  This will be carried out in the first available planting season.

3.31 Initial planting will also be carried out in the area between the Plant Site and Southlands Manor.

3.32 The site contains existing hedgerows and trees that are valuable as interim screening.  All existing trees and hedgerows will therefore be retained until they have to be removed in advance of working.  The removal of trees and hedges will not take place within the bird nesting season.

3.33 Planting will be carried out progressively as individual Phases are restored in accordance with the details shown on the Restoration Scheme.

Ecology

3.34 The site is in agricultural use and has limited ecological value.  Wherever practicable habitats and vegetation within the site will be retained, and opportunities for transplanting for re use elsewhere on the site taken – for example from Rusholt Brook to the diverted water course.

3.35 The restoration scheme will enhance the ecological value of the site.

3.36 The water courses and wildlife corridors of the Rivers Colne and Alderbourne are protected by buffer zones.  Impact beyond the site boundaries is minimised by the ‘wet’ method of working.

Restoration

3.37 The site will be restored to a condition suitable for mixed use for amenity, nature conservation and recreation, including lakes as shown of the Restoration Scheme.  Further details are included in the Environmental Statement

3.38 A major consideration in the design of the restoration scheme has been the need to minimise the attractiveness to certain bird species that may be a hazard to aviation.  This has affected the overall layout, the details of the design and the long term management of the site.

3.39 The requirements of the Minerals Plan are for a water based recreational scheme in accordance with the objectives of the Colne Valley Park.  However an objective of airport safeguarding is the minimisation of open water areas near airfields.  The proposed restoration scheme is a compromise between these two conflicting objectives.  The proposed scheme has three lakes:

· A central elongated lake of 9.8ha.

· A long narrow eastern lake of 7.4ha

· A small western lake of 1.3ha

The total water area is therefore approximately 18.5 ha, which represents less that 50% of the excavated area.  The formation of large open areas of water has been excluded.  The lakes have been designed with steep banks and without any provision of shallows.

3.40 The restoration of the non-water areas has also been designed to minimise attractiveness to particular bird species.  This is achieved by the maximum coverage of planting with trees and tall grasses, and the minimisation of ‘low’ grassland areas.  The scheme incorporates:

· Three large blocks of broadleaf woodland.

· Extensive areas of ‘wet’ woodland around the margins of the lakes.

· Tall ‘emergent’ vegetation on the waters edge.

· Blocks of willow suitable for biomass production.

· Areas of tall grassland.

· A small area of wildflower grassland near the site entrance. 

The overall effect will be of lakes set in an area of dense lush woodland.

3.41 The restoration scheme shows the retained access road leading to a small car park and footpaths around the site.

3.42 There will be an ongoing requirement for managing the site to minimise risks to aviation.  This will be achieved by means of a Bird Management Plan for the site.

Infilling

3.43 The reduction in the maximum potential water area in the restoration scheme can only be achieved with the importation of materials from outside the site.  These will only comprise inert materials from development sites.  The local geology comprises London Clay, Chalk and the mixed clays/sands of the Reading Beds.  The infill materials will therefore be a mixture of these material including soils and subsoils.

3.44 Infilling will be carried out in discrete cells of the site commencing in Phase 2 and then continue throughout the operational period. The six filling cells A - F (see Drawing M02146.09) have a total fill volume of 467,000m3.  The cells are distribute throughout the site and inert fill will be imported continuously at a relatively low rate throughout the working, commencing in Phase 2.

Soils Management

3.45 Soils will be stripped using appropriate machinery during dry weather conditions to ensure that the soils structure is not harmed.  Soils and subsoils will be replaced in the correct sequence and to at least the original depths on those areas of the site to be restored to land.  The replaced soils will be broken up to alleviate compaction and encourage drainage.  It is suggested that the details of soil handling and management be reserved for subsequent approval by planning condition.

Rights of Way

3.46 The scheme does not require the diversion of any rights of way.  As part of the restoration scheme routes for new footpaths/bridleways are proposed within the site.  These form parts of:

· A route linking footpaths 6 (Cherrytree Lane) and 23 (Knighton Way Lane)

· A route linking Willetts Lane to Chandlers Hill (south of the M25).

The completion of these routes, and the legal requirements for creating new rights of way will be a matter for the County Council.

Hours of Operation

3.47 The proposed operational hours are those standard for the quarrying industry:

Monday to Friday
0700 – 1800 

Saturday

0700 – 1300

With no working on Sundays or recognised public holidays unless previously agreed by the County Council – for example to meet unforeseen or exceptional circumstances.

Employment

3.48 The site will create an estimated 19 jobs.  Mineral extraction is a primary industry and supports the construction industry and associated employment.

Traffic

3.49 Traffic will be generated from three activities:

· The extraction of sand and gravel

· The operation of the concrete batching plant

· The importation of fill materials.

Traffic generation is considered in detail in the Environmental Statement and is summarised below.

3.50 It is proposed to extract at a rate of 300,00 tonnes per year.  It is estimated that 60% of the mineral (180,000 tonnes) will be exported as processed as washed sand and gravel, and the remainder (120,000 tonnes) will be used at the concrete plant.  Assuming 250 working days per year (excluding Sundays and the limited Saturday operations) the average daily exports of sand and gravel will be 720 tonnes.  This equates to an average of 41 lorry loads of 17.5 tonnes on Mondays – Fridays.

3.51 120,000 tonnes of sand and gravel will be used directly at the concrete batching plant.  Again assuming 250 working days this represents an average daily supply of 480 tonnes.  This equates to 48 loads assuming average delivery loads of 10 tonnes.  Cement deliveries need to be added (approximately 3 per day) resulting in an average of 51 lorry loads associated with the concrete plant.

3.52 Over the period of working an estimated 467,000m3  of inert fill materials will be imported to the site.  Filling will commence approximately 1 year after extraction, and is likely to continue for 1 – 2 years after extraction as part of the final site restoration.  Assuming a 9 year filling period the average annual rate of filling will be approximately 52,000 m3.  Assuming 250 working days this represents an average of 208m3 per weekday.  The materials will be delivered in bulk in tipper lorries with an average load of 12m3 and represent an average of about 17 loads per day

3.53 In summary the total average weekday loads are therefore:

Sand & gravel exports

41 loads

Concrete batching plant
51 loads

Imports for infilling

17 loads

Total



109 loads (218 movements)



3.54 In practice these movements will be reduced by:

· An allowance for Saturday morning working that will reduce the average weekday traffic generation.

· The intention to use the same vehicles for exporting sand and gravel and importing infill materials as far as possible (‘backloading’) to minimise empty vehicle trips.

The  importation of infill materials will also not be taking place throughout the entire period of sand and gravel working.  When all activities are taking place the average HGV traffic generation is expected to be approximately 200 movements per weekday.

3.55 The distribution of traffic will depend on the destination of the sand and gravel and readymix concrete, and the origin of the inert fill materials.  This is likely to vary on a day to day basis.  Based on the applicants knowledge of the local market the traffic distribution from the site entrance is estimated to be:

66% via the A412 to the north east (ie Denham Roundabout)

33% via the A412 to the south west (ie towards Slough)

At Denham Roundabout the traffic will be distributed on the four other major routes that come together at this point.  The estimated distribution of the total traffic is:


23% via the A40 

(towards London)

20% via the A4020

(towards Uxbridge)

13% via the M25

(towards London)

10% via the A412/413
(towards Chalfont & Rickmansworth)

The traffic will therefore be rapidly distributed onto six major routes.

3.56 The long term afteruse of the site is outside of the scope of this planning application and will be subject to further applications in due course.  However the roundabout onto the A412The environmental effects of such proposals, including traffic, will need to be assessed at that time.

Aftercare

3.57 Aftercare of the site will be undertaken for a period of five years to ensure that the restoration scheme is satisfactorily established.  An aftercare scheme will be prepared in accordance with the conditions of the planning permission, and in particular will include proposals for the maintenance and establishment of the amenity and woodland planting. 


Afteruse

3.58 The planning application extends as far as the physical restoration of the site, and does not include proposals for the afteruse of the site.  This is a matter for the County Council as landowner.  The site access from the A412 will be retained and therefore provide access to the site for whatever afteruse is proposed by the landowner.

3.59 The restoration scheme has been designed to be ‘fit for purpose’ for a range of uses.  The water areas have been designed to be suitable for non motorised sports including sailing and rowing, whilst the whole site could become a country park.

3.60 A ‘Concept Afteruse Plan’ has been prepared showing one way in which the site could be further developed.  This Plan does not form part of this planning application.  It shows the use of the two main lakes for rowing and sailing, with a clubhouse beside the rowing lake.

Denham Smallholdings Estate

3.61 The site is owned by Buckinghamshire County Council and forms part of its Denham Smallholdings Estate.  The whole estate extends over an area of some 140 ha, and overall approximately 40% of the land is affected by the proposals.  All of the land within Preferred Area 4 is let for agricultural purposes or grazing.   There are three agricultural tenancies (farms) and two annual grazing licenses.  All have been formally notified of the application.  All three farms will be affected to a greater or lesser extent.  New House Farm will lose a relatively small proportion of its land, whilst the effect on Ivy House Farm and Osborne Farm will be significant.  

4.
PLANNING POLICY

4.1 The application site is within a Preferred Area for sand and gravel extraction in the Adopted Minerals Local Plan for Buckinghamshire, and this is therefore the main planning policy document that needs to be referred to.  However it is also appropriate to consider the current review of the Minerals Plan, the County Structure Plan and the National and Regional Planning Framework within which these Plans sit.  At the local level the South Bucks Local Plan and Hillingdon Unitary Development Plan (UDP) also need to be considered.

Buckinghamshire Minerals Plans

(i)
Adopted Minerals Local Plan 

4.2 The Minerals Local Plan for Buckinghamshire 1996 - 2006 (Adopted May 2000) identifies land to the south west of New Denham as a ‘Preferred Area’ for sand and gravel extraction (Preferred Area 4).  This Preferred Area was carried forward from the previously approved Minerals Plans.  The relevant policies of the Adopted Minerals Plan, in numerical order are:

Policy MLP 1 (Landbank)

4.3 This policy provides for the maintenance of a permitted landbank of sand and gravel equivalent to at least seven years reserves until 2006.  

Comment:
The allocated reserves in the Preferred Area are required to maintain a landbank of permitted aggregates in accordance with the Minerals Plan.


Policy MLP 2 (Landbank)

4.4 This policy sets out the general principles under which planning applications will be considered.

Comment:
The proposal complies with these general principles.

Policy MLP 3 (Preferred Areas)

4.5 This policy states that the County Council will give favourable consideration to applications for sand and gravel extraction in the Preferred Areas identified.  Working within individual areas shall be subject to any production limits, phasing and access requirements and other constraints set out in Appendix E of the Plan (and included at Appendix 1 of this Statement).

Comment:  
The site lies within a Preferred Area and is therefore acceptable in principle.  The proposals are considered in the context of the detailed brief for the site below.

Policy MLP 4 (Units within Preferred areas)

4.6 This policy requires that no more than one mineral production unit is active within any Preferred Area at any time.

Comment:
Only one production unit is proposed.

Policy MLP 6 (Transport)

4.7 The County Council will encourage the use of rail and water transport.

Comment:
The use of the Grand Union Canal has been considered in detail, but is not practicable.  

Policy MLP 13 & 14 (Planning Applications)

4.8 This policy sets out the detailed matters that need to be addressed in a planning application, including details of working landscaping and restoration.

Comment:
All relevant matters have been considered in the Planning and Environmental statement.

Table 5 (Buffer Zones)

4.9 The Plan provides ‘broad guidance’ on the width of buffer zones to protect residential areas from the adverse effects of mineral working.  In the case of Preferred Areas the buffer zones have been defined in determining the Area.  Table 5 provides ‘indicative’ buffer zone widths.

Comment1:
The sand and gravel workings are within the Preferred Area and subject to the provision of appropriate bunding comply with the buffer zone requirements.  However additional buffers have been included within the Preferred Area for Watergate and Six Acre Farms.  The processing plant is in excess of 300 metres from any house and complies with the indicative buffer zone requirements.  The noise assessment confirms the proposal meets the standards for mineral working set out in Government Guidance.

Comment2:
The Inspector who considered objections to the emerging Minerals and waste Local Plan has recommended deletion of the buffer zone policy (see below).

Appendix E (Preferred Area 4)

4.10 Appendix E defines the area of the Preferred Area, and provides the framework for workings.  The requirements are now considered:

· Access should be gained from the A412, via a new roundabout in the vicinity of Willets Lane.

Comment:
The proposed roundabout in the required position has been agreed with the County Council as Highway Authority.
· Extraction will be restricted until after 2006.

Comment:
It is not anticipated that mineral extraction will commence until 2007 – in compliance with this policy.  However some preparatory works including the construction of the access may be brought forward into 2006.  This is also in accordance with the policy, whilst it should be noted that the review of the Minerals Plan (see below) makes it clear that extraction can commence during 2006.

· Restoration to lakes designed to be an asset to the Colne Valley Park.

Comment
It is proposed to restore the sites to lakes in accordance with the Plan taking into account other planning considerations.

· A detailed restoration scheme to show the land used for water based recreation.

Comment
The afteruse of the site is not included in the application since this is a matter for the landowner.  However the site will be restored to lakes suitable for use for sailing and rowing as shown on the Concept Afteruse Plan.

· Provision of screen planting and bunding.

Comment:
The proposals incorporate significant screen bunding and landscaping measures to protect the amenities of local residents.

· The safeguarding of the Rivers Colne and Alderbourne (including fishery), and satisfactory diversion of Rusholt Brook.

Comment
Margins are proposed to the Colne and Alderbourne, and Rusholt Brook will be diverted.  These details have been agreed with the Environment Agency.  The site will be worked ‘wet’ and water levels and flow in the adjacent rivers will not be affected.

· Safeguarding of water main.

Comment:
The water main lies on the northern site boundary (along FP 25) and will not be affected.
· Archaeological Assessment

Comment:
A detailed archaeological assessment has been carried out and appropriate safeguarding measures have been agreed with the County Archaeologist.

· Protection of ecological interests, including buffers to the Colne and Alderbourne.

Comment:
A full ecological assessment has been carried out.  There will be no adverse effects upon Kingcup Meadows SSSI or Oldhouse Wood.  Buffer zones to both the Colne and Alderbourne have been provided as agreed with the Environment Agency to protect both the water resource and ecology.  The additional buffer zones noted in the Plan to preserve the river corridor within Hillingdon would serve no useful purpose and are both excessive and unnecessary.

· Environmental Assessment for any application for extraction or filling.

Comment:
A full Environmental Statement has been prepared to deal with the issues raised by both extraction and inert infilling.

4.11 The matters raised in Appendix E of the Minerals Plan have been assessed in full and appropriate measures included in the proposal to protect particular interests.

(ii)
Minerals and Waste Local Plan 2004 - 2016

4.12 The County Council is in the process of ‘rolling forward’ the Minerals Plan as part of a combined ‘Minerals and Waste Local Plan’ for the period 2004 – 2016.  This process has reached an advanced stage.  The Proposed Modifications were published on 6 December 2005 (following a Public Local Inquiry held during 2005) and the target date for formal adoption is May 2006.  Once adopted the Plan will replace the existing Minerals Local Plan.  The emerging policies therefore carry significant weight.

4.13 The New Denham site has been carried forward as a Preferred Area in the Plan, but now renumbered Preferred Area 2.  The policies are very similar to the Adopted Minerals Plan.

Policy 2 (Aggregates)
The County Council will maintain a permitted landbank sufficient for at least 7 years supply until 2016.

Comment:
The landbank was considered at length during the Minerals and Waste Local Plan Inquiry during 2005.  The permitted landbank shown in the Proposed Modifications represents less than 10 years supply – significantly less than originally calculated..  It is clear that the reserves at New Denham, which represent the major resource of high quality aggregates in the Plan, and which are immediately available, will be required to meet the landbank commitment.

Policy 3 
(Preferred Areas)
4.14 Favourable consideration will be given to applications for sand and gravel extraction in Preferred Areas.

Comment:
The proposal complies with this policy

General Environmental Policies
4.15 Policies 24 – 34 set out the general environmental considerations to be applied to any mineral application.  

Comment:
These considerations have been taken into account in the definition of Preferred Area 2 and in the preparation of the planning application.  However we wish to refer to two particular policies:

Policy 28:  Buffer Zones.  The Inspector who held the Inquiry into the Minerals and Waste Local Plan during 2005 has recommended deletion of the buffer zone policy.  This has not been accepted by the County Council in its Proposed Modifications – who propose to retain Policy 24, but relegate the guideline distances to Supplementary Planning Guidance.  Whatever the outcome it is clear that the past approach of applying rigid buffer zones is seriously compromised, and in the future proposals will need to be considered more on their merits. 

Policy 34:  Airport safeguarding.  This is a new policy following the introduction of revised aerodrome safeguarding procedures in 2003.  The site lies within the consultation area of both Heathrow and RAF Northolt.  Extensive discussions have been carried out with the representatives of both airfields and the restoration scheme designed accordingly.   


Appendix A

4.16 Appendix A contains the detailed commentary for the working of Preferred Area 2.  The text has been carried forward from the Adopted Minerals Plan (Appendix 4) and is virtually identical.  However it is made clear that working can commence in 2006, whilst reference is added to a wastewater rising main crossing the site.

Comment
The proposal complies with the amendments introduced in the Draft Plan.


The County Structure Plan

4.17 The Buckinghamshire County Structure Plan (1991 – 2011) was adopted in 1996.  It contains strategic policies for mineral working and provided the framework for the Minerals Local Plan.  

Comment:
The Minerals Plan postdates the Structure Plan and therefore supersedes it in the context of the present proposals.  The proposals comply with the policies in the Structure Plan.  

4.18 Policy M5 seeks to prevent an over-concentration of production in any one area likely to cause loss of amenity to local residents – for example due to traffic.

Comment:
There are two active mineral workings in the area at Park Lodge (Iver heath) and The Lea (Denham).  Both of these have relatively short lives and there will be no significant overlap with the proposed site.

The National and Regional Mineral Planning Framework

4.19 The broad framework for mineral planning at the local level is provided by government policy set out in Mineral Planning Guidance (MPG) and Minerals Policy Statement (MPS); and by Regional Planning Policy.  It is not necessary to comment in detail on these matters other than to note:

· That the landbank requirement for aggregates stems from the ‘Guidelines for Aggregates Provision’ (MPG 6).

· The overall regional requirement for the South East is included in an amendment to MPG 6 dated June 2003.

· Guidance on controlling and mitigating the environmental effects of mineral extraction is provided in the recently published MPS2 (March 2005), including Annex’s on Noise and Dust.  The proposals have been assessed in this context.  

· The aggregates ‘apportionment’ for Buckinghamshire is being determined in the context of the emerging policies for minerals and waste in the Regional Planning Guidance for the South East (RPG9).  This process has reached an advanced stage and it is anticipated that the apportionment for Buckinghamshire will be confirmed at 0.99 million tonnes per annum in due course.

The Adopted South Bucks District Local Plan (SBDLP)

4.20 The general planning policies for the area are included in the South Bucks Local Plan Adopted in March 1999.  The relevant policies are:

Policy GB 1 (Green Belt)

4.21 This policy establishes the boundary of the Green Belt and specifies the appropriate development within it.

Comment:
The whole site lies within the Green Belt.  The proposed mineral working is appropriate Green Belt development.

Policy L 6 (Colne Valley Park)

4.22 This policy defines the boundary of the Colne Valley Park within South Bucks District.  Development proposals within the Park should enhance the landscape and waterscape in terms of its character, scenic and conservation value, and overall amenity.

Comment:
The working and restoration proposals have been prepared in the light of the sites location within the Colne Valley Park, and the planning objectives for the Park.

Policies C10 and C11 (Nature Conservation Sites)

4.23 These policies seek to protect sites of nature conservation interest.

Comment:
No such sites are directly affected by the proposals, whilst there will be no indirect affects in Kingcup Meadow SSSI.

Policy EP 12 (Flood Plain Areas)

4.24 The south west margin of the site is shown to lie within the flood plain of the River Alderbourne.  Policy EP 12 sees to protect the flood plain from development that would compromise the function of the flood plain.

Comment:
This issue has been considered in detail in the Environmental Statement.  The overall layout of the site has been discussed with the Environment Agency and is considered acceptable on flood plain grounds.

4.25 The application site is not within any protected landscape area or Conservation Area.  The County Council has, however undertaken a countywide landscape character assessment, and the character of the site is considered in section 6.

Hillingdon UDP

4.26 The Hillingdon Unitary Development Plan (UDP) was adopted in 1998.  The land to the east of the site is largely designated as industrial and business areas.  Open land on the margins of the River Colne, within Hillingdon, is identified as a Nature Conservation Site of Borough Grade 1 Importance (SBI).

4.27 Policy EC1 of the UDP seeks to protect such areas from development.  Where development is proposed in the vicinity an ecological assessment is required to demonstrate that the development will not have unacceptable ecological effects.

Comment:
The proposed workings will not have any detrimental effect of the  SBI as noted in the ecological section of the Environmental Statement. The land on the western (Buckinghamshire) side of the River Colne is in agricultural use and of no significant ecological interest.

Secondary Plant

4.28 There are no specific policies for secondary plant, including concrete batching plants, in the Minerals Plan although there is provision for recycling plant on mineral workings and landfill sites.

Comment:
Buckinghamshire County Council has previously accepted concrete plants at other minerals sites in the County including Wapseys Wood, Springfield Farm, Park Lodge Farm, All Souls Farm and Little Marlow.  Such acceptance has been on the basis that all sand and gravel is derived from on site sources, and that the plant would be removed upon the completion of extraction.  This is the case at with the current proposal.  It should be further noted that locating a concrete plant at a quarry significantly reduces traffic generation compared to an off site and is therefore in accordance with the principles of sustainability.  The proposal would not compromise the objectives of the Green belt or Colne Valley park policies. 

4.29 This element of the proposal will therefore need to be considered on its own merits.

Conclusions

4.30 The proposal complies with the policies in the development plan and the emerging Minerals and waste Local Plan

5. PLANNING CONSIDERATIONS

5.1 The planning considerations that have arisen during the preparation of the application are dealt with in detail in the Environmental Statement.  To be consistent these issues are summarised below in the order they are dealt with in the Environmental Statement.

Geology, Hydrogeology and Hydrology

5.2 The scheme has been designed in consultation with the Environment Agency, and a full assessment of the geology and water environment has been carried out.  The site will be worked wet without any general require to pump water from the site.  At the Public Exhibition a number of members of the public expressed concern about the effect on house foundations in New Denham.  The proposals will have no material effect on the groundwater conditions in New Denham.

Ecology and Airport Safeguarding
5.3 The objective of the application has been to prepare a mineral restoration scheme based on lakes, in accordance with the objectives of the Colne Valley Park, which provides the ‘stepping stone’ for subsequent recreational developments.  The scheme therefore incorporates lakes that are suitable for future use for sailing and rowing.  The long term use and management of the site is a matter for the County Council as landowner.  To meet the requirement of airfield safeguarding a bird management plan is being prepared.

Soils & Agriculture

5.4 The agricultural use will permanently cease as mineral extraction progresses across the site.  Soils will be saved and utilised in the restoration of the site. 

Cultural Heritage

5.5 The site is of some archaeological interest.  A detailed assessment has been carried out and further field work will continue as mineral working progresses.  It is not considered that the setting of Southlands Manor will be adversely effected.

Access and Traffic

5.6 The site will have an excellent access onto the strategic highway network (A412) via a new roundabout.  The traffic will be dispersed on a number of main routes with no concentration on any one.

Landscape

5.7 The existing landscape is not of high quality, but measures will be taken to preserve existing features where practicable.  During extraction the extraction area and plant site will be screened by soil banks constructed on the site perimeter.   Whilst it is not possible to entirely hide the development, these measures together with the planting proposal will mitigate the visual impact to a significant degree.  In the longer term the extensive planting proposed in the restoration scheme will enhance the landscape.  It is not considered that the site lies within the setting of Southlands Manor.

Noise

5.8 The scheme has been designed to mitigate noise through the overall layout, methods of working and specific screen bunding.  In particular the buffer zones required in the currently adopted Minerals Plan have been applied.

Air Quality
5.9 Dust emission from the extraction process is mitigated by the ‘wet’ method of working and by the use of conveyors.  Dust within the plant site will be controlled by keeping surfaces swept clean and damping dust down with water sprays and bowser if and when appropriate.  The quarry access will be hard surfaced and kept clean, and vehicles leaving the site will pass through a wheel cleaner when necessary.

Conclusion

5.10 The proposal is acceptable when assessed against the above planning considerations.

6. CONCLUSIONS

6.1 The proposed site is identified as a Preferred Area for sand and gravel extraction in the Minerals Local Plan and working is therefore acceptable in principle.

6.2 The proposal has been prepared and assessed having regard to the planning brief for the site included in the Minerals Plan and to all other material planning considerations.  A full Environmental Assessment has been carried out and it is concluded that the proposals will have no material adverse effects on the local community or local environment.

6.3 In the longer term the restoration proposals, and in particular the extensive planting, will improve the landscape quality of the area.  The future recreational use of the site, in whatever form that takes, can only be of benefit to the local community.

6.4  The application merits the support of the local planning authority.

Stephen Bowley Planning Consultancy
January 2006
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