Public Document Pack

Regulatory Committee

Minutes of the meeting held at County Hall, Colliton Park,
Dorchester, DT1 1XJ on Thursday, 22 March 2018

Present:
David Jones (Chairman)
Jon Andrews, Shane Bartlett, Kevin Brookes, Ray Bryan, Jean Dunseith, Beryl Ezzard,
Katharine Garcia, Nick Ireland, Jon Orrell and Margaret Phipps.

Officer Attending: Maxine Bodell (Economy, Planning and Transport Services Manager), Phil
Crowther (Solicitor), Mike Garrity (County Planning, Minerals and Waste Team Leader), Andrew
Helmore (Principal Planning Officer), Huw Williams (Principal Planning Officer) and Lee
Gallagher (Democratic Services Manager).

(Notes: These minutes have been prepared by officers as a record of the meeting and of any
decisions reached. They are to be considered and confirmed at the next meeting of the
Regulatory Committee to be held on Thursday, 3 May 2018.)

Apologies for Absence
15 Apologies for absence were received from Councillors Keith Day, Mary Penfold and
David Shortell.

Code of Conduct
16 There were no declarations by members of disclosable pecuniary interests under the
Code of Conduct.

With reference to minute 20, a general declaration was made by Cllrs Dunseith,
Garcia, Brooks and Bryan and Ezzard that they would not take part in the debate or
vote as they were unable to attend the site visit. In addition, ClIr Ireland declared that
although he was the local member for the item he had not taken a position on the
application and would continue to take part in the debate and vote.

Minutes
17 The minutes of the meeting held on 1 February 2018 were confirmed and signed.

Public Participation

18 Public Speaking
There were no public questions received at the meeting in accordance with Standing
Order 21(1).

There were seven public statements received at the meeting in accordance with
Standing Order 21(2). One statement related to land east of Binnegar Lane and south
of Puddletown Road through to land rear of Binnegar Hall, Binnegar (minute 19) and
six statements related to Woodsford Farm, Woodsford, Dorchester (Minute 20).
Summaries of the statements are attached to these minutes as an annexure and are
also referenced at minute numbers 19 and 20.

Petitions
There were no petitions received at the meeting in accordance with the County
Council’s Petition Scheme.
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Application Nos 6/2017/0685 and 6/2017/0687 - Land East of Binnegar Lane and South
of Puddletown Road through to land rear of Binnegar Hall, Binnegar, East Stoke,
Wareham, Dorset BH20 6AX

19

The Committee considered a report by the Head of Planning regarding applications
which proposed changes to the Raymond Brown Sand and Gravel operations at
Binnegar Quarry.

A detailed overview, and presentation, were provided in respect of the proposal to
relocate both the processing plant and silt lagoons from the north side of Puddletown
Road to the south side. The impacts would be that dumpers would no longer need to
cross the road, and that HGV delivery vehicles would access the site on the south
side of the road rather than the north side as at present. The application also
proposed revised restoration levels in area “B1” for the silt lagoons, which would be
“capped” and restored to original ground levels. It was clarified that the application
was supported by an Environmental Statement and no changes to the amount,
duration, or extent of the extraction operations were proposed. An extensive
summary (including plans and photographs of the site, the relocated plant, battery
bank and phasing of restoration to include a mix of biodiversity including dry humid
and wet heathland) was provided.

The citing of the plant was explained as it would be at a low elevation below the rim of
the extracted area at ‘B2’, and would be screened, which would minimise any visual
or noise intrusion for local residents and the public. Officers explained that the
proposed restoration would bring improvements in providing ground levels close to
existing levels rather than the currently approved bowl shape and improvements to
the setting of the battery bank. Historic England identified short-term harm to the
setting of battery bank but considered this would be outweighed by the long-term
improvement.

A description of the operational benefits was also provided which would improve
highway safety by removing dumpers crossing Puddletown Road; introduce a legal
agreement for the integrated management plan arrangements, specifically regarding
restoration; landscape benefits to improve the long-term setting of the battery bank
supported by Historic England; and common land improvements post restoration.

One public statement was received at the meeting from Mr Rob Westelon behalf of
the applicant, in relation to the application in accordance with Standing Order 21(2).
A summary of the statement is attached to these minutes as an annexure.

As a neighbouring local member to the area being considered, Clir Beryl Ezzard
asked about any impact of HGV use of the site, to which it was confirmed that there
were no highway liaison officer objections and given that there would be no dumpers
using the road this would result in a big highway improvement. She also asked about
consultation with Arne Parish Council, to which it was confirmed that consultation had
been undertaken and the report should have stated that no response was received.

The use of imported inert waste was discussed by the Committee, with questions
asked about the definition of what waste would be used for restoration. It was
explained that the waste would consist of largely construction and demolition waste
including materials from site preparations. The waste would not normally go to landfill
and would not comprise domestic waste. The use of inert waste was covered by an
Environment Agency (EA) Site Licence, the principle was established in the original
site consent, and the EA would provide advice and checking of records. A request
was made for the EA to provide more information about procedures to the Committee
in due course, however, as this was not a material consideration for the applications it
would be addressed outside of the meeting.
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Clarification was provided regarding the locations of nearby residential properties
which were more than 200m from the proposed plant compound. There were no
envisaged noise issues raised within the noise assessment, which would be no more
than the existing noise from operations that had already been previously consented.

A concern was expressed that no response had been received from Natural England
in respect of heathland mitigation as part of the restoration arrangements, and that
there should be at the very least a response to say that no concerns were raised. It
was confirmed by officers that the Natural Environment Team had discussed the
applications with Natural England but as Natural England was content with the
Natural Environment Team’s response no formal response from Natural England was
received. The process for responses was not a material consideration for the
applications, but would be considered outside of the meeting.

In respect of the legal obligations and agreement for the restoration and long-term
management of the site and aftercare, information about contingency arrangements
was requested, to which it was confirmed that the operators were members of the
Mineral Products Association which provided a restoration fall-back position. The
future management of the site would also be effectively secured through a legal
agreement which would tie present operators and any future owners to the agreement
for 25 years after extraction had ceased.

Following debate, the recommendation in the report were proposed by Clir Beryl
Ezzard and seconded by ClIr Nick Ireland. On being put to the vote the
recommendation was agreed.

Resolved

That planning permissions 6/2017/0685 and 6/2017/0687, be granted subject to the
completion of a legal agreement, the heads of terms of which are set out in paragraph
8.2 of the Service Director’s report; and the conditions set out in the condition
schedules found in paragraphs 8.3 and 8.4 of the report.

Reasons for Decisions
The reasons for granting planning permission are summarised in paragraphs 6.32 of
the report.

Attendance

At this point in the meeting Clirs Brooks, Bryan, Dunseith and Ezzard left the meeting. Clir
Garcia remained but took no part in the debate and did not vote.

Application Nos WD/D/15/001057 and 1/E/2005/0742/AuC - Woodsford Farm,
Woodsford, Dorchester

20

(Note: With reference to minute 16, a general declaration was made by Clirs Dunseith, Garcia,
Brooks and Bryan and Ezzard that they would not take part in the debate or vote as they were
unable to attend the site visit. In addition, Clir Ireland declared that although he was the local
member for the item he had not taken a position on the application and would continue to take
part in the debate and vote.)

The Committee considered a report by the Service Director — Economy, in relation to
an application for planning permission and an application for approval under planning
conditions. Application WD/D/15/001057 was previously discussed at the Regulatory
Committee meeting held on 27th October 2016 with a decision on the application
being deferred. Application 1/E/2005/0742/AuC was received in May 2017. A
Committee site visit was undertaken on the 28th September 2017 (attended by
Councillors Jones, Andrews, Bartlett, Ireland, Phipps, Orrell and Penfold).

It was acknowledged that there had been additional correspondence from the
applicant’s heritage advisor, further representations and Parish Council
correspondence. An update sheet was provided for the meeting which summarised
late representations received, and is attached to these minutes as an annexure.
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The Principal Planning Officer provided and extensive overview and presentation of
the applications (including plans and photographs), which included site context in
respect of previous permissions and operation on site from 2009. He explained that
due to the interrelationship between the applications they were being reported
together. An overview of the applications was provided including arrangements for a
Bagging Plant, proposed silt lagoon extension, landscaping including bunding,
mitigations for sound and visual impact, together with a summary of the boundaries
and local area including the road access, cycle network, footpaths, residential
properties and the Woodford Castle, farm and nearby cottages. Officers also
explained the amendments to the application made since the site visit.

A description of the on-site operations including extraction, silt lagoons, water
management, stockpiles, and the phased restoration which had encountered delay
were provided. The site and surrounding land portfolio was also summarised together
with the landowner’s desire for residential development within the area.

Six public statements were received at the meeting in accordance with Standing
Order 21(2). Summaries of the statements are attached to these minutes as an
annexure. Five statements were made at the meeting as detailed below:

e ClIr Tony Meader, Knightsford Parish Council, addressed the Committee to confirm
that the Parish Council had no objection to the proposal for a Bagging Plant, but
had concerns regarding the silt lagoons being cited within 200m of housing for
families and children, next to a public footpath and that they would not be seen
from the processing area of the site and so would be dangerous. He indicated that
although there was no landowner consent, there was a more suitable alternative
site to the south of the existing site comprising of lower grade agricultural land with
existing quarrying permission which could accommodate the site extension and
would be a long way from footpaths and 100m from the road. He felt that a view
was expressed regarding the need for the large size of the lagoons with no clear
reason. Further information was shared regarding the lack of restoration to areas
within the existing site that had not been completed which was in breach of local
planning policy and condition 6 of the original permission which required
restoration within a year of completing any phase. A claim was also made that
information had been withheld by officers in relation to health and safety data
about the impact on the danger to the public. In respect of Woodsford Castle and
Watermead Cottage, Clir Meader insisted that there had been a blatant disregard
for the setting of the castle and noise impacts at Watermead Cottage.

e Mrs Meader also addressed the Committee on behalf of Sarah Radcliffe,
consultant on acoustics and noise nuisance, who had been commissioned by
Knightsford Parish Council. She explained that current methods assessing noise
limits should be set through planning condition to not exceed background noise by
10db. The maximum noise limit at Watermead Cottage should be 43db and not
48db as proposed and therefore noise mitigation was not being met. Although
48db may have been set at other locations, Mrs Meader felt that different locations
should be assessed independently and particularly Watermead Cottage which had
lowest background noise level. It was also mentioned that the there was no
reference to noise control of plant and machinery, and that BS5228 used for
measuring noise impact was not designed for distances of over 300m of which the
affected properties were. She stated that there was no mention of controlling noise
at source which should be done in preference to bunding.

¢ Mrs Meader also addressed the Committee on behalf of Sarah Radcliffe,
consultant on acoustics and noise nuisance, who had been commissioned by
Knightsford Parish Council. She explained that current methods assessing noise
limits should be set through planning condition to not exceed background noise by
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10dB. The maximum noise limit at Watermead Cottage should be 43dB and not
48dB as proposed and therefore adequate noise mitigation was not being
provided. Although 48dB may have been set at other locations, Mrs Meader felt
that different locations should be assessed independently and particularly
Watermead Cottage which had lowest background noise level. It was also
mentioned that the there was no reference to noise control of plant and machinery,
and that BS5228 used for measuring noise impact was not designed for distances
of over 300m. She stated that there was no mention of controlling noise at source
which should be done in preference to bunding.

e Dr Simon Collcutt, Heritage Consultant for Knightsford Parish Council, drew
attention to the harm caused to the Grade | listed building and that none of the
mitigation was sufficient to reduce or compensate for the harmful impact on
Woodsford Castle. Reference was made to Historic England’s concerns which
remained undiminished as there was no material change or improvement. He
stated that everyone agreed that the harm to Woodsford Castle would be removed
if the silt lagoon were cited in the alternative area B. He argued that whilst it was
reasonable for the landowner to say the land in area B was not available, but that
private position did not outweigh the public interest in preventing harm to
Woodsford Castle. He further suggested that if permission be refused, the
landowner and the operator would reach an agreement to use area B as it was not
in either of their interests to reduce the viability of the quarry.

o Mr Nigel Hill, Resident of Moreton, expressed concern regarding the proposed size
of the silt lagoon as there had been a consistent underestimation of 55% in respect
of the original lagoon and it was likely that more land would be needed than was
proposed in the application. Although there was reference in the report to
complexities and uncertainties inherent in the calculation his view was that it was
very straight forward. He felt that the application needed to show the land needed
and should be resubmitted accordingly.

¢ Mr Nick Dunn, the Applicant’s Planning Agent, introduced the history of the site
and noted that the permitted reserve accounted for 40% of the River Terrace land
bank. He explained that there was clear evidence that currently there was not
capacity for quarry expansion, and that the applications were deferred in
November 2016 for clarification of the noise impact on Watermead Cottage and
heritage impact. He clarified that there had been significant operational noise
reduction, and that the planning authority had discretion to allow permission for
sites with noise impact up to 55dB. A revised heritage impact assessment and
peer reviewed had been undertaken and he felt that the impact continued to be
limited. An appropriate assessment of alternatives had been undertaken and
reasons had been provided why there was no preferable alternative. He
highlighted that in line with planning policy, the heritage impact needed to be
weighed against the public benefit and that he was clearly convinced that the
public benefit outweighed the less than substantial impact on the heritage
significance and setting.

At this point the Head of Planning reminded the Committee that there was a need to
consider the information available and to consider the applications on relevant and
material evidence. She felt that the detailed report provided sufficient information to
come to a view to make a decision.

The Solicitor clarified that reference made to the level of harm to the heritage
significance of a listed building could be either ‘substantial’ or ‘less than substantial’.
The view of officers, supported by Historic England, was that the level of harm would
be ‘less than substantial’ but this was a matter of judgement for the Committee to
consider. In relation to alternatives, he advised alternatives should be taken into
account in considering whether the harm could be avoided. In this case, officer’s
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advice is that none of the alternatives are both deliverable and preferable. He
advised that the Committee should not speculate on what would happen if the
application was refused and the Committee must take evidence of the landowner at
face value given there was no reason to doubt it. The Chairman clarified that if the
Committee accepted that there were no alternatives it must consider whether the
public benefit outweighed the less than substantial harm to the listed building.

In relation to noise levels, particularly at Watermead Cottage, a question was asked
about what the statutory requirements were. The Planning Officer explained that this
was part of central Government’s Planning Practice Guidance and was not a statutory
requirement but was a material consideration. to The guidance stated that mineral
planning authorities should aim to establish a noise limit through a planning condition
at noise sensitive properties that does not exceed the background noise level by more
than 10db but also recognised that this would not always be possible without
imposing unreasonable burdens so gave an absolute maximum of 55dB. The
applicant had assessed background levels at 35-36dB whereas the Parish Council
had assessed them to be 33dB. There was a case for noise monitoring to be
established and a condition would be imposed for this to allow for the impact to go to
48db during construction of the silt lagoons, to reducing to 45dB once the lagoons
were operational. It was also confirmed that 48dB was considered acceptable by
officers and that no objections had been received from Environmental Health.

The determination of public benefit or interest was raised as it was understood that
there was already a landbank in existence of 13 years and should be at around 7
years. Officers explained that development plan policy sought the maintenance of
landbanks for sand and gravel and River Terrace aggregates of at least 7 years and
that this was a minimum, not a target. The River Terrace aggregate landbank was at
13 years and the intention was to have a robust and steady landbank position, and so
this level this was not excessive. The existing operation provided 40% of the
landbank for River Terrace aggregate in Dorset with other sources some distance
away. The benefit of the silt lagoon extension was that it would facilitate the continued
working of permitted reserves and so would help to ensure a steady, flexible and
adequate supply. National planning policy in the NPPF provides that great weight
should be given to the benefits of mineral extraction including to the economy and
that officer's assessment accorded great weight to the continued, steady and
adequate supply of mineral.

It was confirmed that the permitted reserve would remain in the landbank whether the
applications were approved or refused. Mineral extraction would likely continue to
take place for some time so there would be no overnight effect, but the implication
would be in terms of uncertainty and confidence of future supply. The existing site
was the largest producer in central Dorset area and the deliverability of the landbank
was an important consideration.

The impact on heritage conservation was discussed in detail with reference made to
the harm being ‘less than substantial’ not being referred to in Historic England
correspondence. The Principal Planning Officer explained that the most recent
correspondence with Historic England followed its consultation response on 9 August
2017 which provided very detailed comments. The consultation response set out
Historic England’s view, which was consistent with the West Dorset Conservation
Officer and the Parish Council’'s Heritage Consultant, that the degree of harm to the
significance of the Grade | listed building was ‘less than substantial’. However, this
was a broad category of harm ranging from ‘almost negligible’ to ‘just below
substantial’. Officer’s view was that the harm lay towards the lower end of this range.
The Chairman then confirmed that given this advice, the Committee had first to
determine whether there are alternatives to the application which would be less
harmful to the listed building and if not, whether the public benefit clearly outweighed
that harm.
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Reference was made to the need in the NPPF to take account of the environment
around heritage assets and to make a positive contribution to the character and
distinctiveness of heritage assets. Officers explained that minerals could only be
worked where they are found and that consideration was given to the permissions
already in place, mitigations to minimise harm including measures to limit visual and
noise impacts, a condition to further reduce the northern arm of the bund following
construction of the lagoons, and considered the views of Historic England which
indicated to reduce harm the site should be located further away. A view was
expressed that part of the visual intrusion were the bunds themselves.

A question was asked about enforcement in respect of restoration of worked areas.
The Principal Planning Officer summarised the process of restoration back to
agricultural land. Due to land conditions and water drainage there were issues that led
to delays. The restoration south of the field conveyor was now progressing
adequately and the planning authority was working constructively with the operator to
ensure restoration of areas north of the conveyor. Officers had not considered
enforcement action to be expedient but action could be taken if that changed.

A request was made for more information in respect of the silt and water management
on the existing site, and the consideration of two areas (one of which was 35,000
cubic metres) of the site that had been identified as potential areas but had not be
used for either purpose. Officers explained that the proposed extension would provide
for 185,000 cubic metres of silt capacity and that the smaller area would not provide
sufficient capacity to complete the approved mineral working. It was suggested that
the smaller area and previously worked areas be phased to complete the already
authorised mineral extraction. Context was provided regarding the use of the site and
the practical and technical challenges, including ground levels, on site that made
providing further lagoons in the existing site problematic which included the significant
impact on drainage and restoration arrangements.

The security of the proposed silt lagoon was raised regarding public safety. It was
confirmed that there would be an expectation for a low fence and signage to be in
place, but security on the site was the responsibility for the operator and the
landowner under the Quarry Regulations. It was recognised that there was a public
footpath on the site boundary, but it was not normal planning practice to require or
stipulate high fencing for this type of facility.

Following the discussion, Clir Margaret Phipps proposed that recommendation 1 and
2 in the report (both applications) be refused. She explained that refusal did not
mean operations would cease or that the site would close down, and there were still
possible alternatives to be considered, but in her view the applications should be
refused on two material considerations. Firstly, due to the detrimental effect on the
setting of Woodsford Castle, as outlined in the consultation responses from Historic
England and outlined in the officer’s report, and in respect of the NPPF requirement to
provide a positive contribution to the character and distinctiveness of heritage assets.
Secondly, the noise concerns raised whereby guidance stated that noise at the site
should be within 10dB of background noise, which was not the case at Watermead
Cottage. The proposal was seconded by ClIr Nick Ireland.

The Solicitor confirmed that the NPPF recognised that it was permissible to approve
proposals resulting in ‘less than substantial harm’ so that it was ‘desirable’ rather than
a requirement to make a positive impact to heritage assets.

In relation to application WD/15/001057, supporting views to the proposal were
expressed regarding the damage to the setting of the Grade | listed building.
Consideration was given to the public benefit of the application, and that this needed
to be balanced against the harm to the setting of Woodsford Castle and reference
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was made to the need to have special regard to preserving the building and the
setting. It was expressed that there was a fine balance in making a decision for
refusal.

It was also recognised that although there were no disputes over the original
permissions in place, the refusal of the extension may restrict site operations in the
future and the longevity of site. It was recognised that other applications may come
forward in the future depending on landlord consent but there were no alternative
applications at present and a decision could not be made on hypothesis.

Support was expressed for the need for quarrying, in accordance with a history of
guarrying across Dorset, and it was suggested that there was existing space on site
for lagoons, which could be explored further.

A counter view was expressed that the application would restore the land to
agricultural use after operations ceased on site so the impact would be for a limited
time, together with reference made to the lack of objections from eight consultees. In
addition, it was highlighted that 40% of Dorset’s sand and gravel needs depended on
the site and the public benefit of approval of the permission needed to be taken into
account.

The Committee discussed the proposal in relation to the part of application
WD/15/001057 which related to the Bagging Plant, and application
1/E/2005/0742/AuC, which also related to the operational matters. It was confirmed
that it would be possible to have a split decision on the content of the applications to
grant permission for the Bagging Plant, which members had no material objection to,
but it was also recognised that it would be possible for a new application to be made
in relation to the Plant.

Further discussion about application 1/E/2005/0742/AuC considered the future
operation of the existing site and as the material considerations for refusal related to
application WD/15/001057 only it was accepted as a drafting amendment from the
Chairman that the application be granted. The proposer and seconder of the
proposal accepted the drafting amendment. The proposal was therefore changed to
refuse application WD/15/001057 and to grant application 1/E/2005/0742/AuC. On
being put to the vote the proposal was agreed. Clir Shane Bartlett requested that his
vote against the refusal of application WD/15/001057 be recorded.

Resolved

1. That application WD/D/15/001057 be refused.

2. That application 1/E/2005/0742/AuC be approved, subject to the conditions set out
in the Service Director’s report.

Reason for Decisions

The reasons for refusing application 1057 are set out in the annex to these minutes
and the reasons for approving application 0742/AuC were summarised in paragraphs
6.303-6.316 of the report.

Questions from County Councillors
21 No questions were asked by members under Standing Order 20(2).

Meeting Duration: 10.00 am - 1.05 pm



Minute Item 18

Public Questions and Statements for the
Regulatory Committee on 22 March 2018

Agenda ltem 5— Land East of Binnegar lane and South of Pubbletown Road through
to land rear of Binnegar Hall, Binnegar

Statements
1. Rob Westel, Estates and Planning Director at Raymond Brown, the applicants

Agenda Item 6 — Woodsford Farm, Woodsford, Dorchester

Statements
2. Dr Simon Collcutt, heritage consultant instructed by Knightsford Parish Council

. Tony Meader, Woodsford Parish Council

. Jennifer Meader

3
4
5. Nick Dunn, Applicant’s Planning Agent
6. Nigel Hill, Resident of Moreton

7

. Abby Bryant, Consultancy Director - Hills Quarry Products Ltd
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Statements

1. Statement from Rob Westel, Estates and Planning Director at Raymond Brown, the
applicants, in relation to Land East of Binnegar lane and South of Pubbletown Road through
to land rear of Binnegar Hall, Binnegar

Thank you Chair, Councillors. My name is Rob Westell and | am Estates and Planning
Director at Raymond Brown, the applicants.

The two applications before you appear complex in hature, but what is actually proposed is
remarkably straightforward.

The present situation is that we are hauling sand approximately a mile by quarry dumptruck
across Puddletown Road from the quarry workings to the processing plant. We are under
obligation to our landlord to vacate the current processing plant site during the course of
2018. All options for relocating the processing plant have been considered, the most suitable
option being that which is now before you.

It is proposed to erect a new plant in the base of the current quarry workings, within and
adjacent to the remaining mineral reserve. This brings a number of benefits:

e The new plant will not be visible or audible from anywhere but within the quarry itself.

e The need to cross Puddletown Road with heavy mobile plant will be removed.

¢ Haulage distance will be dramatically reduced, saving circa 22,000 dumper miles and
circa 124 tonnes of carbon dioxide per annum.

e The restoration scheme for the quarry will not change, only the timing of restoration of
the area in which the plant will be located. We have agreed to enter into a legal
obligation for the long-term management of the whole of our lease area lasting 25
years beyond completion of restoration.

¢ Silt Management in the adjacent quarry void will aid in restoration levels tying in with
the existing heathland restoration and enchancing the setting of Battery Bank.

Councillors, | commend these applications to you.
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2. Statement from Dr Simon Collcutt, heritage consultant instructed by Knightsford Parish
Council, in relation to Woodsford Farm, Woodsford, Dorchester

I am Dr. Simon Collcutt, a professional heritage consultant instructed by Knightsford
Parish Council concerning Applications WD/D/15/001057 & 1/E/2005/0742/AuC. | seek
leave to speak before the Regulatory Committee of 01/03/2018 and submit the summary
Statement below, in accordance with the Council’s rules.

| wish to raise the following points:
o failure to make positive contribution to conservation of heritage significance;
o failure to seek appropriate information;
¢ insufficient professional consultation;
o failure to make all reasonable efforts to avoid harm;
o failure to assess cumulative effects;
o failure to consider financial safeguarding of Listed Building;
o failure to assess alternatives based on Planning criteria;
o failure to recognise submitted photographic evidence;
o failure to recognise acknowledged harm as significant environmental effect;
e artificially narrow approach to issue of setting;
o officer-imposed changes without assessment of effects;
e reliance upon prior Planning process of unlawful nature;
e recommendation of ultra vires condition;
e overall defective balancing exercise.

Page 11



3. Statement from Tony Meader, Woodsford Parish Council, in relation to Woodsford Farm,
Woodsford, Dorchester

I would like to make a statement at the 1st March Regulatory Committee meeting covering;

o Public accessability of silt lagoons in alternative area B.
e Silt lagoon sizing.

e Lack of restoration north of the conveyor.

¢ Noise
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Lagoons in Area B (same scale)
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4. Statement from Jennifer Meader in relation to Woodsford Farm, Woodsford, Dorchester

| would like to make a statement on behalf of Curloads Consultants who have been
assessing the noise impact of the Woodsford Quarry applications. It will cover;

e The correct setting of noise level conditions.
o Errors with the applicants assessment.

5. Statement from Nick Dunn, Applicant’s Planning Agent, in relation to Woodsford Farm,
Woodsford, Dorchester

As the Applicant’s Planning Agent, | propose to discuss the following topics;

Need for the development proposals;

Justification for the size of the silt lagoons;

Noise; and

Heritage Impact Assessment & Review of Alternatives.
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6. Statement from Nigel Hill, Resident of Moreton, in relation to Woodsford Farm, Woodsford,
Dorchester

Good morning Mr Chairman, ladies and gentlemen,
My name is Nigel Hill and | live in Moreton.

| am objecting to the Hills Planning Application ending in 1057, and specifically the size of the
silt lagoon required.

The Woodsford Castle issue has overshadowed the central point of this application: the need
for more land for a silt lagoon. Hills have underestimated the land they require by 55%,
which is a lot more land than they have applied for.

Hills have consistently failed to calculate the correct size of their proposed silt lagoon in each
iteration of their planning application.

| have responded to DCC on each occasion, showing that they have made very simple
arithmetic mistakes in their calculations. Using the figures and method of calculation supplied
by Hills in their application, | have calculated that they have consistently underestimated by
55% the size of the lagoon they require.

The Report Originator has acknowledged on page 115 in paragraph 6.63 that Hills have
made mistakes in their calculations.

In paragraph 6.63 the report refers to, | quote:

..the complexities and uncertainties inherent in any such calculation....

The calculation is not complex but very straightforward and the uncertainties do not account
for a 55% underestimate. Hills have made amazingly simple mistakes in their calculations.

In the interests of their ability to operate and satisfy aggregate demand, Hills need a lot more
land for their silt lagoon than they have indicated in their planning application. Hills need to
show DCC and this committee the land they would like to use to build the much larger silt
lagoon that their own figures show they need, ...

and resubmit their planning application accordingly.

| recommend that you do not endorse this planning application.
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7. Statement from Abby Bryant, Consultancy Director - Hills Quarry Products Ltd, in relation
to Woodsford Farm, Woodsford, Dorchester

Wording inserted from a letter:

Re: APPLICATION WD/D/15/001057 & 1/E/2005/0742/AuC WOODSFORD QUARRY

My name is Abby Bryant and | am the Heritage Consultant who has been working with Hills
Quarry Products Ltd. on the Woodsford Quarry application. | understand that Regulatory
Committee are scheduled to meet on 1st March to consider the above applications. It is with
regret that, due to a long-standing work commitment, | am unable to attend the meeting.
Therefore, may | request that this letter is made available to the Members in advance of the
meeting so that | can introduce myself and address a number of points to them?

Firstly, to explain what | do and how | became involved with this application. | have
specialised in the assessment of change to the historic environment since 2004. Following
on from a first-class degree in Archaeology and a Masters in Landscape Archaeology from
Bristol University, my early career was spent with Wessex Archaeology as a founding
member of the Consultancy team. Known by many people for its connections with television
programmes such as Time Team, Wessex Archaeology is one of the largest archaeology
and heritage practices in the country and has been for nearly 40 years; it is also an
educational charity.

Specialising in large-scale developments such as road, rail, renewable energy and
aggregates | have undertaken assessment work for a broad range of clients including
Highways England, BAA, Bristol Port Authority and the former DECC (now the DBEIS). In
2011, | left Wessex Archaeology and subsequently started my own historic environment
consultancy practice, which focussed on delivering heritage planning advice and
assessments to the minerals and aggregates sector.

Returning to Wessex Archaeology in the summer of 2017, | am now the Consultancy Director
and | lead team of 20 heritage consultants with a broad range of skills and experience that
covers all aspects of the historic environment including archaeology, built heritage and
setting.

| first became involved with the Woodsford Quarry application in May 2016, when | was
asked by Hills to look at the possible impacts which constructing an additional silt lagoon on
the northern edge of the quarry would have on the significance of Woodsford Castle. As you
will all know, the significance of Listed Buildings can sometimes be affected by development
that happens within their wider surroundings (or setting), and this is what my initial report
focussed on. As a heritage professional, the way | undertook the assessment was informed
by guidance published by Historic England and the Chartered Institute for Archaeologists (of
which | am a member) and in line with the requirements of the NPPF.

It was clear from the outset that Woodsford Castle is an exceptional and unique building and
the management of change within its surroundings, which include the active quarry, was of
great importance. As with all my assessments | approached the work with clear head and
dispassionate view, which considered only the facts as | found them. | visited the site and
surroundings several times and visited Woodsford Castle and its ground with permission
from the Landmark Trust.

By the very nature of this work, despite the use of a set of guiding principles that all heritage
professionals should follow, these assessments can be subjective. Therefore, as is often the
way with applications such as this, there were some further rounds of assessment
undertaken to address comments made by Historic England as the statutory stakeholder,
which included a contribution to an assessment of the impacts of some alternative locations
for the proposed silt lagoon. Following intense scrutiny of my work by other interested
parties, it was also peer reviewed.

The conclusion of my original assessment was that the addition of the silt lagoon would not
lead to such a change in the physical environment (the setting) so as to further reduce the
contribution that setting makes to the significance of the Castle. | therefore concluded that
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the significance of the Castle would not receive additional harm. This view is based on a
balanced and holistic judgement of the many and complex factors that inform our
understanding of the significance of the building and its relationship with its surroundings and
the scale and nature of the proposed development and its cumulative effect. | was also
mindful of the fact that, despite the many years that the quarry will operate, it will eventually
close and the planned restoration will reinstate an agrarian landscape to the south of the
Castle, albeit not an exact replica of the historic farming landscape it replaces.

Ultimately, Historic England have stated that they believe the level of harm to the significance
of Woodsford Castle arising from the new silt lagoon to be ‘less than substantial’. As of their
most recent letter (P0048967 dated 26 February 2018) their position remains that the
Planning Authority should apply their statutory duty to have special regard to the desirability
of preserving the building and its setting. This exercise must be considered when applying
the weighting of the various policy needs to reach a decision based on the evidence
presented.

Please note that Historic England have at no point recommended that planning permission
should not be granted.

Yours sincerely
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Minute Item 20

Regulatory Update
ee

Dorset County Council %

Meeting Date: 22 March 2018

Item 6

Application Nos WD/D/15/001057 and 1/E/2005/0742/AuC — Woodsford Farm,
Woodsford, Dorchester

Summary of late comments:

After publication of the report to the meeting scheduled for 01 March 2018, a
further letter of representation was received from Historic England (dated 26
February 2018) noting that following review of the latest information including
some modifications to mitigation measures, the concerns raised in the
previous letter (August 2017) regarding impact on the setting of the grade |
listed Woodsford Castle remain undiminished and that the contents of that
letter still stands. The most recent letter further notes that Historic England
continues to have concerns regarding the application on heritage grounds.

Historic England has since provided further clarification of their position noting
that none of the additional information or revised environmental mitigation
measures submitted subsequent to their letter of August 2017 are sufficient in
their view to noticeably reduce, or compensate for, the harmful impact of the
application on the setting of Woodsford Castle and that the type of
amendment that would be meaningful to Historic England would be either a
significant reduction in size of the extension to the quarry or the relocation of
the extension to an area which is further away, rather than closer to,
Woodsford Castle. It has further been stated that:

“It is for your Authority to assess whether a clear and convincing
justification for the harm has been made (e.g. there are not alternative,
less harmful, ways of delivering the application’s mineral planning
objectives), and if you consider that to be the case, that that public
benefit (provided by achieving those objectives) clearly outweighs the
harm to the setting of a grade | listed building in the overall planning
balance.”

Members may have received an emailed statement from Tony Meader of
Knightsford Parish Council asserting that the Officer Report has responded
adequately to very few of the Parish Council’s objections and alleging a
series of failings including:
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e failure to make positive contribution to conservation of heritage
significance;

failure to seek appropriate information;

insufficient professional consultation;

failure to make all reasonable efforts to avoid harm;

failure to assess cumulative effects;

failure to consider financial safeguarding of Listed Building;
failure to assess alternatives based on Planning criteria;
failure to recognise submitted photographic evidence;

failure to recognise acknowledged harm as significant environmental
effect;

artificially narrow approach to issue of setting;

officer-imposed changes without assessment of effects;
reliance upon prior Planning process of unlawful nature;
recommendation of ultra vires condition; and

overall defective balancing exercise.

Members may also have received an emailed letter form the applicant’s
heritage consultant (Abby Bryant of Wessex Archaeology) commenting on her
approach to the heritage impact assessment and noting that that Historic
England have stated that they believe the level of harm to the significance of
Woodsford Castle arising from the new silt lagoon to be ‘less than substantial
and that Historic England’s position remains that the Planning Authority
should apply their duty to have special regard to the desirability of preserving
the building and its setting. The letter further notes that Historic England have
at no point recommended that planning permission should be refused.

Corrections/amendments to main body of report:

None. Officer’s consider that the main material considerations have been
adequately set out in the published report.

Corrections/amendments to planning conditions:

Amend proposed condition 15 (Archaeology) to read:

No development hereby permitted shall take place within that part of
the application site to be developed for the proposed lagoons as
shown on approved Drawing No. 14803 - 2500 - 001 Rev B (Sheet 1)
until the implementation of a programme of archaeological works has
been secured in accordance with a written scheme of investigation and
a timetable for undertaking the investigation has been submitted to and
approved in writing by the local planning authority. The archaeological
works shall be undertaken in accordance with the approved written
scheme and timetable. A written record of the archaeological works
shall be submitted to the local planning authority within 3 months of the
completion of any phase of the archaeological investigation unless an
alternative timescale for submission of the report is first agreed in
writing with the local planning authority. The written scheme of
investigation shall include provision for:
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(i) a programme of archaeological fieldwork to be undertaken

during the extraction period of the silt lagoons hereby permitted;

(i) a revised programme of archaeological fieldwork to be undertaken
during any future extraction operations within the already authorised
quarry area shown edged blue on approved Drawing No. WQSLP-
5000-002 dated May 2015 and titled Site Location Plan;

(iii) post-excavation work; and

(iv) arrangements for publication of the results.

Provision shall be included within the programmes of archaeological
fieldwork for evaluation work through test pitting and sieving to assess
and model what (if any) Palaeolithic deposits are present.

Reason

To ensure appropriate recording of archaeological interest on the site
and associated quarry having regard to Policies DM1 and DM7 of the
adopted Bournemouth, Dorset and Poole Minerals Strategy and saved
Policies 6 and 16 of the Dorset Minerals & Waste Local Plan.

Amend criterion (vi) of proposed condition 16 (Maximum Noise Levels —
Routine Operations) to read:

(iv) 48 dB LAeq 1 hour freefield when measured at Watermead
Cottage monitoring location (reducing to 48 dB LAeq 1 hour
freefield when measured at Watermead Cottage monitoring
location following completion of the extraction operations and
construction of the silt lagoons hereby permitted).

Corrections/amendments to Appendices:

None.

No change to recommendation.

Name: Huw Williams, Principal Planning Officer — County Planning,
Minerals & Waste

Tel: 01305 228264 / 07887 557862

Email: h.r.williams@dorsetcc.qov.uk

Date: 20 March 2018
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