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DEVELOPMENT CONTROL AND REGULATORY BOARD 

 

21st November 2024 

 

REPORT OF THE CHIEF EXECUTIVE 

 

COUNTY MATTER 

 

PART A – SUMMARY REPORT 
 

APP.NO. & DATE: 2022/10125/04 & 2022/01384/07 (2022/EIA/0100/LCC). 

Valid Date: 12/08/2022.  

PROPOSAL: Continuation of mineral operations overburden disposal 

and ancillary activities at Cliffe Hill Quarry including an 

easterly extension to Old Cliffe Hill Quarry with new 

screening landform requiring the relocation of parts of 

Cliffe Lane, Cliffe Hill Road and Stoney Lane, the 

demolition of Peak Hayes Farm and ‘Sunny Cliffe’, the 

construction of a new access into Old Cliffe Quarry with 

landscaping, habitat creation and restoration of the 

quarry void to water 

LOCATION: Land at and adjoining Cliffe Hill Quarry, West Lane, 

Coalville LE67 1FA 

APPLICANT: Midland Quarry Products Ltd 

MAIN ISSUES: Principle of the continued use of the site, location, noise, 

dust, air quality impacts, local amenity, public rights of 

way, ecology, landscape, transport (road and rail), 

highways, restoration and aftercare of the site. 

RECOMMENDATION: PERMIT subject to the conditions as set out in the 

Appendix A and the prior completion of a legal 
agreement to secure provisions for a liaison committee 

(to include dust and blasting sub-liaison committees). 
 
Circulation Under Local Issues Alert Procedure  

Mr. P. Bedford CC and Mr. D. Harrison CC. 

 

Officer to Contact: Amelia Mistry, Email:  planningcontrol@leics.gov.uk  
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PART B – MAIN REPORT 

Location and Setting of Site 

 

1. Cliffe Hill Quarry is located approximately 5km to the south-east of Coalville, south of 

the A511 and west of the M1, straddling Hinckley and Bosworth Borough and North 
West Leicestershire District, within the County of Leicestershire. Cliffe Hill Quarry 

comprises two separate quarries, Old Cliffe Hill Quarry (OCH) and New Cliffe Hill 
Quarry (NCH), which comprise a single planning unit and are currently regulated by 
a number of planning permissions. The two quarries are referred to in this document 

as both the ‘Site’ and the ‘Quarry Complex’ and these terms are interchangeable, 
referring to the whole of the site subject to the current application. NCH is located 

about 250 metres to the west of the village of Stanton under Bardon, with OCH being 
located approximately 180 metres to the east of the village.  The two quarries are 
connected by a 700 metre tunnel, known as the Joskin Tunnel, which runs about 50 

metres below Cliffe Hill Road. Cliffe Hill Quarry is a long running strategic site 
producing high quality construction aggregates and coated roadstone (asphalt) for 

the East Midlands construction and infrastructure business sectors and (via the 
integral rail link) ballast to the national rail network. Approximately 30% of production 
is exported by rail. 

 
2. Access to NCH is gained from West Lane (B585) on the western side. OCH is 

accessed via a roundabout to the south of OCH at the junction of Cliffe Lane, Cliffe 
Hill Road and Stoney Lane.   All processed stone is required to leave the site via the 
NCH access, with permission existing for the exportation of overburden and poor 

quality toprock only from OCH. 
 
3. The nearest properties to NCH are located approximately 280 metres to the north of 

the quarry along South Lane. NCH is effectively screened from views from outside 
the site due to extensive screening bunds and topography which have been 

established for many years with the tree and scrub planting well established. The 
surrounding land uses are agriculture and areas of tree planting.   

 

4. Cliffe Lane and Cliffe Hill Road form the eastern, western and southern boundaries 
to OCH, surrounded by agricultural fields, several residential properties and an area 

of woodland used by a local paintballing business.  The nearest residential 
properties to OCH are located approximately 30 metres to the east beyond Cliffe 
Lane, including Lilac Cottage. Within the Site are Stoney Lane Farm (SE corner); 

Peak Hayes Farm (central); and the properties of Sunny Cliffe and Lane Cliffe 
(western boundary). The site is located within the wider setting of several designated 

heritage assets, including those within the Markfield Conservation area and its 
setting. The farmhouses within the development area proposed for demolition are 
identified as non-designated heritage assets.  

 
5. The main ancillary buildings, offices and processing facilities relating to quarrying 

operations are located within an area of hardstanding at the western end of NCH , 
utilising the previously described vehicular access to the B585. The only processing 
facility within OCH is the primary crusher, which is located on the western side of the 

quarry, approximately 50 metres down from the quarry’s top face.  
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6. Footpaths around OCH include R5, R6 and R100, which skirt the northern boundary 
of the site.  Footpaths R3, R18 and R23 are located to the south of the quarry 
beyond Cliffe Hill Road. Footpath R15/3 lies within the proposed extension area. 

 
7. Footpaths around NCH include R7, R8 and N48 to the north and east and footpaths 

R114 and R31 to the south.  All these footpaths are located on land contained within 
the application area.  

 

8. The site is identified within the Hinckley & Bosworth Local Plan as Countryside, 
within a Local Landscape Improvement Area and within the boundaries of the 

National and Charnwood Forests. Within its location in the Charnwood Forest, the 
site also lies within the Charnwood Forest Geopark, an aspiring UNESCO Global 
Geopark.  

 
9. The northern faces of OCH are designated as a Site of Special Scientific Interest 

(SSSI), named Cliffe Hill Quarry SSSI due to their features of geological interest 

which include structures in the igneous bedrock, the interface with Mercia Mudstone 
and the presence of fossils.  

 
10. At the north-western corner of OCH, lying within the application area is a parcel of 

land, known as the ‘Brown Land’, which has permission for mineral extraction under 

planning permission reference 2007/1059/07. It is anticipated that extraction will take 
place in this area in the near future under the existing planning permission. Removal 

of overburden is currently being undertaken within this area.  
 

 Planning History 

 
11. Mineral extraction has taken place at Old Cliffe Hill Quarry since the 19th Century, 

with the first planning permission being dated 1947.  A small extension to the 
existing workings to the north east of OCH was permitted in 1976 (permission 
reference 1971/6279/17). In 1983, permission was granted for an extension to 

quarrying operations at OCH, the re-alignment of Cliffe Hill Road and the 
development of a new quarry which is now known as NCH.  In 1990, permission was 

granted to amend Condition 44 of the 1983 permission to vary the approved hours of 
blasting (permission reference 1990/0419/04). 

 

12. Under the 1983 permission, NCH was developed and all processing facilities 
transferred from OCH.  The aim was to fully exhaust NCH and then move back to 

OCH at a future date, keeping the processing facilities in NCH, adjacent to the rail 
loading facilities.   All production blasting in NCH ceased in June 2007 and the 
eastern part of the quarry is being in-filled with overburden from OCH, which is 

transported to NCH through the Joskin tunnel.  With the exception of a permitted 
temporary period of blasting to create a drainage sump in the base of NCH, reserves 

at NCH quarry are exhausted.    
 

13. In 1992 planning permission (permission reference 1989/1483/04) was granted for a 

lateral extension to the east of NCH, taking quarry workings much closer to Stanton 
under Bardon.  This permission included requirements for the erection of extensive 

landscaping bunds around NCH. Subsequently, permission references 1994/1026/07 
and 1994/0891/04 amended the limit of extraction at NCH as defined under the 1992 

30



2022/10125/04 (2022/EIA/0100/LCC) – continued 
 

permission. 
 

14. In accordance with the provisions of the Environment Act 1995 Review of Old 

Mineral Permissions (ROMP), the historic planning permissions at the Quarry 
Complex as set out above have since been ‘reviewed’ and a new set of planning 

conditions issued in a decision notice dated 18 March 2008 (ROMP Reference 
2007/1059/04). This provides a full set of planning conditions across the Quarry 
Complex. During this process a full Environmental Impact Assessment was 

undertaken, which addressed the full suite of environmental issues relating to the 
development of the Quarry Complex.  

 
15. Since the issuing of this decision, several applications have been made pursuant to 

Section 73 of the Town and Country Planning Act 1990. These are summarised 

below;  
 

• Permission 2007/1464/04: Variation of condition to allow for a temporary period 

of blasting in New Cliffe Hill Quarry to create a drainage sump (approved); 
 

• Permission 2012/0305/04: To permit the importation of road planings for 
processing into recycled asphalt product (approved);  

 

• Permission 2013/0537/04: To permit the operation of the quarry on Good Fridays 

(approved). 
 

• Permission 2015/0045/04: To carry out drilling operations seven days a week to 

31st August 2015 (approved). 
 

• Permission 2016/0020/04: To extend the limit of extraction (approved).  
 

16. The most recent permission granted (2016/0020/04) is subject to 12 conditions. 

Condition 12 states that “In all other respects extractive and associated quarrying 
operations at Cliffe Hill Quarry shall be carried out in accordance with the planning 

conditions and plans attached to ROMP approval notice reference number 
2007/1059/04”. In view of this, the current operations have to be considered in the 
light of both the 2007/1059/04 and 2016/0020/04 decision notices.  

 
Other planning controls  

 
17. A number of historic legal agreements have been signed pursuant to the now 

superseded planning permissions for the site. Given that these permissions have 

been superseded, since then, only one legal agreement remains extant for the 
existing operations. This is the agreement dated 8th October 2012 made under 

Section 106 of the Town and Country Planning Act 1990 and Section 111 of the 
Local Government Act 1972 relating to blast design and monitoring. This agreement 
sets out the arrangements which must be followed for the design and monitoring of 

blasting at the Quarry. These include, but are not limited to, the following controls:  
 

• Designing the blast using the most up to date prediction tools and software, to 
a 95% confidence level such that ground vibration levels at all the susceptible 

vibration sensitive properties will not exceed 6mm per second in any mutually 
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perpendicular plane at the point of the closest façade of that property;  
 

• All seismographs used by the operator to monitor blasts shall be 

manufactured to the required specifications and calibrated by an independent 
company on an annual basis; 

 

• The operator will record blast predictions and submit records to the Authority 
ahead of each blast taking place. The operator shall monitor and tabulate 

blast results and submit these to the Authority on a monthly basis to be made 
available for discussion at the Committee and Blasting Sub Committee 

Meetings;  
 

• The operator shall provide the Authority with an updated blast design and 

prediction method statement every 3 months; 
 

• In the event that a blast recording exceeds 6mm PPV (the maximum value of 
particle velocity in any stress wave is the parameter of significance and is 

generally termed Peak Particle Velocity, or PPV) at any of the monitoring 
points, the operator shall report the event to the council within 24 hours and 
provide the associated data 

 

• In the event of either the operator or the council having concerns about 

blasting then a meeting shall take place to review blasting practices. All blast 
complaints received by the operator shall be recorded and kept in a monthly 
summary and provided to the authority. Individual complaints that give rise to 

concern shall be discussed within 24 hours of receipt. 
 

 Description of Proposed Development 
 

18. Midland Quarry Products are proposing an easterly extension of OCH into 

agricultural land lying between the quarry workings and the M1 motorway. This 
proposed extension would release around 30 million tonnes of reserves which would 

be sufficient to sustain the quarry workings for an additional ten years of production.  
 

19. Additionally, this planning application seeks to update the extant working scheme for 

the entire Quarry Complex to allow the proposed extension to be assimilated into the 
wider workings and to allow the overburden from the eastern extension to be placed 

within the void at NCH. Additionally, it is sought to extend the life of the quarrying 
and associated operations beyond the current expiry date of 31st December 2032 to 
31st December 2042, with final land restoration to be completed by 31st December 

2044. It is proposed to retain all existing established vegetation and screening 
except where it would be directly affected by the eastern extension.  To screen the 

eastern extension, replacement screening is proposed in the form of a new landform 
and habitat planting.  

 

20. The Eastern Extension would be approximately 22 hectares (ha) and this area is 
predominantly in agricultural use, but also contains two residential properties (Peak 

Hayes Farm and Sunny Cliffe Cottage) which would be removed as part of the 
development. Sections of Cliffe Lane, Cliffe Hill Road, Stoney Lane and the eastern 
periphery of OCH would also be removed. The proposals would increase the 
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extraction area of OCH Quarry by around 9ha, with a further 5.5ha used for the 
creation of a peripheral landscaped screen mound. No new or additional mineral 
working is proposed for NCH quarry.  

 
21. The proposed development is described in further detail in the following sections. 

The development of the Eastern Extension can be summarised in the following 
stages:  
 

a) Site preparation (construction phase) – including diversion of Cliffe Lane 
and construction of replacement site access, demolition of buildings, 

clearance of vegetation, stripping of soils and overburden, construction of 
screening landform.  

b) Operational phase – to include mineral extraction, mineral transfer, mineral 

processing and export. 
c) Restoration/Decommissioning Phase.  

 

Construction Phase 
 

22. The majority of established site infrastructure would remain in place including site 
access points onto the public highway, the western access road off the B585, 
processing plant, internal haul roads and tunnel linking the two quarries, 

weighbridge, wheel wash, workshops, laboratories and administrative facilities, rail 
sidings and loading infrastructure and two roadstone coating plants. At OCH is a 

parking area with an assortment of cabins and welfare units. These items, in addition 
to two shipping containers for storage purposes, would be relocated 225m to the 
south-west. The additional tree and hedge planting, creation of a permissive footpath 

from Cliffe Hill Road and new viewpoint on the west of OCH would be carried out 
prior to the commencement of soil stripping.  

 
23. The construction phase would also include the diversion of Cliffe Lane and works to 

Stoney Lane. A section of the old road would be stopped up to allow the eastern 

extension to progress. The diversion would include a new pavement; the permanent 
diversion of public right of way footpath R15 which currently crosses the land; a new 

grass verge and hedgerow with trees; new screening landform and adjacent 
woodland planting; and mixed native woodland planting on adjacent areas of 
agricultural land to the east of the diverted road. A new four arm roundabout would 

be created to the west of Stoney Lane Farm.  
 

24. The new road would conform to modern highway standards and would include a two 
metre wide pavement for pedestrians which would create a circuit around the OCH.  

 

25. A new quarry service entrance would be located on Cliffe Hill Road. The access 
would be used as existing, for the purposes of mobile plant delivery, staff access and 

small amounts of armour stone (heavy large stone suitable for use in retaining walls 
and landscaping). 

 

26. During these initial stages of construction, Peak Hayes Farm and Sunny Cliffe 
cottage would be demolished following a survey for recoverable and recyclable 

materials and necessary ecology surveys to check for protected species.  
 

33



2022/10125/04 (2022/EIA/0100/LCC) – continued 
 

27. Vegetation clearance and soil stripping along proposed highway works would be 
undertaken under ecological and archaeological supervision.  

 

28. Once the new section of road has been completed to the satisfaction of the Highway 
Authority, only then would the old section of Cliffe Lane be formally stopped up. Old 

sections of highway material and road would be removed and reused in the 
production of secondary aggregate or fill.  

 

New Screening Landform to OCH Quarry  
 

29. The existing screening landform would remain in place whilst the new screening 
landform is constructed. Hedgerows and vegetation would be removed from the 
footprint of the extension under ecological supervision and/or following surveys. Soils 

would be stripped under archaeological supervision. The new screening landform 
would be constructed from overburden and a mudstone borrowpit which would be 
located within the south-eastern corner of the extension. During construction, surface 

water infrastructure would be provided to allow adequate drainage and to prevent 
run off onto the road or neighbouring land. On completion of the screening landform, 

trees, shrubs and grass would be planted.  
 
Operational Phase 

 
30. It is proposed to work the extension so that it is progressively assimilated into the 

wider quarry workings through soil stripping and direct overburden excavation by 
excavator. This would be followed by the top-down advancement of quarry faces 
from the existing quarry. The larger footprint of the void would mean that there would 

be sufficient room to deepen the existing quarry floor from -15m OD to -60 OD. 
Extraction would take place by working the rock in semi vertical faces, 15m in height 

with horizontal benches for access. Blasting would liberate the rock as per existing 
practice on the site. This material would be loaded onto dumpers and taken to the 
primary crusher which is located within OCH. As per existing practice, the material 

would then be transferred to the processing and plant area at NCH via the existing 
Joskin tunnel. Quarry development would progress into the eastern extension area in 

2028. A borrow pit created during the initial extractive works would be used to store 
overburden and subsequently this material would be transferred via trucks to the 
tunnel and deposited within the void at NCH.  

 
Restoration (Decommisioning) Phase 

 
31. The existing approved restoration scheme for the site shows two open areas of 

water and a mixture of woodland, scrub and grassland with exposed rock faces. The 

proposed landscaping works and restoration scheme in this application can be 
summarised as follows; 

 

• The formation of a screening landform with woodland planting 

• Interim restoration management of upper quarry benches, slopes, 
perimeter woodland and grassland habitats, 

• Final restoration which would comprise an enlarged water body within the 

void at OCH and a reduced volume waterbody within the void at NCH with 
exposed rock faces and areas of woodland and scrub.  
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32. The site access via West Lane (B585) would be retained for maintenance or 

emergency use. As per the existing approved restoration scheme it is proposed that 

all existing buildings, plant and structures would be removed from the site. All 
hardstanding would be broken up and used or removed from the site. A ramp would 

be retained into the water body at NCH for maintenance and safety purposes.   
 
33. When considering mitigation, planting and restoration works, the scheme would 

deliver a net gain in biodiversity when compared with the ecological baseline which 
was present on the site at the time of survey and assessment. Some habitats would 

be lost, retained, enhanced or created. This information, by habitat type, is provided 
within Table 1. 
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Table 1. Total habitat loss, creation, enhancement and net outcome for the proposed development. 

Broad Habitat 
Type 

Existing or Proposed 
Habitat Categories 

Loss Creation Enhancement Balance Net Outcome 

Grassland Poor Semi-Improved 
Grassland 

9.21 ha   Loss/disturbance of 16.04 ha 
of low-quality grassland. 

Restoration to create 24.1 
ha of species-rich grassland 
on the quarry benches and 

5.68 through improved 
pastureland. 

Net Gain of 
13.74ha in extent 

and quality. Semi-Improved Grassland 0.72 ha   

Improved Grassland 6.11 ha  5.68 of Species - 
Rich Grassland 

 
Species-Rich Grassland 0.00 ha 24.1 ha 

Native 
Hedgerow 

Species-Rich 750m 1,310 m  Gain of 561m Net gain of 374m 
of hedgerow. No 

net loss of 
species-rich 
hedgerow. 

Species-Poor 187m   Loss of species poor 
hedgerow. Not recreated 
due to low wildlife value. 

Woodland 
and 

Scrub 

Broad-leaved Woodland 0.39 ha 27.82 ha  Loss of 2.16ha of woodland 
and creation of 27.82 ha of 

woodland. 

Net gain of 
25.66ha of 
Lowland 

Deciduous 
Woodland. 

Mixed 1.77 ha   

Plantation Woodland 0.001 ha   

Other Hardstanding (including 
road) and Buildings 

2.35 ha Some 
temporary 
gain during 
extraction. 

 Loss of 3.95ha of 
features/habitats of 
low ecological value. 

Net loss of 
3.95ha. 

Quarry (bare ground) 1.17 ha  

 Not Surveyed (Sunny 
Cliffe farm buildings and 

curtilage) 

0.43 ha   

Waterbody Pond 0 ha 0.075 ha 
(new pond) 

0.15 ha, existing 
small pond to be 

enhanced 

Nil loss of pond habitats. 
Gain of 0.075 ha and 0.15ha 

of pond enhancement. 

Net gain of 
74.675 ha  

(74.6 ha of which 
post-extraction) Lagoon 0 ha 74.6 ha   
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Aftercare and Management 
 

34. All restored areas would be managed through an aftercare management plan, 

subject to later approval by the Mineral Planning Authority. The proposed aftercare 
period is five years. The upper levels of the quarry would be completed first then 

progress as the workings advance. The five-year scheme would be a rolling 
programme and would be the subject of a number of five year approved schemes 
over the life of the scheme until final completion in 2042.  

 
Existing pollution controls  

 
35. Outside of planning controls, operations onsite and their environmental effects are 

controlled by permits issued by the Environmental Health teams at the district and 

borough councils, and the Environment Agency. For example, emissions to air or 
water discharge consents.  
 

Environmental Statement 
 

36. The planning application is accompanied by an Environmental Statement (ES), 
which provides technical appendices and an assessment of the following predicted 
potential environmental impacts: landscape and visual impact; ecology and nature 

conservation; noise and vibration; dust and air quality; cultural heritage; traffic and 
transportation; the water environment; climate change; accidents, disasters and 

hazards; lighting; public rights of way; alternatives and cumulative effects. A 
summary of the impacts of the proposed development identified in the ES, together 
with proposed mitigation and any compensation measures is set out below. 

 
Landscape and visual impact 

 
37. A Landscape and Visual Impact Assessment (LVIA) has been undertaken by 

specialists. The LVIA has assessed the potential landscape and visual implications 

of the proposal, including a baseline study of the existing site and its surroundings, a 
study of the landscape and visual characteristics of the proposed development, and 

an assessment of the residual landscape and visual effects likely to be generated 
after mitigation has been considered and their significance. This assessment 
covered a study area of 3km around the site perimeter, comprised desk and field-

based findings including summer and winter views across a number of sightline 
cross sections. The site lies within the defined National Character Area 73, a 

recognised unique landscape for its geological and upland qualities, including 
exposures of rugged, rocky outcrops which contrast with the surrounding gentle 
lowlands. It comprises a mosaic of heathland, farmland, parkland and woodland. It is 

a relatively well wooded landscape, with many areas of mixed, deciduous and 
coniferous woodlands. The application site does not form part of any national valued 

landscape designation. However, at the county level, it is located within the National 
and Charnwood Forests, classified as ‘strategic green infrastructure’.  
 

38. The proposed extension would follow the established method of landscape and 
visual mitigation at the site, through the formation of a new perimeter screening 

landform with extensive woodland planting on the slopes and crest. The assessment 
concluded that this would be effective in screening the extended quarry workings, 
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whilst also using landscape elements and features which are characteristic to the 
local area.  
 

39. It was found that visibility of the proposed development would be restricted to 
relatively close-in locations to the north-east, east and south-east. For example, to 

those local residents within nearby individual properties and farmsteads (such as 
Lilac Cottage to the north), travellers along roads (such as Cliffe Hill Road, Cliffe 
Lane and Stoney Lane which would be diverted) and users of the public right of way 

(including the route R15/3 which currently passes through the site and which would 
instead connect to the diverted Cliffe Lane and follow a purpose-built pavement) and 

other recreational facilities (such as visitors to Hill Hole Quarry nature reserve, the 
Altar Stones nature reserve and Jubilee Playing Fields and Markfield Cricket Pitch). 
The LVIA identified short-term significant adverse effects for those receptors listed 

above. These impacts would be limited to construction phases. Impacts would 
reduce as the roadworks and construction of the landform are completed and once 
the grass seeding and replacement planting establishes and matures.  

 

40. No permanent (post mitigation) significant landscape and visual effects are predicted 
as a result of the proposed development.  

 
41. It was found that the character of the restored landscape would mimic the approved 

scheme, an enlarged waterbody within the OCH Quarry void and smaller waterbody 

in the NCH quarry void, surrounded by woodland, scrub and grassland slopes, with 
areas of exposed rock face. The proposed after use which comprises nature 

conservation and recreation, also reflects the approved scheme. The proposed 
alterations and improvements to access to the landscape would relate well to the 
broader character of Charnwood Forest and the objectives of the National Forest.  

 
Ecology and Biodiversity 

 
42. The ES considers the likely effects of the proposal upon ecological receptors 

informed by an Ecological Impact Assessment (EcIA) that was undertaken in 2022. 

The EcIA undertaken assessed the potential ecological effects arising from an 
eastern extension to OCH Quarry. This assessment covered the whole application 

site, to assimilate the new proposals. The scope of the work undertaken to inform the 
EcIA comprised a desk study and consultation, habitat and species surveys in 2019 
and 2020, mainly of the Eastern Extension, but where necessary also of the wider 

application site and off-site features, as appropriate. The study area for the desk 
study extended to a 2km radius from the boundary of the Eastern Extension.  

 
43. The nearest biological SSSI is Ulverscroft Valley SSSI, which is around 1.8km to the 

north-west at its closest. The SSSI is noteworthy because of a mosaic of habitats 

including grassland, heath, woodland and wetlands of high botanical diversity and 
value in addition to faunal interest. Billa Barra Hill, a Local Nature Reserve lies 1km 

north-west. There are two areas of ancient and semi-natural woodland, located 
approximately 1.5km to the east to north-east of the Eastern Extension. There are 
also three areas of ancient (replanted) woodland situated slightly closer, at around 

940m to the east. No ancient trees are present. Five trees could be regarded as 
sharing some of the characteristics of veteran trees.  
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44. The data search also identified the presence of 34 Local Wildlife Sites (LWS) 
designations within the 2km search area. However, none of the identified LWS occur 
within or immediately adjacent to the Eastern Extension or have been recorded as 

being adversely affected by quarrying operations at NCH and OCH Quarries.  
 

45. The area for the proposed eastern extension is agricultural in character and contains 
two farmsteads surrounded by pastureland used for grazing. In general, the fields 

have a low botanical diversity, however more diverse grassland and a stream are 
present at Stoney Lane Farm. The fields within the Eastern Extension are bound by 

a mixture of fence lines and hedgerows, some of which are species-rich.  Mature 
trees (including a small number of veteran trees) are present in small numbers 
usually within younger scrub/woodland strips or hedgerows. A small pond is present 

along the M1 corridor. Collectively, the habitats within the application site have been 
evaluated as being of ecological value at no more than a “local” level of importance 

in a geographic context. The Eastern Extension contains native hedgerow, lowland 
meadow and lowland broad-leaved woodland which meet the broad descriptions 
given of the respective UK Priority Habitat Types; however, with the exception of 

some species-rich hedgerows, they are considered to represent poor examples of 
these habitat types, being small in extent and often species-poor. None of the 

habitats present within the Eastern Extension (and which would need to be removed) 
were considered to meet the criteria for selection as Local Wildlife Sites (LWS).  
 

46. Initial habitat-based appraisals undertaken in 2018 found that the Eastern Extension 
had the potential to support great crested newt, reptiles, badger and breeding birds 

(including peregrine falcon) and to provide a roosting and foraging / commuting 
resource for bats. Extensive surveys of the relevant buildings, habitats and other 
features, both on and off-site, to establish their likely importance for protected and 

notable species were undertaken in 2019 and 2020, where considered necessary.  
 

47. In respect of site habitats, there would be a loss of farm buildings, species-poor 
pastureland (16 ha), native hedgerow (937m of which c.750m is species-rich), broad-
leaved woodland (0.39ha), plantation woodland (1.77ha) and a tree with veteran 

characteristics. The remaining area (3.95ha) comprises bare ground (quarry), 
hardstanding / buildings and a small area of land to which no access was possible. 

There would be a short-term loss of cliff faces in Old Cliffe Hill Quarry until the 
Eastern extension is worked, whereupon a larger area of upper bench/inland cliff 
habitat would be created.  

 
48. Surveys identified that the Eastern Extension is not considered to be of crucial 

importance for bats or breeding birds and in particular crucial to the maintenance of 
populations of species or assemblages of high ecological importance. The presence 
of nesting peregrine falcon is of local interest.  

 
49. The proposed development has been designed to avoid any un-necessary loss of 

habitats in accordance with the mitigation hierarchy and to deliver gains for 
biodiversity by creating new habitats of high value through phased landscaping and 
restoration. The development proposals provide the opportunity to create extensive 

areas of species-rich grassland (29.7ha) which is currently absent from the 
Application Site and to provide compensatory species-rich hedgerow (1.3km) and 

woodland planting (27.82 ha).  
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50. There would be temporary (2-5 years) impacts on habitats and species. Where 

possible losses would be avoided or minimised through the mitigation and 

compensation measures which are proposed within the ES. Much of the proposed 
mitigation planting can be incorporated during the road development stages and 

need not wait for quarry restoration. An overall significant adverse residual effect on 
important ecological features has not been predicted, indeed, the proposed 
restoration scheme would deliver significant gains in both the extent and quality of 

UK Priority Habitat Types.  
 

Geology 
 

51. Cliffe Hill Quarry SSSI is designated for exposures of the contact between the 

southern-type diorite (Markfieldite) and the volcanic and sedimentary rocks of the 
Precambrian Charnian Maplewell Series. Under the extant planning permission, 
there is a scheme secured for the monitoring, surveying and recording of the 

geological SSSI. The scheme is required to be reviewed on a rolling five-year basis. 
A scheme was submitted and approved in 2009 and subsequently reviewed in 2014. 

It has not been considered expedient to review the scheme. It is proposed that this 
scheme would be carried forward and would then be reviewed on a five yearly basis.  
 

Noise  

 
52. The ES considers the likely effects the proposed development would have on the 

noise climate at nearby receptors. It is based on a Noise Assessment prepared by 

independent consultants in 2022.  
 

53. The Noise Assessment reviewed the existing site noise limits for the nearest 

dwellings in the current planning permission for the site with regard to the relevant 
guidance contained within Planning Practice Guidance and with regard to measured 

background noise levels in August 2021. Site noise calculations have been 
undertaken for seven locations nearest to the proposed extension area taken to be 
representative of the nearest dwellings. The existing noise limits for mineral 

extraction, processing and overburden tipping operations are reviewed in relation to 
the background noise levels observed in August 2021 and also the historical results 

from the routine noise monitoring. 
 

54. It was found that the calculated site noise levels for all operations, routine or 

temporary, in association with the proposed extension area and the retention of 
ongoing permitted processing activities would conform to existing noise limits and 

the advice set out in the Planning Practice Guidance (Minerals). It was concluded 
that the proposed extension area could be worked while keeping noise emissions to 
within environmentally acceptable limits.  

 
55. Construction of the landform to the east of the proposed extension area and the re-

routing of Cliffe Lane was also considered. The calculated noise levels arising from 
this proposed activity have been demonstrated to be below the appropriate levels 
based on the ABC Method for construction noise outlined in BS 5228-1: 2009 

+A1:2014 “Code of practice for noise and vibration control on construction and open 
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sites – Part 1: Noise” apart from at Stoney Lane Farm, where restrictions on 
operations are proposed to achieve an appropriate noise level.  
 

56. Overall, it was recommended that the current site noise limits be retained for existing 
and proposed noise sensitive receptors. The noise assessment indicates that the 

retained site noise limits can be complied with for the proposed operations. However, 
there are general noise mitigation measures that can further reduce noise levels at 
source.  

 
57. The assessment recommends that routine noise monitoring continues at the existing 

receptors in accordance with the noise monitoring scheme approved under the 
existing planning consent until the commencement of development of the extension.  

 

58. It is recommended that once operations commence in the Eastern Extension, that 
compliance with the retained site noise limits is demonstrated by a continuation of 
site noise monitoring. This revised scheme would be broadly in line with the existing 

noise monitoring scheme albeit with modifications to the survey locations. This would 
be secured through a revised noise monitoring scheme.  

 
59. It is also recommended that a Construction Environmental Management Plan 

(CEMP) is prepared for the temporary Eastern Extension development work. This 

should include a Construction Noise Management Plan (CNMP) for the proposed 
works, to ensure that noise levels at neighbouring buildings remain within reasonable 

limits throughout the works. The CNMP would need to include a description of the 
construction works including location plans, confirmation of the timeframe and 
construction work hours. With regard to construction noise limits, BS 5228-

1:2009+A1:2014 “Code of practice for noise and vibration on construction and open 
sites – Part 1: Noise” gives recommendations for basic methods of noise control 

relating to construction sites, including sites where demolition, remediation, ground 
treatment or related civil engineering works are being carried out, and open sites. 
This part of BS 5228 provides guidance concerning methods of predicting and 

measuring noise and assessing its impact on those exposed to it.  
 

60. The Assessment also contains general noise mitigation measures with reference to 
the construction works, relevant thresholds and the nearest noise sensitive 
receptors.  

 
Lighting  

 
61. No additional artificial lighting is proposed either on a temporary or permanent basis, 

for example street lighting along the newly diverted Cliffe Lane.  

 
Blasting and vibration  

 
62. An assessment of the potential impacts of ground borne vibration and air 

overpressure from quarry blasting in the proposed extraction area has been 

undertaken in a Blast Vibration Assessment and forms part of the ES. 
  

63. Current planning controls on the site limit vibration associated with blasting. 
Conditions on permission reference 2007/1059/04 provide the following controls; 
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• A vibration limit of 6mm/s at the 95% confidence limit with no individual blast 
exceeding a peak particle velocity of 12 mm/s; 

• No secondary blasting to be undertaken; 

• Every blast to be designed to minimise air overpressure, with a limit of 120dB 

peak linear measured externally at any vibration sensitive property; 

• The submission of a scheme for the monitoring of each blast.   

 
64. A legal agreement dated 8th October 2012 relates to blast design, monitoring, 

recording and the registering of complaints. The agreement reinforces best practice 

and forms part of the operating procedures of the quarry. It is proposed to retain 
these controls through a monitoring scheme which would be secured by way of 

planning condition.  
 

 Operating hours 

 
65. It is proposed that operations would utilise the existing approved operating hours. 

These are:  
 
(a) Servicing, maintenance and testing of static and mobile plant and the operation 

of the roadstone coating plants and railhead shall be 24 hours Monday to 
Sunday including Public and Bank Holidays; 

 
(b) No production of concrete shall take place at the ready-mix concrete plant 

outside the hours of:  

0700 hours to 1900 hours Monday to Friday  
0700 hours to 1400 hours Saturdays  

[There is currently no concrete mixing plant in the Plant Site]; 
 

(c) No mineral extraction or processing operations at the site, including the operation 

of the conveyor between Old Cliffe Hill Quarry and New Cliffe Hill Quarry and the 
stripping of overburden within Old Cliffe Hill Quarry below 185 metres Above 

Ordnance Datum (AOD) shall take place outside the hours of; 
0600 hours to 2200 hours on Monday to Saturday, subject to no operations 
taking place on any Sunday, Public or Bank Holiday;  

 
(d) No HGVs shall leave the site via the Old Cliffe Hill Quarry access outside of the 

hours of:  
0600 hours to 1800 hours Monday to Friday; 
0700 hours to 1400 hours Saturdays, or at any time on a Sunday, Public or 

Bank Holiday; 
 

(e) Within Old Cliffe Hill Quarry, operations, on the periphery of the site in the vicinity 
of any noise sensitive property or above 185 metres AOD or on unscreened 
locations, such as the formation, removal and alteration of spoil tips, baffle 

mounds, screening and storage embankments, formation or maintenance of 
drainage works, and the stripping and replacement of soils shall not be carried out 
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except between the following times: 0700 hours to 1900 hours on Monday to 
Saturdays;  

 

(f)   No blasting shall take place except between the hours of: 1000 hours to 1800 
hours on Monday to Friday; 

 
(g)  Except where stated no operations, other than environmental monitoring and 

otherwise in accordance with an agreed schedule shall be carried out on 

Sundays, Bank or Public Holidays.  
 

(h)  Crushing and screening operations within Old Cliffe Hill Quarry undertaken above 
a height of 175 metres AOD shall be limited to between 08:00 and 17:00 Monday 
to Friday and between 08:00 and 13:00 on Saturdays.  

 
Crushing and screening operations undertaken within Old Cliffe Hill below 175 metres 
AOD shall not be undertaken outside the hours of 06:00 to 22:00 hours Mondays to 

Saturdays. There shall be no crushing or screening operations within Old Cliffe Hill 
Quarry on Sundays or Public Bank holidays. 

 
Dust, air quality and vehicle emissions 
 

66. An assessment of the baseline environment for dust on site and potential impacts of 
the proposed development on dust and air quality has been undertaken. The 

assessment included a baseline review of the relevant receptors, background 
pollutant concentrations and meteorological conditions. An assessment was 
undertaken of potential impacts arising as a result of dust deposition, including 

effects on amenity and ecological receptors. An assessment was undertaken of 
potential impacts arising as a result of dust with a diameter of less than 10 microns 

(PM10). Additionally, the assessment including a review of the existing dust control 
measures at the current operations and recommendations for additional controls was 
undertaken.  

 
67. The proposed development would not generate any additional vehicle movements 

above the existing permitted movements associated with current site operations. 
Therefore, an assessment of road vehicle emissions from the proposal has been 
scoped out of requiring dust and air quality assessment. 

 
68. The conclusions of the air quality assessment were that it is considered that the 

proposal would not have a significant effect upon amenity, the effect on PM10 
concentrations at human receptors is considered to be ‘not significant’; and the effect 
from dust on ecologically sensitive receptors is considered to be ‘not significant’.  

 
69. The assessment outlined mitigation measures which should be adopted. For 

example, in advance of the new works and during the development stages 
temporary baseline and impact assessment monitoring should commence near to 
residential receptors at Lilac Cottage, Stoney Lane Farm and Spring Cottage – 

located closest to the Eastern Extension. On account of the mitigation measures 
being effectively implemented on site, there are not considered to be any significant 

residual effects as a result of the proposed working of the site.  
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70. There is the potential for cumulative effects from dust emissions to occur when a 
receptor lies within a potential catchment for more than one dust source. The 
assessment ensured a cumulative approach by the inclusion of all potentially dust 

generating activities/areas across the Quarry Complex – OCH Quarry plus Eastern 
Extension, and NCH Quarry. Where receptors screened within 400m of both OCH 

Quarry and NCH Quarry, the potential impacts were assessed for both.  
When considering the locality, there are other quarries which have the potential to 
generate dust. For example, the quarrying, infilling and plant operations at Bardon 

Quarry. The number of sensitive receptors that lie within 400m of both the Quarry 
Complex and the operations at Bardon Quarry is considered minimal. All sites would 

be required to implement appropriate mitigation measures to control the release of 
dust.  
 

71. The assessment highlighted other factors which impede dust emissions in the area; 
including natural vegetation and woodland and topography.  
  

72. Overall, in terms of PM10 concentrations, the maximum annual mean PM10 
background concentrations at assessed receptor locations is below the 17μg/m3 

recommended screening value. This is with current site operations and the wider 
locale forming part of the current baseline. The extension would not result in an 
increased output of dust from the operations and as such, the proposed activities are 

not predicted to increase baseline PM10 concentrations.  Consequently, the 
cumulative effects in terms of dust and air quality are considered ‘not significant’. 

 
Archaeology & cultural heritage 

 

73. An archaeology and cultural heritage assessment supports the application. The 
assessment includes the extent and importance of known archaeology and features 

of cultural heritage interest in and around the application site. It identifies the 
potential impacts of the proposed development on archaeology and features of 
cultural heritage interest, and a range of mitigation measures to minimise those 

potential impacts.  
 

74. Specifically, the chapter evaluates direct and indirect impacts on archaeological finds 
and sites and any potential indirect impacts on other cultural heritage components in 
the surrounding landscape. Registered Parks and Gardens, Historic Battlefields and 

World Heritage Sites were not considered as there are none within the landscape. 
 

75. The assessment of direct impacts on archaeology and cultural heritage assets within 
the proposed development boundary indicates that there would be impacts to three 
non-Listed historic buildings, known as Sunny Cliffe; Peak Hayes Farmhouse and 

Peak Hayes farm buildings. Should permission be granted, it is proposed that these 
buildings be subject to an appropriate level of historic building recording prior to 

demolition to mitigate the perceived impact to the heritage resource.  
  

76. No features of archaeological importance were identified during the trench 

evaluation, therefore no mitigation is considered necessary. The assessment of 
indirect impacts on all cultural heritage assets within the study area shows that there 

are no identified significant indirect effects on the archaeological and heritage 
resource as a result of the proposed Eastern Extension. The site is not located within 
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the primary setting of any surrounding cultural heritage asset. There may be 
changes to long distance and/or obscured views in some circumstances, but none of 
these changes are relevant to planned views or vistas from cultural heritage assets 

and those changes are not assessed as compromising the understanding or historic 
significance of any heritage site or feature.  

 
77. Overall, there are no identified cumulative impacts on archaeological or other cultural 

heritage assets during the construction or operational phases of the proposed 

development.  
 

Transport  
 
78. A Transport Assessment has been submitted with the application which assesses 

the likely highway impacts of the proposed development. The assessment considers 
the road borne element of the export of aggregates from the proposed development, 
against the baseline conditions, policy and relevant technical guidance. Therefore, 

the rail borne element of the export of aggregates has not been covered. The likely 
transport impacts that may arise resulting from the development as identified by the 

Assessment are summarised below.  
 

79. There would be no impact in terms of vehicular trip generation on the highway 

network as it is not proposed to intensify operations by increasing production levels. 
However, there would be an extension in duration of existing operations, and 

associated vehicle trips, to 31st December 2042. The Assessment noted that the 
routes used by vehicles associated with the Quarry Complex in the vicinity of the site 
would likely be improved during this period. 

 
80. The assessment of road safety on the highway network that is currently used and 

would be used by vehicles associated with the proposal concluded that there are no 
road safety concerns with the condition or layout of the existing local highway 
network. 

 
81. Production levels would remain at their current level and the existing routes for the 

majority of HGVs would not change. Therefore, it was found that there would be no 
impacts upon the local highway network and the surrounding environment.  

 

82. The assessment identified some positive impacts which would result for pedestrians, 
cyclists and equestrians. There are no proposals for new infrastructure for cyclists or 

equestrians. However, the new footway proposals on Cliffe Lane, Cliffe Road and 
Stoney Lane would result in fewer pedestrians walking in the carriageway.  
 

Impact on the water environment and flood risk 
 

83. A hydrogeological impact assessment and flood risk assessment have been 
submitted in support of the application. The assessment included a determination of 
the baseline conditions of the water environment and environmental setting at the 

site and the surrounding area, identification of the potential impacts of the proposal 
on the water environment and environmental setting, assessment of the magnitude 

and significance of potential impacts of mineral extraction and the proposed 
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subsequent restoration on the water environment and mitigation measures for any 
identified potential impacts. 
 

84. Mineral would be worked dry, which would be achieved by active dewatering. The 
Assessment concluded that given this, the proposals essentially represent a 

continuation of the current operations and would use the existing water management 
system. 
 

85. The ‘poor’ aquifer properties of the superficial deposits and ‘bedrock’ which comprise 
the site, mean that the volume of groundwater contained within them is small and 

their ability to transmit groundwater is commensurately small. For these reasons the 
radius of influence of drawdown associated with watertable lowering is very 
restricted. 

 
86. Numerous water-related features are present within a 2 km radius of the site. These 

include licensed and unlicensed surface and groundwater abstractions, springs, 

watercourses and waterbodies. The baseline assessment was used to identify 
potential impacts which may arise from the proposal, upon those water features. 

Impacts of the proposed operation were assessed against current conditions, whilst 
impacts following restoration have been assessed against the predevelopment 
situation. The significance of all but one of the identified impacts was ‘none’, during 

both the operational and post-restoration phases. This assessment of low impact is 
corroborated by site experience. Mineral extraction and associated groundwater 

lowering has been maintained at the site for a prolonged period, without reported 
adverse impacts upon the local water environment. 
 

87. The flood risk assessment identified that flood risk to the site from surface water is 
precluded due to the elevation of the site in relation to its surroundings and the 

presence of large screening bunds. Groundwater flooding is and would be 
addressed by the active water management system. 
 

88. A potential for flood risk from the site may arise due to the requirement to discharge 
‘excess’ water off-site. However, the rate of discharge would remain unchanged from 

existing operations. The assessment found that the proposed works would be within 
the consented discharge limit. 

 

89. Overall, the potential of the proposals to cause detrimental impact upon water 
features would be extremely limited. Where they exist, they can be readily managed 

by the continuation of currently adopted measures. The overall effects of the 
restoration scheme upon the water regime have been found to be negligible.  

 

90. With regards to Cliffe Hill Quarry SSSI, as the SSSI is of geological importance and 
not a water-dependent feature, it is not at risk from site operations. The features at 

Billa Barra Local Nature Reserve are not groundwater-dependent, therefore they are 
not at risk from site operations. With regards to restoration and post-restoration, 
activities would not affect the SSSI or Billa Barra Local Nature Reserve. 
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Groundwater contamination  
 

91. The submitted hydrogeological impact assessment and flood risk assessment 

considers potential sources of pollution from the operations upon local water quality, 
during the operational phase and post operational phase. There is potential for 

impact to the local qualitative status of the groundwater due to the accidental release 
of contaminants, for example from the range of chemicals and fuels used onsite. 
Robust control measures are already in place as part of the existing operations to 

minimise this risk and these measures are proposed to continue. It is considered that 
the pollution/suspended sediment control procedures and water management 

systems will prevent water contamination and impact on the qualitative status of the 
surface water system. Restoration would only use material generated from within the 
site. There is, therefore, no potential for pollution arising from restoration materials. 

 
92. The proposal would have no negative impact on the current or future chemical status 

of groundwater or surface waterbodies. After the completion of mineral extraction, 

the processing plant would be removed from site and a reduction in mobile plant. 
The potential sources of contamination will therefore reduce substantially. Post-

restoration these sources of contamination would not be present. 
 
Waste  

 
93. The blending of tuffs (volcanic rock) with diorite (igneous rock) allows a high 

utilisation of the volcanic rocks in the production of crushed rock with minimal waste. 
Once the overburden is removed all the igneous material is worked. Losses due to 
fragmentation at the face or dust through the crushing and washing process is as 

little as 2% which is seen as silt in water settlement, or a small volume of dry 
material tipped along with the overburden. Overall, the operations produce little 

waste from production processes as mineral utilisation is around 98-99%. 
 
94. With regards to waste and the management of surface and rainwater drainage and 

flooding, precipitation falling within the workings is collected in the floor of the void 
and pumped to a settlement pond. This ‘grey’ water is used for dust suppression and 

for wheel cleaning and then recirculated. Water requiring discharge is pumped to 
OCH and discharged to a tributary of Stanton Brook running adjacent to Cliffe Lane 
under an Environment Agency discharge consent. The use of mains water at the 

site’s facilities is thus kept to a minimum.   
 

95. Scrap metal and waste oils from repairs is sent for recovery, recycling or for disposal 
at a licensed facility. Office waste is either recycled or disposed.  
 

Climate change 
 

96. Chapter 14 of the ES outlines the potential issues relating to climate change and the 
vulnerability of the proposal to risks of major accidents and/or disasters. The 
extraction, and subsequent processing and dispatch of minerals, result in carbon 

emissions through, for example, the use of quarry plant and machinery. This can be 
either directly from diesel powered mobile plant (e.g. exhaust emissions) or indirectly 

from static processing plant that is powered by electricity. Quarries can also be 
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susceptible to the effects of climate change, for example exacerbating flooding off 
site due to changing the landform within the site.  

 

97. The ES outlines wider measures in relation to climate change that the applicant is 
undertaking. With regards to site specific aspects, the extraction of minerals at OCH 

involves the use of mobile plant and excavators, dump trucks and bulldozers 
amongst other machinery. Currently, all mobile plant is powered by diesel engines, 
thus resulting in direct carbon emissions. The number of plant operated is a function 

of the annual output; i.e. the greater the output, the more plant is required. This can 
be offset to a degree through ‘economies of scale’, which allow larger items of plant 

to be used, increasing efficiency.  
 

98. In terms of processing, the plant is predominantly powered by electricity supplied by 
the National Grid and does not result in any direct carbon emissions. The current 

arrangement of plant and conveyors significantly reduces the number of dumper 
movements (and associated emissions). The company purchases electricity certified 
carbon free (i.e. from nuclear or renewables sources).  

 
99. The proposals do not seek to increase the intensity of operations or change the way 

the quarry is developed, and so the number of items of plant and machinery would 
not alter from those existing onsite at present. Therefore, the proposals would result 

in a continuation of the current emissions for the duration of the development; there 
would be no increase in emissions because of developing the Eastern Extension. 
The applicant notes that over the life of the development it is conceivable that 

electric or hydrogen powered mobile plant or other technological advances may 
come forward to reduce carbon emissions onsite.  

 
100. The use of recycled asphalt pavement (RAP) in the production of new asphalt is an 

established part of processing on the site. The plant utilises an average of around 

15% of RAP.   

 
101. Approximately 30% of processed aggregate from the site is transported by rail. The 

Department for Transport Rail Freight Strategy (2016) states “Each tonne of freight 
transported by rail reduces carbon emissions by 76 per cent compared to road and 

each freight train removes 43 to 76 lorries from the roads - meaning rail freight has 
real potential to contribute to reducing UK emissions as well as building a stronger 

economy and improving safety by reducing lorry miles”. To transport 1,000kg (1t) 
from the quarry to London by rail and road would generate 3.69kg and 18.52kg 
respectively. For a 1500t train, the comparative figures are 3,553.36kg (rail) vs 

12,266.88kg (road), which is a 71% saving.  
 

102. The CO2 emissions from quarry transport depend on haulage distance. Secondly, 
the fleet of vehicles has big role to play. The applicant operates a 10 year old lorry 
replacement policy. The current fleet is 100% Euro 6 emission compliant (the current 

highest adopted EU emission standard).  
 

103. Extensions to quarries offer environmental advantages due to the ability to utilise 
existing infrastructure. This would be the case at Cliffe Hill, thus making the best use 
of ‘embedded carbon’ associated with the construction of the processing plant and 

ancillary infrastructure.  

48



2022/10125/04 (2022/EIA/0100/LCC) – continued 
 

 
104. In the absence of the development, the operations at Cliffe Hill Quarry would cease 

once the remaining consented reserves are exhausted. This would result in the loss 

of productive capacity in the County, and loss of a rail connected quarry. The three 
remaining rail connected quarries within the County may need to increase the 

amount of aggregate exported by rail to maintain the supply to markets. There would 
also be a need for the other quarries in the County to increase outputs to meet the 
capacity transported by road from Cliffe Hill. So, whilst there would be reduction in 

carbon emissions from the Quarry Complex, there would be an increase in 
emissions from other quarries as production levels increase to meet the loss in 

capacity.  
 

105. With regard to mitigation measures for reducing carbon emissions, the development 

has been designed to avoid any un-necessary loss of habitats in accordance with the 
mitigation hierarchy and to deliver gains for biodiversity.   

 

106. It is stated that if permission is granted the company would upgrade the two asphalt 
plants on the site with a single modern plant which could enable an increase in 

processing RAP onsite from 15% to 40%.  
 

107. With regards to climate change effects on the development, the main effect for 

consideration is whether the development would be affected by flooding or 
exacerbate flood risk elsewhere in the locality. This has been addressed within the 

Flood Risk Assessment, which found that the proposed extension is not at risk to 
external sources of flooding during operations and following restoration. 

 

Accident and disaster risk 
 

108. The risk of ‘man-made’ incidents and naturally occurring events has been considered 
(e.g. landslides, earthquakes, extreme low temperatures and high winds etc). The 
existing Quarry Complex is well understood from experience. Much of the plant, 

machinery and technology proposed is already in use and employees are familiar 
with the measures required to operate safely in that environment. There would be 

robust safety measures, as already in place. The consideration of potential accident 
and disaster has not identified any additional risk to population or the environment.  
 

Soils 
 

109. A Soil Resources Report has been submitted, supported by a soils and agricultural 
quality survey. One topsoil horizon and two sub-soil horizons have been identified. 
The agricultural land grades (MAFF, Agricultural Land Classification for England and 

Wales: Guidelines and Criteria for Grading the Quality of Agricultural Land 1988) and 
the areas occupied are shown in Table 2 below. These would be stripped and 

stockpiled separately and re-used in restoration and habitat creation. Soil stripping 
would only take place in the drier parts of the year and in accordance with soil 
handling guidance.  
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Grade/subgrade Area (ha) % of the land 

Subgrade 3a 2.7 16 

Subgrade 3b 13.2 77 

Non agricultural 1.2 7 

Total 17.1 100 

Table 2. Soil grade areas of the application site. 
 
Alternatives  

 
110. The EIA regulations (Regulation 18(3)(d) and paragraph 2 of Schedule 4 of the Town 

and Country Planning (Environmental Impact Assessment) Regulations 2017) require 
that the ES outlines the alternatives that have been considered. The applicant sets out 
the following alternatives which they considered. 

 
111. The ‘do nothing’ scenario, in which operations continue in line with the approved 

scheme and finish by 2032. In this scenario, further reserves of diorite would need to 
be identified to allow for the continued supply to established markets.  

 

112. The proposed extension area was subject to assessment by the applicant. It was 

considered that there was no alternative to the demolition of Peak Hayes Farm and 
Sunny Cliffe as these properties overlie the most accessible mineral with regard to 

overburden depth and mineral quality and extent. 
 

113. The applicant notes that the quarrying and highways work designs have been 
through an iterative design process throughout the planning of the scheme, including 

the height and screening afforded by the proposed bunds. Additionally, the option to 
build an interim stockpile and borrow pit provides additional localised screening while 
the upper levels of the quarry are developed, avoids the sterilisation of mineral in 

OCH Quarry (by premature overburden tipping in the base before all the mineral is 
worked). The landscape planting and permissive footpaths and their routeing has 

also undergone an iterative design process.  
 
Cumulative impacts 

 
114. A Cumulative Impact Assessment has assessed the cumulative impacts of the 

proposed development and the potential cumulative effects when combined with 
existing operations in the area. The assessment investigates the potential for 
cumulative impacts arising from a number of situations, including the interaction or 

proximity of two or more current mineral operations (not necessarily for the same 
type of mineral) or developments of a similar nature; the continuation of a particular 

working over a period of time through successive extensions; the interaction or 
accumulation of different impacts at one site, affecting a range of sensitive receptors; 
and a combination of the above scenarios.  

 
115. Within 2km of the site lies Bardon Quarry operations which lie to the north of the 

A511. The operations are similar in that it is an extraction site including the 
processing and dispatch of mineral products. The potential for cumulative effects has 
been considered. The proposed development would not alter the current conditions 

significantly in that it does not introduce any new or substantially different operations 
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to that currently present onsite. The proposed extension would take operations away 
from the other quarries by increasing the separation distance.  
 

116. Other development that would have similar effects to the quarrying operations would 
be the construction of housing and industrial development, with regard to noise, dust, 

movement of machinery and removal of vegetation and soils. Large commercial 
developments have the potential to generate HGV movements which could lead to 
cumulative traffic effects. New distribution centres are being constructed in the 

locality which should be completed shortly, making it unlikely that cumulative effects 
would arise. With regards to traffic, the proposal does not propose to increase 

annual production or the number of HGVs leaving or entering the site from current 
conditions. Notwithstanding this, the extant planning permission still has 10 years to 
run. In granting planning permission for any new development in the area, the Local 

Planning Authority (whether District or County) would have to have taken into 
account the HGV movements to and from the Quarry Complex as part of the current 
baseline highway conditions. The transport assessment has considered the situation 

in 2032 and has not identified any significant effect on the highway network.  
 

117. Each chapter of the ES which addresses an environmental issue has considered the 
potential for cumulative effects to arise. Based on the findings of the EIA it was found 

that there would not be any cumulative effects.  
 
Need for the Development 

 

118. The applicant has outlined a case of need for the proposed development. In 
summary, under the current planning permission, the winning and working of 

minerals and the deposition of mineral waste is to cease by the 31st December 
2032. Average production is approximately 3Mt a year and around 1Mt per year is 
exported by rail. The permitted reserves in OCH Quarry in 2022 were around 26 Mt, 

which equates to around 8.5 years of reserves currently remaining. The Eastern 
Extension would yield around 30Mt, extending the life of extraction by about 10 

years. To allow some flexibility in production levels an extraction end date of 31st 
December 2042 is proposed. The extension would provide a security of supply to 
established road and rail markets which purchase differing specialist products.  

 
Economic and Socio-Economic Considerations  

 
119. The site-specific and wider economic considerations of the proposal are set out by 

the applicant. In summary, the site is an established provider of crushed rock serving 

local and regional markets and supporting the direct employment of around 120 
personnel, across a range of jobs. The site is one of the largest single payers of 
business rates.  Indirectly, the site contracts a range of local businesses who supply 

goods and services. Furthermore, the site employs haulage drivers.  
 

120. The proposed development would therefore help retain the jobs of those already 
directly and indirectly employed as part of the existing operations, contributing to the 
local economy through wages. Nationally, the quarry contributes to the economy 

through the aggregates levy and other taxation processes. The proposals would 
enable employment to be maintained across a range of industries, many of which 

depend upon the existing quarrying operations.  
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121. During the application process representations raised concerns of the potential 

impacts upon local businesses, raising that some may have to close due to 

disruption, especially that during construction and highways works. It is not proposed 
to close any length of road which provides access to local businesses. Where a 

section of Cliffe Lane would be temporarily closed, a diversion would be put in place 
prior to its closure. The northern end of Cliffe Lane would remain open to enable 
access to the nearest local business. It is not considered that any unacceptable 

impacts on businesses would arise from the proposed development, including any 
environmental impacts.  

 
122. With regards to mineral quality, the mineral at Cliffe Hill is a high quality aggregate 

suitable for a range of applications. The quarry contains diorite and tuff material, 

which is blended together to create suitable product with specific quality criteria. The 
mineral at Cliffe Hill Quarry (in common with the other rail connected quarries in 
Leicestershire) are viewed as being nationally important. One key characteristic of 

the aggregates produced is the ‘hardness’ value which means that it is used as high 
strength crushed rock aggregate and roadstone (e.g. in preference to crushed 

limestone), in hot rolled asphalt and rail ballast which has specific quality criteria.  
 

123. Some material has a specification with a Polished Stone Value (a measure of skid 

resistance) in excess of 55. This means it is capable of being classified and used as 
a High Specification Aggregate (HSA) in more specialist road surface applications. 

This characteristic is not common to all stone deposits, with the number of quarries 
in the UK capable of supplying HSAs limited. As such, the quality of the aggregates 
makes the quarry regionally and nationally important. 

 
124. The applicant notes the role that construction aggregates play in contributing 

towards local and national economies.  
 

125. Although the proposals would not generate any additional jobs as a result of granting 

permission for this scheme, it would nevertheless maintain these, or similar, roles 
going forward for a substantial period of time.  

 
126. The proposal includes the demolition and loss of Peak Hayes Cottage and Sunny 

Cliffe cottage and associated buildings. This would result in the displacement of the 

associated residents. However, whether the properties and/or any associated land 
gets sold to the applicant remains purely a matter of private interest and thus any 

social or economic effects upon the residents are not considered as part of this 
application.  
 

Planning Policy 
 

National 
 

127. The National Planning Policy Framework 2023 (NPPF) sets out the Government’s 

planning policies for England and is a material consideration in planning decisions.  
The NPPF advocates a presumption in favour of sustainable development at 

paragraph 11, and for decision-taking this means: 
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• approving development proposals that accord with an up-to-date 
development plan without delay; or,  

 

• where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out-of-date, 

granting permission unless: 
- the application of policies in the NPPF that protect areas or assets of 

particular importance provides a clear reason for refusing the 

development proposed; or  
- any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole.  

 

128. Section 11 of the NPPF covers the effective use of land. Paragraph 124 states that 
planning decisions should: a) encourage multiple benefits from both urban and rural 

land, including through mixed use schemes and taking opportunities to achieve net 
environmental gains – such as developments that would enable new habitat creation 
or improve public access to the countryside; b) recognise that some undeveloped 

land can perform many functions, such as for wildlife, recreation, flood risk 
mitigation, cooling/shading, carbon storage or food production.  

 
129. Paragraph 135 requires decisions to ensure that development will function well and 

add to the overall quality of the area, not just for the short term but over the lifetime 

of the development; b) are visually attractive as a result of good architecture, layout 
and appropriate and effective landscaping; c) are sympathetic to local character and 

history, including the surrounding built environment and landscape setting.  
 
130. Paragraph 136 states that trees make an important contribution to the character and 

quality of urban environments and mitigate and adapt to climate change. Decisions 
should ensure that new streets are tree-lined, that opportunities are taken to 

incorporate trees elsewhere in developments, that appropriate measures are in place 
to secure the long-term maintenance of newly-planted trees, and that existing trees 
are retained wherever possible.  

 
131. Section 17 of the NPPF covers “Facilitating the sustainable use of minerals”.  

Paragraph 215 recognises that it is essential that there is a sufficient supply of 
minerals to provide the infrastructure, buildings, energy and goods that the country 
needs.  It is also acknowledged that minerals are a finite resource and can only be 

worked where they are found and best use needs to be made of them to secure their 
long-term conservation. 

 
132. Paragraph 217 advises that, when determining planning applications, great weight 

should be given to the benefits of mineral extraction, including to the economy. 

MPAs should ensure that there are no unacceptable adverse impacts on the natural 
and historic environment, human health or aviation safety, and take into account the 

cumulative effect of multiple impacts from individual sites and/or from a number of 
sites in a locality; ensure that any unavoidable noise, dust and particle emissions 
and any blasting vibrations are controlled, mitigated or removed at source, and 

establish appropriate noise limits for extraction in proximity to noise sensitive 
properties; provide for restoration and aftercare at the earliest opportunity, to be 
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carried out to high environmental standards, through the application of appropriate 
conditions.  

 

133. Paragraph 220 states that mineral planning authorities should plan for a steady and 
adequate supply of industrial minerals by maintaining a stock of permitted reserves 

to support the level of actual and proposed investment required for new or existing 
plant, and the maintenance and improvement of existing plant and equipment.  

 

134. Section 8 of the NPPF covers promoting healthy and safe communities.  Paragraph 
104 states that planning decisions should protect and enhance public rights of way 

and access, including taking opportunities to provide better facilities for users, for 
example by adding links to existing rights of way networks.  

 

135. Section 14 of the NPPF covers flooding and climate change.  Paragraphs 173 and 
174 relate to flood risk and seek to ensure that this is not increased elsewhere from 
the effects of development.   

 
136. Section 15 of the NPPF covers conserving and enhancing the natural environment.  

Paragraph 180 advises that planning decisions should: contribute to and enhance 
the natural and local environment by:  a) protecting and enhancing valued 
landscapes, sites of biodiversity or geological value and soils (in a manner 

commensurate with their statutory status or identified quality in the development 
plan); b) recognising the intrinsic character and beauty of the countryside, and the 

wider benefits from natural capital and ecosystem services – including the economic 
and other benefits of the best and most versatile agricultural land, and of trees and 
woodland; c) maintaining the character of the undeveloped coast, while improving 

public access to it where appropriate; d) minimising impacts on and providing net 
gains for biodiversity, including by establishing coherent ecological networks that are 

more resilient to current and future pressures; e) preventing new and existing 
development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of soil, air, water or noise pollution or land 

instability. Development should, wherever possible, help to improve local 
environmental conditions such as air and water quality, taking into account relevant 

information such as river basin management plans; and f) remediating and mitigating 
despoiled, degraded, derelict, contaminated and unstable land, where appropriate. 

 

137. Section 16 of the NPPF covers conserving and enhancing the historic environment.  
Paragraph 189 relates to proposals affecting heritage assets, and requires that in 

determining applications, the applicant should be required to describe the 
significance of any heritage assets affected, and where this involves heritage assets 
with archaeological interest, an appropriate desk-based assessment and, where 

necessary, a field evaluation is required.  Paragraph 193 requires that when 
considering the potential impact of a proposed development on the significance of a 

designated heritage asset, great weight should be given to the asset’s conservation 
(and the more important the asset, the greater the weight should be). 

 

138. Planning Policy Guidance (PPG) provides additional guidance to ensure the effective 
implementation of the national policy set out in the NPPF in relation to mineral 

extraction. It identifies the principal issues to be addressed including the following 
relevant matters: noise, dust, air quality, lighting, landscape and visual impact, 
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heritage features, flood risk, ecology, restoration and aftercare. 
 
139. The PPG advises that a programme of work should be agreed which takes account 

of potential impacts, including the positioning of any plant, having regard to the 
proximity of occupied properties, as well as legitimate operational considerations. It 

advises on the control and mitigation of dust and noise emissions, and establishes 
the use of noise limits.  Maximum limits at noise sensitive properties during normal 
working hours, evening and night-time periods are given, together with higher limits 

for certain short-term activities. 
 

140. The PPG seeks to implement the NPPF requirements to provide for the restoration 
and aftercare of mineral sites at the earliest opportunity, carried out to high 
environmental standards.  It advises on the use of a landscape strategy, reclamation 

conditions and aftercare schemes to achieve the desired after-use of the site 
following working. 

 

141. Paragraph 7 of the National Planning Policy for Waste (NPPW) states that when 
determining waste planning applications, waste planning authorities should consider 

the likely impact on the local environment, amenity and the locational implications of 
any advice on health from the relevant health bodies; ensure that waste 
management facilities are well-designed and contribute positively to the character 

and quality of the area in which they are located; do not concern themselves with the 
control of processes which are a matter for the pollution control authorities. Waste 

planning authorities should work on the assumption that the relevant pollution control 
regime will be properly applied and enforced. 

 
142. The Waste Management Plan for England, January 2021 (WMPE), sets out the 

Government’s intention to secure greater reuse and recycling rates across all waste 

streams, moving waste up the hierarchy.   
 
Development Plan Policy (and emerging plans) 
 

143. Given the large extent of the application area, it spans administrative boundaries. 

The majority of the application area lies within the borough of Hinckley and 
Bosworth. A minor proportion of the application area lies within the district of North 

West Leicestershire. The following development plan documents and policies which 
are therefore relevant to the determination of this application are as follows: 
Leicestershire Minerals and Waste Local Plan (adopted 2019) (LMWLP); Hinckley 

and Bosworth Borough Council Local Development Framework Core Strategy 
(adopted December 2009); Hinckley and Bosworth Borough Council Site Allocations 

and Development Management Policies DPD (adopted July 2016); North West 
Leicestershire Local Plan (as amended by the Partial Review) (adopted March 2021) 
and the Markfield Parish Neighbourhood Plan 2020-2039 (made September 2021).  

 
144. The following policies within the Leicestershire Minerals and Waste Local Plan 

(adopted 2019) (LMWLP) are relevant: Policy M4 (Crushed Rock), Policy M13 
(Associated Industrial Development), Policy W1 (Waste Management Capacity), 
Policy W4 (Non-Strategic Waste Facilities), Policy W5 (Locating Waste Facilities), 

Policy DM1 (Sustainable Development), Policy DM2 (Local Environment and 
Community Protection), Policy DM3 (Strategic Green Infrastructure), Policy DM5 
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(Landscape Impact), Policy DM6 (Soils), Policy DM7 (Sites of 
Biodiversity/Geodiversity Interest), Policy DM8 (Historic Environment), Policy DM9 
(Transportation by Road), Policy DM10 (Public Rights of Way), Policy DM11 

(Cumulative Impact) and Policy DM12 (Restoration, Aftercare and After-use).  
 

145. The following policies within the Hinckley and Bosworth Borough Council Local 
Development Framework Core Strategy (adopted December 2009) are relevant: 
Policy 7: Key Rural Centres, Policy 8: Key Rural Centres Relating to Leicester, 

Policy 12: Rural Villages, Policy 20: Green Infrastructure (site lies in North Eastern 
GI Zone), Policy 21: National Forest and Policy 22: Charnwood Forest.  

 
146. The following policies within the Hinckley and Bosworth Borough Council Local Plan 

Site Allocations and Development Management Policies (adopted July 2016) DPD 

and supporting documents are relevant: Policy DM1 Presumption in Favour of 
Sustainable Development, Policy DM 4 Safeguarding the Countryside and 
Settlement Separation, Policy DM 6 Enhancement of Biodiversity and Geological 

Interest, Policy DM 7 Preventing Pollution and Flooding, Policy DM 10 Development 
and Design, Policy DM 11 Protecting and Enhancing the Historic Environment, 

Policy DM 12 Heritage Assets, Policy DM 13 Preserving the Borough’s Archaeology, 
Policy DM 17 Highways and Transportation and Policy DM 18 Vehicle Parking 
Standards.  

 
147. The following policies within the North West Leicestershire Local Plan (as amended 

by the Partial Review), (adopted March 2021) are relevant: Policy D1 Design of New 
Development, Policy D2 Amenity, Policy Ec5 East Midlands Airport: Safeguarding, 
Policy IF4 Transport Infrastructure and new development, Policy IF7 Parking 

provision and new development, Policy En1 Nature Conservation, Policy En3 The 
National Forest, Policy En4 Charnwood Forest Regional Park, Policy En6 Land and 

air quality, Policy He1 Conservation and enhancement of North West 
Leicestershire’s historic environment, Policy Cc2 Flood Risk, Policy Cc3 Sustainable 
Drainage Systems.  

 
148. The following policies within the Markfield Parish Neighbourhood Plan 2020-2039 

(made September 2021) are relevant: M1: Countryside, M2: Landscape Character, 
M3: Green Infrastructure, M4: Ecology and Biodiversity, M5: Trees, M9: Locally 
Valued Heritage Assets and M10: Design.  

 
Relevant Material Considerations  

 
149. At the national level, draft revisions to the NPPF were announced on 31st July 2024 

and these went out for consultation for a period of eight weeks. This consultation has 

now ended. The proposed changes are numerous but nuanced in relation to the 
proposed development. The weight attached to the draft NPPF is limited as it is still 

subject to change.  
 

150. The following supporting documents of the Hinckley and Bosworth Borough Council 

Local Plan Site Allocations and Development Management Policies (adopted July 
2016) DPD are relevant: Landscape Character Assessment (LCA) (2017) and Rural 

Needs SPD - adopted February 2011.    
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151. Additionally, Hinckley and Bosworth Borough Council (HBBC) has published the 
Regulation 18 Consultation Draft Plan (July 2024) version of the Hinckley and 
Bosworth Local Plan 2020-2041. The Hinckley and Bosworth Borough Local Plan 

has been prepared in light of the Leicester and Leicestershire Strategic Growth Plan. 
At present, the Plan has been published by HBBC in order for representations to be 

made on it. This consultation has now ended. As the revised plan has not yet been 
submitted for examination or adopted, the policies within the Plan form a material 
consideration in decision-making but do not yet form part of the Development Plan. 

The following relevant policies can be given limited weight: SS01 Sustainable 
Development, SS02 Development Strategy, SS10 Strategy for the Rural Hamlets, 

CC01 Mitigating and Adapting to Climate Change, CC02 Flood Risk, CC03 
Sustainable Drainage Systems, CC05 Sustainable Design and Construction 
Measures, PMD01 High Quality Design, PMD02 Active Design and Travel, PMD03 

Preventing Pollution, HE01 Conserving and Enhancing the Historic Environment, 
HE02 Heritage Assets, HE03 Preserving the Borough’s Archaeology, NAT01 Green 
Infrastructure, NAT02 Green Wedges, NAT03 Trees, Hedgerows, Woodlands and 

Development, NAT04 National Forest, NAT05 Charnwood Forest Regional Park, 
NAT07 Protecting Biodiversity, NAT08 Enhancing Biodiversity and Habitat 

Connectivity, NAT09 Development in the Countryside and Settlement Separation, 
NAT10 Landscape Character, NAT11 Blue Infrastructure , NAT12 Soils and Best and 
Most Versatile Agricultural Land, HT01 Highways and Transportation, HT02 Parking 

Standards, INF02 Water Supply and Wastewater Management,  
 

152. North West Leicestershire District Council are now working on a new Local Plan. A 
consultation was undertaken on three documents (Proposed Policies, Proposed 
Housing and Employment Allocations and Proposed Limits to Development) and the 

consultation period ended in March 2024 and the responses are being analysed. The 
draft documents can be given limited weight. The following draft policies are 

relevant: Policy S4 Countryside, Policy AP2 Amenity, Policy AP4 Reducing Carbon 
Emissions, Policy AP5 Health and Wellbeing, Policy AP7 Flood Risk, Policy AP8 
Sustainable Drainage Systems, Policy Ec9 East Midlands Airport: Safeguarding, 

Policy IF5 Transport Infrastructure and New Development, Policy IF8 Parking and 
New Development, Policy En1 – Nature Conservation/Biodiversity Net Gain, Policy 

En3 – National Forest, Policy En4 – Charnwood Forest Regional Park, Policy En6 – 
Land and Air Quality, Policy En7 – Conservation and Enhancement of the Historic 
Environment.  

 
153. The Bagworth, Thornton & Stanton-under-Bardon Neighbourhood Plan (2019-2039) 

has been drafted. As the draft plan has not yet been submitted for examination or 
adopted, the policies within the Plan form a material consideration in decision-
making but do not yet form part of the Development Plan. The following relevant 

policies can be given limited weight: Policy ENV2: Sites of Natural Environmental 
Significance, Policy ENV3: Biodiversity Protection and Enhancement, Policy ENV4: 

Local Heritage Assets, Policy ENV 5: Protection of Sites of Historic Environmental 
Significance, Policy ENV 8: Important Views, Policy TT1: Traffic Management,  
 

Consultations – initial consultation  
 

154. An initial consultation period was undertaken. Throughout this report, comments and 
representations received are outlined in a summarised form for ease.  
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155. North West Leicestershire District Council – Planning: No objection.  

 

156. Hinckley & Bosworth Borough Council – Environmental Health: No objection. 
However, the following comments do not address impacts from blasting/vibration. 

The current environmental controls afforded by the current planning permission will 
apply to the operations and so no objection is made. The noise environment for 
some noise sensitive residential premises will be affected by the extension. 

However, the ES demonstrates that the current noise limits/guidance can be 
achieved. 

 
157. A Construction Environmental Management Plan will be required for the 

development of Cliffe Lane, prior to commencement of development. Site 

preparation and construction shall be limited to the following hours; Monday – Friday 
07:30 – 18:00, Saturday 08:00 – 13:00 and no working on Sundays/Bank Holidays.  
 

158. Archaeology – Leicestershire County Council: No objection subject to conditions. 
The assessment undertaken has presented a sound appraisal of the likely 

implications of the development. There is a low potential for the presence and 
survival of archaeological remains, based upon a lack of known sites and finds, the 
results of the geophysical survey and trenching results. The only apparent heritage 

features of significance are Sunny Cliffe and Peak Hayes farmhouse and farm 
buildings.  

 
159. It is not considered that any of the assessed buildings are deemed worthy of 

preservation based on their historic significance. None of the buildings are Listed, 

and none are seen to be particularly fine or rare examples of their type. 
Nevertheless, they are of some historic interest. It is considered that they be subject 

to an appropriate level of historic building recording prior to their demolition in line 
with Historic England’s guidance.  Sunny Cliffe and Peak Hayes farm buildings, 
would be suitable for an Historic England Level 3 record (to address their intrinsic 

significance and total loss as a results of the development proposal), whilst the later 
Peak Hayes Farmhouse be subject to an Historic England Level 2 record (also 

reflective of the buildings more modest significance, but also reflecting its total loss).   
 

160. It is recommended that the applicant complete an appropriate level of building 

recording prior to alteration, to record and advance the understanding of the 
significance of any heritage assets to be lost (wholly or in part) in a manner 

proportionate to their importance (NPPF Section 16, paragraph 205).  This should be 
secured by condition. It is recommended that any planning permission be granted 
subject to a planning conditions requiring that no demolition/development shall take 

place until a written scheme of investigation has been submitted to and approved by 
the local planning authority.  

 
161. Ecology – Leicestershire County Council: Further information required. This 

includes; BNG metric and net gains plan (including detailed management for a 30 

year period) for the area affected by the western extension, more detailed surveys of 
the habitats present on the site and those for the grassland areas will need to be 

undertaken between May-Sept, bat surveys of Sunny Cliffe and Peak Hayes farm 
and any outbuildings, investigation of the tunnel’s suitability for roosting or 
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hibernating bats, updated badger surveys, details on mitigation for roosting bats, 
breeding birds, potentially badgers and precautionary methods of working 
statements for reptiles and GCN.  

 
162. Additionally, consideration should be given to any dry-stone walls that would be lost. 

They are a rare and valuable habitat resource for reptiles, small mammals and 
lichens. Consideration should be given to their re-construction elsewhere. Updated 
surveys for peregrines, roosting bats and badgers need to be conditioned. 

 
163. Environment Agency: No objection. However, clarity is required around the source 

of the water that is proposed to be dewatered to allow dry working of the resource. 
The applicant should remain compliant with water abstraction licensing. 
 

164. Forestry (Leicestershire County Council): Further information required. The 
following is required; an appropriate tree survey and arboricultural impact 
assessment, along with suitable replanting or remuneration for loss of LCC trees. It 

is requested that the developer reconsider the proposed road layout to retain the 
existing trees. 

 
165. Health and Safety Executive: Further information required. It is not clear whether 

the development will store or process hazardous substances in quantities relevant to 

the potential for industrial major accidents with respect to The Planning (Hazardous 
Substances) Regulations 2015 and The Control of Major Accident Hazard (COMAH) 

regulations 2015.  
 

166. Heritage – Leicestershire County Council: No objection. The distances involved, 

topography and disruption to the rural environment from the motorway means that 
the proposed quarry extension is unlikely to unduly harm the current setting of the 

listed buildings and conservation area in Markfield.  
 
167. There is no reason, therefore, to consider that the conclusions reached in the 

submitted information, are incorrect in respect of the potential impact of the 
development on the significance of these designated heritage assets. Several 

historic buildings to be demolished are described in a Farm Buildings Assessment. It 
is accepted that these structures do not appear to be outstanding or rare examples 
and have suffered from unsympathetic alterations. All are shown on old mapping and 

given that age is a key contributor to heritage significance and features of interest 
may remain unrecorded internally, particularly in the agricultural outbuildings, 

professional archaeological recording, and possibly a firm commitment to the reuse 
of local historic building materials, should be considered.  

 

168. It is noted that Stoney Lane Farm, to the southeast of the site, is also shown on early 
mapping. This is not described in the information, but it appears that this will not be 

directly affected by the development. Appendix 12-1 Archaeology & Cultural Heritage 
Assessment advises that ‘the potential direct impacts during 
construction/establishment’ on the setting or significance of various designated 

heritage assets is predicted to be negligible.  
 

169. A legal ruling in 2019, established that in this context ‘negligible’ effects are material. 
It may equate to a minimal level of harm but it is sufficient to engage the relevant 
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conservation legislation and policies, including the balancing exercise described in 
paragraph 202 of the NPPF. 
 

170. Highways – Leicestershire County Council: Without the following further 
information the Local Highway Authority is unable to provide advice: 

 

• A Stage 1 RSA of the proposed site access and off-site works, including the 
roundabout and new road links; 

• Further consideration of visibility splays at the new site access, including 
provision of an automatic speed survey and the types of vehicle to be using 

the access, consideration of a 4.5m setback distance for visibility; 

• Provision of vehicle tracking for the new site access and various other access 

points as detailed above; 

• Amendments to the proposed off-site works as detailed above; 

• Updated PIC analysis to consider the most recent five year period; 

• Further consideration of trip distribution; 

• Clarity as to whether the percentage impacts of the quarry traffic were based 

on one way or two way trips; 

• Updated baseline traffic data which is no more than three years old; 

• Capacity assessments of the proposed new site access and new roundabout, 
as well as the existing site access; 

• Capacity assessments of the surrounding highway network; and 

• Consideration as to the level of traffic which may re-route to Grassy Lane and 

whether any improvements are required to the route. 
 

171. Historic England: Concerns raised. The development site concerns several 

designated and non-designated heritage assets. No designated heritage assets are 
located within the site. However, several listed buildings and Markfield Conservation 

Area are in some proximity to the proposed quarrying extension, including the 
Church of St Michael, which is listed at Grade II* for its more than special 
architectural and historic interest. Also located within the Conservation Area is the 

Old Rectory, Listed at Grade II for its special interest.  
 

172. The church and Conservation Area derive a large part of their setting from the 
surviving inclined wider rural agrarian landscape to the west of the village. The 
tranquil streets, parcels of green within the historic village, and lengths of dry stone 

and bonded historic boundary walling, also form an important part of the setting of 
the church, contributing positively to the character and appearance of the 

Conservation Area, and as such to their respective significances. Historic boundary 
walling along parts of Forest Road are particularly of note.  

 

173. Two groupings of historic farm buildings (Peak Hayes and Stoney Lane) and a 
cottage known as Sunny Cliffe have been identified in the site as being established 

by the mid-19th century and are described as non-designated heritage assets for 
their architectural and historic interest in the application documents.  

 

174. Though altered by the M1, the footpath leading to and from the west end of the 
Conservation Area from Hillside street runs across the proposed development site to 

the historic farmsteads at Peak Hayes. The kinetic experience of approaching and 
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arriving to the church, and Conservation Area from the west through a hilly rural 
agrarian environment forms an important part of its setting.  
 

175. The proposals will result in the complete loss of several unlisted historic buildings 
and the loss of the setting to Stoney Lane Lodge which have been identified in the 

application documents as being non-designated heritage assets. The detrimental 
effects of the proposals on these heritage assets will need be balanced, weighing the 
loss of these impacts and harm to their respective significances in the planning 

balance.  
 

176. The proposals have the potential to result in greatly increased traffic volumes, 
specifically of HGVs transporting aggregate, and secondary traffic avoiding routes 
congested by HGVs which is likely to increase in frequency and magnitude vibrations 

to historic buildings. Through these vibrations, and other vibrations associated with 
the quarrying/extraction works, the proposals may detrimentally impact historic 
buildings within the Conservation Area including the Church of St Michael and its 

boundary walling, and the Old Rectory susceptible to damage through frequent 
vibration. There is also potential for damage to roads and verges, historic road-side 

walling through increased heavy traffic, which would be detrimental to the character 
and appearance of the Conservation Area, and also its wider approaches which 
positively contribute to its setting.  

 
177. It is positive to see that Historic Building recordings of the non-designated cottages 

and agricultural buildings is proposed. Were the application to be approved, it is 
important that these recordings are secured at an appropriate level.  

 

178. There may also be opportunities for enhancing and restoring the setting of the 
designated heritage assets and the experience of approaching/arrival at them. Were 

the application to be approved, the local authority should take the opportunity to 
secure enhancements to the setting of heritage assets concerned such as schemes 
of landscape reinstatement and management. Such schemes may have the potential 

to improve and/or preserve the setting of the heritage assets concerned.  

 

179. Historic England has concerns on heritage grounds with the proposals. Concerns are 
raised regarding the levels of impact the proposals would have on the setting of the 
Conservation Area and Church through the reduction of the remaining rural agrarian 

setting to these assets. Furthermore, there are concerns with the detrimental impacts 
on setting, and the complete loss of several non-designated heritage assets 

identified in the application documents.  
 

180. Landscape – Leicestershire County Council: Further information required. The 

quarry extension would not have a significant adverse visual or landscape character 
impact post mitigation. However, the following information is requested; 

 

• Confirmation that the proposed landform will tie in favourably with the existing 

landform around the existing quarry workings. Clarification on proposed slope 
profiles. Drawings indicate a permanent screening landform with a steep 
profile which may compromise the establishment and maintenance of 

vegetation. A reduced profile in this location with a flattened plateau would 
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reduce its visual prominence, aid plant establishment and its screening 
potential. 

• The proposed temporary overburden stores – confirmation of how long these 

features will be in place and whether they would be seeded or planted. 

• A plan showing existing field boundary hedgerows and trees to be retained 

and methods of protection during construction works. 

• A detailed planting scheme including planting and seeding specifications, 

ground preparation, mixes, protection and aftercare should be submitted in 
due course. 

 

181. Lead Local Flood Authority (LLFA) – Leicestershire County Council: No 
objection. The site will, if necessary, discharge surface water drainage in the existing 

manner to adjacent field ditches in the Stanton Brook catchment. The proposal is 
acceptable based on the surface water design provided. The development should be 
constructed in accordance with the details provided. 

 
182. Markfield Parish Council: Markfield Parish Council do not object to an extension in 

principle. However, the proposed extension will bring the quarry much closer to the 
village and will negatively impact Markfield. A northernly extension would be the 
preferred option. Concerns and objections were raised on the following matters:  

 

• Dust, noise and vibrations have historically been an issue to residents despite 

Midlands Quarry upholding high levels of monitoring and controls. With 
quarrying taking place closer to the village these will be magnified 
considerably. The quarry is currently visually enclosed by the surrounding 

banks. The proposed extension will change this and will become visible from 
parts of the village. In particular, the quarry workings would be visible from hill 

hole nature reserve. Possible mitigation measures are suggested including 
community funds, tighter restrictions on dust, noise and vibration levels and 
continuous monitoring including from independent inspectors.  

 

• The protection of Biodiversity. No arboriculture report has been provided, so 

effects on biodiversity cannot be assessed in full. A section of verge on Cliffe 
Hill Road is of high importance. The current plans conflict with policy M4 of 
the neighbourhood plan. Possible mitigation measures are suggested 

including the end of use of the site as a nature reserve should be safeguarded 
and irreversible. A tree assessment should be completed to identify trees 

suitable for relocation to the land assigned for biodiversity enhancement to 
reduce the impact on biodiversity in the direct area.  
 

• The new road layout is a primary pedestrian route to South Charnwood High 
School. The pathway is narrow and near the road on many sections. With 

additional housing being built in Markfield and Stanton under Bardon, as well 
as a proposed change to traffic flow to/from the A511, this junction has the 

potential of being much busier than it is today. Possible mitigation measures 
including extra attention on student safety should be given when designing 
the junction layout. 

 
183. Markfield, Desford & Thornton ED – Mr Peter Bedford CC MP: Comments. The 

applicant should introduce a community fund to help offset the environmental impact 
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of the extension. Otherwise, LCC should include a condition for such a requirement. 
 
184. National Forest Company (NFC): Further information required. The proposal would 

result in the loss of 2.1ha of established woodland which is regrettable. The existing 
woodland provides valuable woodland connectivity around the quarry, the loss of 

which will act as a barrier to species movement. 
 

185. The NFC are unable to quantify the area of proposed habitats in the restoration plan 

but consider that the proposed woodland must mitigate the woodland clearance, as 
well as providing adequate mitigation for the quarry extension. In determining whether 

the proposed woodland planting is sufficient mitigation, regard must be had to the 
difference in maturity of the existing woodland and the proposed woodland. The 
woodland and other habitats should be quantified to allow this to be considered. 

 
186. Further woodland or parkland creation could be accommodated in land to the south of 

Lilac Cottage if there is no ecological reason for the species rich grassland. In terms 

of the species mix and density of new woodland and hedgerow planting specified, the 
NFC considers these to be appropriate subject to agreeing the number and size of the 

trees and shrubs.  
 

187. The NFC requests phasing details. Woodland planting should be provided at the 

earliest opportunity to allow trees to establish, mature and provide the intended 
screening and habitat connectivity. A 10-year aftercare period is required. A 

management plan should be conditioned to ensure successful establishment of the 
habitats proposed. 

 

188. The extension would provide greater and safer connectivity towards Markfield than 
exists currently. Given the importance of R15/3 as a key connecting route, the NFC 

would want to see appropriate temporary rerouting of R15/3 to keep this connection 
open until the proposed new route is open.  

 

189. With reference to the geodiversity within the National Forest and the Charnwood 
Forest Geopark: The quarry is designated a SSSI due to the site hosting rare examples 

of the contact between the Bradgate Park Formation, and Markfieldite and Ediacaran 
fossils of international significance. Conditions are recommended: 

 

• Confirmation if the proposed extension would include the removal of material 
including Ediacaran fossils. Fossiliferous bedding planes should be 

documented before work begins, workers briefed, and protection measures put 
in place to preserve fossil horizons. If the extension does include the removal 
of fossil material, then before work begins the fossiliferous bedding planes 

should be documented, scanned and/or casted, and the material removed in 
consultation with palaeontologists, Natural England, and appropriate Museums. 

Guidance should be provided to site workers on Ediacaran fossils. Opportunity 
should be provided for palaeontologists to visit the site. 
 

• If any material is to be removed that includes the contact between the Bradgate 

Formation and the South Charnwood Diorites, then opportunity should be 
afforded for its study. Specimens of this could be saved and be made publicly 

accessible place, e.g. rights of way. Examples should be made available to 
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appropriate local and national geological repositories, including Museums.  
 

• Confirmation that the geological contact between the Bradgate Formation and 
the South Charnwood Diorites, will remain present.  
 

190. The restoration plan should be modified to ensure that samples of the Bradgate 
Formation-South Charnwood Diorites contact and the fossil surfaces are removed and 
placed in a publicly accessible area before the quarry is allowed to flood. The 

restoration plan presents an opportunity to interpret the quarry and its geological and 
cultural heritage for the local community. The applicant should include specific funds 

and proposals for geoheritage interpretation on site.  
 

191. National Highways: No objection. Junction impact assessments were not 
considered necessary at any SRN junctions. The current development proposals 

seek to extend the lifespan of the existing quarry and do not seek to increase 
production at the quarry. Therefore, the level of existing HGV movements and 
distribution will remain in line with existing movements. The proposals should not 

have a severe impact on the operation or capacity of the SRN. 
 

192. Natural England: No objection. The proposed development will not have significant 
adverse impacts on statutorily protected nature conservation sites or landscapes. 
 

193. Mr K. Merrie CC (Coalville South ED) and Mr D. Harrison CC (Ibstock & Appleby 
ED) were notified of the application.  

 
194. Cadent Gas – Plant Protection: No objection, subject to an informative.  
 

195. Coal Authority: No comment.  
 

196. Network Rail: No comment.  
 

197. Public Health England (East Midlands): No advice. 

 
198. No response were received from the following consultees: Council for the Protection 

of Rural England, Friends of Charnwood Forest, Ellistown & Battleflat Parish 
Council, Hinckley & Bosworth Borough Council – Planning, Leicestershire & 
Rutland Wildlife Trust, Leicestershire Footpaths Association, North West 

Leicestershire District Council – Environmental Health, Severn Trent Water Ltd, 
Ibstock Parish Council, Stanton under Bardon Parish Council.  

 
Publicity 
 

199. The planning application and accompanying ES has been publicised by site notices 
on the 31st August 2022 and neighbour notification letters on 7th September 2022 

and by press notice in the Hinckley Times on 7th September 2022.  
 

Representations Received  
 

200. A total of six representations were made during the first consultation process, of which 
three were objections, two raised comments and one made comments but did not 
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object nor support. Some of these comments were received outside of this formal 
consultation period but were made ahead of the second formal consultation period 
starting and so are included within this section. Several queries regarding the 

application and the determination process were received and these were responded 
to.   

 
201. Objections were raised on the grounds of:  

• existing traffic levels and highways issues and that these would be 

exacerbated;  

• the existing rail link is not utilised enough for the output;  

• A proviso should be put on to ensure that rail transport is used to move as much 
output as possible to protect the local environment;  

• existing litter levels;  

• Mountsorrel Quarry has applied to extend their workings and Whitwick quarry 
has reopened lately so concerns who would be buying the output; 

• the proposal would be detrimental to the local environment;  

• existing detrimental blast effects and that these would be exacerbated;  

• existing detrimental dust from the existing operations and its exacerbation;  

• Concerns regarding independent dust monitoring when consultancy has 

contracts with the company;  

• the effects of the proposal upon South Charnwood College and local children, 

especially those with health issues;  

• impacts upon quality of life;  

• heavy machinery on local roads; 

• devaluation of local property values.   
 

202. One objection was received from Matthew Lay, the former Ward Councillor for 
Markfield, Stanton and Field Head, Hinckley and Bosworth Borough Council. The 

following comments were made:  
 
“It is evident that the new workings will create a significant scarring effect on the 

visible landscape form when viewed from Markfield, notably Hill Lane and Hill Hole 
nature reserve. The removal of the existing landscape bund and the trees plus the 

opening up of the land will ensure the workings are very prominent. The mitigation 
landscaping cannot adequately shield the workings as the topography of the land 
does not allow this. The net result will be a highly visible industrial landscape 

replacing a present rural view in which none of the present workings can be seen. 
This scarring of a sensitive landscape is not acceptable and causes harm to the 

amenity of local people and changes the character of the local area. The land in 
question is in both the Charnwood Forest and National Forest defined areas and the 
Leicestershire Round passes by. Although the present workings are substantial they 

are not currently prominent, not intrusive and present planning restrictions have 
ensured a high level of mitigation. This is also the case with the Bardon Quarry 

extension in which screening is highly effective. This will  all be lost, and the 
landscape will be damaged irreparably. Alongside the considerable harm to the 
landscape character the opening of the workings will increase both noise from 

blasting and working and increased air pollution and dust due to the topography and 
lack of suitable screening as the effective screening will have been removed. 

Properties close by off Cliffe Lane and Grassy Lane, will be devastated by this 
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proposal and will suffer a major loss of amenity. They will also be forced in some part 
to move which is unacceptable. Finally, the quarry unlike its neighbour Bardon 
quarry has done precious little to engage the community. It provides no assistance or 

support to the local community and its recent consultation was poorly advertised so 
few were aware. If the application is considered for consent the quarry should be 

made to create a community fund no less generous than the one created with the 
Bardon quarry extension for the benefit of Markfield and Stanton communities.”.  
 

203. The following comments were received raising concerns but did not object nor support 
the application:  

 

• concerns the void would be used as a landfill site; 

• noise and impacts regarding existing and additional blasting;  

• concerns regarding damage to house infrastructure;  

• concerns regarding safety of air overpressure to human health;  

• impacts of existing and proposed workings upon mental wellbeing; 

• significant quarry traffic is likely to impede on parts of Markfield where the 

road infrastructure is not suitable creating excessive traffic on small lanes; 

• dust and debris from the existing and proposed operations; 

• the routing of traffic will mean that areas where families take sanctuary and 
walks will be impacted; 

• change of landscape from rural to industrial activity;  

• loss of views and green space; 

• village infrastructure is not being upgraded to meet local demands; 

• consideration should not just be given to the needs of the business but also 
the health and wellbeing of the community;  

• there is a need for more tranquillity in our environment;  

• environmental impacts of the proposals upon local businesses and their ability 

to operate.  
 

Regulation 25 Further Information Request 
 

204. On the 14th December 2022 further information was requested from the applicant 

under Regulation 25 of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017. In response, the applicant submitted a formal 

package of further information on the 13th November 2023. The package comprised 
a response to the Authority’s request, supplemented by an addendum in relation to 
highways design matters, associated appendices, and revised plans. Outside of 

planning, the applicant has also submitted applications for the 'Stopping Up and 
Diversion’ of public highways (Cliffe Lane, Cliffe Hill Road and Stoney Lane). This 

process has required the applicant to make slight amendments to the design of the 
new sections of road, mainly to accommodate changes to the public rights of way 
network, but also to include additional tree planting. Therefore, these new drawings 

were included within the formal response. In summary, this package included:  
 

205. Information relating to biodiversity: regarding the loss, replacement and gain of 
features of biodiversity and environmental mitigation and an overall breakdown of the 
total area for each category for each habitat type. The proposals aim to deliver a 

mosaic of priority habitat types (Lowland Meadow, Lowland Deciduous Woodland, 
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Inland Cliff, Ponds and Native Hedgerow) to result in a significant net gain in both the 
extent and quality of the habitats present. 
 

206. Further details regarding the proposed loss of Cliffe Hill Road Side Verge (RSV) 
were given. Due to the need to amend the road alignment in this location it is not 

possible to avoid harm to this feature. An approximately 500m linear length of road 
would be affected. It is possible to reinstate the roadside verge along the new road 
alignment, to ensure the continued presence of the RSV as species-rich grassland in 

this location to the same extent as before. This can be subject to planning condition 
and include soils translocation. Additionally, a section of 97 metres of dry-stone wall 

would be removed. This wall lies within the existing planning consent and thus would 
be lost irrespective of this proposal. An equivalent wall would be constructed from 
recovered stones and its construction would be secured by planning condition. 

 

207. With regards to landscape and visual impact, independent consultants provided 
supplementary analysis of the proposed screening landform. No changes to the 
proposed landform were put forward. With regards to its construction, a temporary 

overburden store would be in place for c. 5-8 years (it will be constructed in one 
operation but removed sequentially from the quarry side out, so that the eastern 

outer flank is removed last). The flanks would be grass seeded as soon as formed 
and maintained for the duration. Additional planting during this temporary period is 
considered inappropriate because of the limited benefit it would provide.  

 

208. With regards to wider landscaping and the proposed scheme, the extant planning 
conditions require the operator to submit for approval a landscape planting and 
maintenance plan for the site every five years. The timing of the landscaping could 

therefore be additionally secured through a similar condition.  Overall, the 
information contained in the response provided additional clarification and does not 

affect the conclusions reached in the ES. 
 

209. With regards to forestry, an Arboricultural Report has been submitted. The technical 
requirements of highway design, coupled with the desire to keep the new screening 

landform to the same height to provide the desired degree of visual screening has 
meant the option of realignment to avoid the proposed tree loss is not feasible. 

However, the scheme has been amended to widen the verge on the eastern side of 
the realigned carriageway by 10m to accommodate the translocation of trees and the 
addition of new trees, on the basis of a 3:1 replacement ratio. The verge and 

translocated trees would form part of the newly adopted highway and increase the 
number of trees in the County’s stock. This amendment has been incorporated into 

the detailed design drawing for the highway and the planning application drawings 
have been updated. Trees on Stoney Lane to be lost, totalling some 3,563m2 in 
area, would be compensated by planting on the southern side of the realigned Cliffe 

Hill Road, totalling an area of 4,456m2. This planting would be within the boundary of 
the highway.   
 

210. With regards to highways, supplementary technical information and amended plans 

were submitted. Overall, the information submitted is design related to satisfy the 
requirements of the Local Highway Authority and to demonstrate that the proposed 

highway design would not materially affect highway safety. Overall, it is considered 
that the proposed design changes and additional supporting information to not affect 
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the Conclusions reached in Chapter 13 of the ES submitted in support of the 
application as originally submitted.  
 

Consultation Responses to Regulation 25 Further Information Request 
 

211. Ecology: Further information required. The applicant must provide a full rationale for 
not submitting a completed DEFRA metric as a way of demonstrating measurable 
biodiversity net gain. 

 
212. Environment Agency: No objection. The water is wholly or mainly derived from 

rainfall and does not require an abstraction licence. The applicant has sufficiently 
addressed our request for clarification.  
 

213. Health and Safety Executive: Comments. From the information provided it is not 
clear whether the development will store or process hazardous substances in 
quantities relevant to the potential for industrial major accidents with respect to The 

Planning (Hazardous Substances) Regulations 2015 and The Control of Major 
Accident Hazard (COMAH) regulations 2015. Such major accidents are of low 

likelihood but could have significant effects on the population at the proposed 
development and on local populations. The applicant should consider whether they 
need to apply for planning consent for the presence of hazardous substances under 

The Planning (Hazardous Substances) Regulations 2015. 

 
214. Highways – Leicestershire County Council: Further Information required. The 

Local Highway Authority does not consider that the application fully assesses the 
highway impact of the proposed development. To summarise, the following 
additional information should be submitted for consideration by the LHA: long 

sections demonstrating that the visibility requirements in the vertical plane can be 
achieved at all accesses; a capacity assessment of the proposed new roundabout; a 

Speed survey of Grassy Lane demonstrating approach speeds to the new 
roundabout and forward visibility designed as appropriate; and further information in 
respect of the design of the proposed new roads and details of the initial proposed 

highway boundary extents. 
 

215. Hinckley & Bosworth Borough Council – Planning: No objection, subject to the 
development according with the relevant policies of the development plan.  
 

216. Markfield Parish Council: Objection. The Planning & Highways Committee 
discussed this application at its meeting on Wednesday 17 January 2024 

and objected to the plans because of the lack of mitigation, permanent monitoring 
and local resident consultation. The Committee requested that affirmative action on 
behalf of the Markfield residents most impacted and affected by the quarry works be 

considered such as permanent air quality, noise monitoring, noise dampening, 
screening as well as regular structural assessments of these properties. If LCC is 

minded to approve this application then the Parish Council seeks section 106 
funding (or similar) to mitigate the quarry’s impact on village life by strengthening 
Markfield through the provision of new community assets and to improve existing 

community assets. Further details can be made available. 
 

217. Markfield, Desford & Thornton ED –  Mr Peter Bedford CC MP: Joint 
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observations from Mr Peter Bedford CC MP and Borough Councillor Claire Harris 
of Hinckley and Bosworth Borough Council were submitted: “Several residents of 
Markfield and Stanton under Bardon are concerned about blasting affecting their 

properties. There are already tremors from time to time and residents are concerned 
that the extension will make the situation worse. The Environmental impact of the 

proposals are such that we feel a "community fund", like the one established for 
Bardon Hill Quarry expansion, must be a planning condition. This would ensure that 
there is at least some local 'offset' of the environmental harm inflicted by the 

expansion. E.g. with the Bardon Hill scenario a Community Fund of £500k ensured 
that local community groups, who's focus was on environmental causes, could take 

forward projects to enhance biodiversity and nature projects”. 
 

218. National Forest Company: Comments received. Habitat details have been provided. 

Woodland habitat creation has been quantified as 27.82ha (a gain of 25.66ha). In 
respect of our other comments (including habitat connectivity, additional woodland or 
parkland creation, species density, mix and size, the inclusion of oak and wild cherry 

in the hedgerow, phasing, aftercare, the requirement for a management plan and 
ensuring the right of way remains open) we would request that these continue to be 

considered. 
 
219. It is recognised that the applicant cannot commit to the ongoing documentation and 

recording of all bedding plane surfaces whilst blasting progresses on the extension. 
Training for site personnel is welcomed. The request on the matter of the 

documentation and recording of fossils surfaces was not in regard to those that may 
be found in the future, but rather those which are currently known to exist within the 
quarry. It is suggested that a planning condition be added that is similar to the previous 

condition 68 of 2007/1059/04 which required a scheme for the monitoring, surveying 
and recording of the geological SSSI in Old Cliffe Hill Quarry for the written approval 

of the planning authority in consultation with Natural England. The Charnwood Forest 
Geopark would be happy to be party to any new scheme which is proposed. Any new 
agreement should include; the recognition, recording and conservation of significant 

geodiversity features, provide for reasonable access to the site, provisions for the 
opportunity for the documentation, recording and removal of fossils if the quarrying 

affected known fossil sites, education/training to site staff, provisions for sample 
collection, provisions for large samples to be placed at publicly accessible locations 
on the edge of the site and ensuring that specimens of the SSSI remain visible post 

restoration.  
 

220. Natural England: No objection, subject to appropriate mitigation being secured for 
the Cliffe Hill Quarry SSSI. To make the development acceptable, the following 
mitigation measures are required: Management of the Geological interest of the SSSI, 

including the provision of ongoing monitoring, surveying and recording of the SSSI.  
 

221. North West Leicestershire District Council – Environmental Health: No objection. 
The proposed use would not negatively impact on its environment by way of noise, 
light, odour or other disturbance. 

 
222. Leicestershire County Council Public Health:  Comments received. As a party with 

an interest in broader air quality as part of our overall duty to take steps to improve the 
health of the population we would wish to highlight the below for consideration in the 
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context of air quality and health. There is not an Air Quality Management Area for this 
site. Inhale – Interactive Health Atlas of Lung conditions in England (Office for Health 
Improvement and Disparities - Fingertips Public Health data) information indicates the 

following: 

• COPD: Quality and Outcome Framework prevalence (all ages) for 2022/23 is 

1.9% for Hinckley and Bosworth which similar to the regional figure of 2% and 
England value of 1.8% 

• Mortality rate from chronic obstructive pulmonary disease, all ages for 2020-

2022 is 29.3 per 100,000 for Hinckley and Bosworth which is lower than the 
England value of 42.8 per 100,000 and regional value of 42.7 per 100,000 

• 2022/2023 data for Asthma: Quality and Outcome Framework prevalence 6+ 
for Hinckley and Bosworth is 7.6% higher than the regional figure of 6.8% and 

England value of 6.5% 

• Under 75 mortality rate from respiratory disease considered preventable for 
2020-2022 for Hinckley and Bosworth is 12.6 per 100,000 in comparison to 

16.7 per 100,000 for the region and 17 per 100,000 for England. 
 

223. Coal Authority, National Gas Transmission, Archaeology – Leicestershire 
County Council, National Grid Electricity Transmission, Lead Local Flood 
Authority – Leicestershire County Council, Hinckley & Bosworth Borough 

Council – Environmental Health, Historic England, Landscape – Leicestershire 
County Council, North West Leicestershire District Council – Planning: No 

further comments. Previous comments remain relevant. 
 

224. Ellistown & Battleflat Parish Council, Stanton under Bardon Parish Council, 

Ibstock Parish Council, Council for the Protection of Rural England, Friends of 
Charnwood Forest, Leicestershire & Rutland Wildlife Trust, Heritage – 

Leicestershire County Council, Leicestershire Footpaths Association, Severn 
Trent Water Ltd, Public Health England (East Midlands), National Highways, 
Cadent Gas – Plant Protection, Network Rail: No response received. 

 
225. Coalville South ED – Mr. K. Merrie and Ibstock & Appleby ED – Mr D. Harrison 

CC were also notified.  
 
Publicity 

 
226. The planning application, accompanying ES and all further information as set out 

above, has been publicised by press notice in the Leicester Mercury on 13th 
December 2023, by site notices and neighbour notification letters on the 6th 
December 2023.  

 
Representations Received  

 
227. A total of six representations were made during the second consultation process, of 

which four were objections, and two raised concerns. The objections, as 

summarised, were raised on the grounds of:  
 

• The existing issue of blasting and vibration upon local properties and 
businesses. Bringing the workings closer will exacerbate these issues; 

• Businesses rely on quiet; 
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• Devaluation of local properties; 

• Pollution from mining affects local residents; 

• Mining affects the character of the area by reducing green spaces and wildlife 

habitats; 

• Visual changes to the landscape currently enjoyed by residents in Markfield.  

 
228. Additionally, the following concerns were raised:    

 

• If permitted, proximity of workings to properties and that workings would be 
too close; 

• Existing levels of dust and vibration, impacts upon health and these impacts 
would be exacerbated; 

• Concerns regarding existing structural damage to local properties; 

• Concerns regarding impacts upon local business; 

• Concerns regarding access of emergency service vehicles to properties off 
Cliffe Lane; 

• Concerns regarding supply of utilities to properties along Cliffe Lane,  

• Impacts upon quality of life;  

• Concerns regarding the impacts of closure/works on Cliffe Lane upon local 
highway capacity and traffic.  

 

Further and Revised Information Provided (30th April 2024) 
 

229. Following the second period of consultation the Authority issued a second request 
for further information under Regulation 25 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, predominantly regarding the 

detailed highway design, along with health and safety and biodiversity net gain. A 
package of further information responding to this request was submitted by the 

applicant on 30th April 2024. This information included a response to the matters 
requested, including further highways technical drawings. 
 

Further Consultations 
 

230. A further period of full consultation was undertaken. The following responses were 
received from consultees. Other consultees which did not respond are not reported 
here.  

 
231. Hinckley and Bosworth Borough Council Planning: Previous comments remain. 

Confirm their support of the views of Ecology and Highways. Whilst Hinckley and 
Bosworth Borough Council are not objecting to the development, the Council 
supports Markfield Parish Council’s concerns regarding the impact of the 

development on the residents of Markfield. Therefore, the Council would like to re-
emphasis that Paragraph 135 of the National Planning Policy Framework (December 

2023) and Policy DM10(a) of the adopted Site Allocations and Development 
Management Policies Development Plan Document (SADMP) (2016) requires 
developments to ensure a high standard of amenity for existing residents, and does 

not result in significant adverse effects to their residential amenity as a result of light 
pollution, air quality (including odour), noise pollution, vibration, and visual intrusion. 
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232. Hinckley and Bosworth Borough Council Conservation Officer: Comments. 
Whilst the proposal is located within the wider setting of a small number of 
designated heritage assets, in my opinion the proposal would result in no adverse 

impacts upon their significance, and as such the proposal would comply with Policies 
DM11 and DM12 of the Site Allocations and Development Management Policies 

DPD, Section 16 of the National Planning Policy Framework, and Section 66 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990. The farmhouses 
within the development area proposed for demolition are of some age and have a 

level of historic and architectural value – they are identified as non-designated 
heritage assets within the submitted documentation. As such the total loss of their 

significance will need to be part of a balanced judgement against the merits of the 
proposal in accordance with paragraph 209 of the NPPF, with a consideration being 
whether a level of historic building recording as specified by LCC Planning 

Archaeology undertaken prior to their demolition is likely to be a suitable level of 
mitigation to offset the loss of their local heritage interest. 
 

233. The Local Highway Authority (LHA): No objection. The Local Highway Authority 
advice is that, in its view, the impacts of the development on highway safety would 

not be unacceptable, and when considered cumulatively with other developments, 
the impacts on the road network would not be severe. Based on the information 
provided, the development therefore does not conflict with paragraph 115 of the 

National Planning Policy Framework (December 2023), subject to the conditions 
and/or planning obligations outlined.  
 

234. Site Access: The LHA previously advised it accepted the continued use of the New 

Cliffe Hill Quarry access on to West Lane as the primary access for the export of 
aggregates. In respect of the access to Old Cliffe Hill Quarry, the LHA requested 

long sections were provided for the visibility splay and that swept path analysis was 
undertaken of the HGV at a design speed of 15kph. The Applicant has submitted 
drawings in order to resolve the LHA’s previous comments. After reviewing the 

drawings, the LHA is now satisfied that a safe and suitable access to the site can be 
achieved. The LHA highlight to the County Planning Authority (CPA) as per the 

LHA’s observations dated 11th October 2022 that the Applicant has stated that 
movement of vehicles into and out of the Quarry Complex would be in accordance 
with the extant operating hours prescribed by Condition 43 of application reference 

2007/1059/04 (updated by planning permission 2016/0020/04) and that trip 
generation levels and distribution would remain as per the existing arrangements. 
The Applicant has advised that the proposals do not seek to alter the level of 

aggregate sales from the Quarry Complex i.e. it is not proposed to increase 
production.  

 
235. The LHA have considered the site access arrangements as well as trip distribution 

on this basis. It is advised that the CPA include and carry over existing conditions for 

the existing quarry operations in respect of the hours of operation and any 
restrictions on trip generation/access usage to this application. In addition, conditions 

in respect of any wheel cleansing requirements should be carried over to prevent 
material such as mud or stones from being deposited in the highway.  
  

236. Highway Safety: The LHA previously advised that after reviewing the Applicant’s 
Personal Injury Collision (PIC) analysis and on the basis the proposals would 
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maintain the existing level of traffic to/from the site, the LHA consider the review of 
the PIC data to be acceptable. The LHA are satisfied the proposals are unlikely to 
exacerbate an existing highway safety concern on the network. 

 
237. Trip Generation: The LHA understand the Applicant is proposing no change to trip 

generation levels/ trip distribution/ operating hours/ aggregate sales levels etc and 
that there would not be an intensification in use of the existing West Lane access, or 
the new (replacement) access onto Cliffe Hill Road. The LHA advise the CPA that it 

will need to be ensured that the relevant and appropriate conditions on vehicle 
movement/operating hours and sales levels etc are carried over from existing 

planning permission to the new planning permission as necessary. 
 

238. Junction Capacity Assessments: Existing Highway Network: Given that the proposed 

development is not anticipated to result in any increase of mineral output rates, or 
alter the mode and frequency of material transport, there would be no material 
change in the volume of daily vehicle movements to and from the site. On this basis, 

the LHA advised it is content that there would be no significant adverse effect upon 
the highway network, with current traffic volumes simply extending for a further 10 

years from 2032. The LHA advised it would be unable to demonstrate a contribution 
towards improvements to key junctions along the A511/ A50 as part of the Coalville 
Transport Strategy is required.  

 

239. Cliffe Lane/ Stoney Lane/ Grassy Lane – Proposed Roundabout: The LHA previously 
advised that a capacity assessment needed to be undertaken on the proposed new 

roundabout. It was highlighted H&BBC application references 20/01283/FUL (282 
dwellings, London Road, Markfield) and 21/00787/OUT (93 dwellings, land northeast 
of Ashby Road, Markfield) would also need to be considered within the assessment. 

The Applicant has submitted a Technical Memorandum dated 4th April 2024, which 
includes a capacity assessment of the proposed roundabout. The following 

scenarios have been considered:  

 

• 2023 reassigned surveyed traffic flows as set out in the original Technical 

Note (April 2023)  

• 2032 reassigned traffic flows (using TEMPRO growth factors from Hinckley & 

Bosworth 001, all road types); and  

• 2032 reassigned traffic flows plus committed development.  
 

240. The LHA previously accepted the re-distribution of traffic along Grassy Lane due to 
the proposals making this the most direct route to J22 of the M1 for drivers travelling 
from Markfield Lane. The LHA has reviewed the TEMPRO growth factors and 

considers these to be acceptable. In addition, the Applicant has stated that the ‘2032 
reassigned traffic flows plus committed development’ scenario does not include any 

trips for application 21/00787/OUT as no movements along Stoney Lane were 
shown as part of that application. This is accepted by the LHA.  
 

241. Ratio of Flow to Capacity (RFC) is a term used in Transport Modelling to assess the 
operation of a junction. The result provides an indication of the likely junction 

performance, with a value of 1 implying that the demand flow is equal to the 
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capacity. Typically a value of 0.85 is seen as the threshold of practical capacity, with 
results higher than this more likely to experience queuing or delay.  
 

242. The RFC of the proposed roundabout is not predicted to exceed 0.85 with the 
development in place in 2032, with a maximum RFC in the AM peak of 0.26 on the 

Stoney Lane (east) arm. In addition, the maximum delay at the roundabout would be 
4.64 seconds and maximum queue length 0.3 vehicles. The LHA is satisfied the 
junction will operate within capacity. 

 
243. Off-Site Implications: The LHA previously advised several comments in respect of 

the re-alignment of Cliffe Hill Road/ Cliffe Lane. The LHA previously requested a 
speed survey of Grassy Lane demonstrating approach speeds to the new 
roundabout and forward visibility designed into the proposals as appropriate. The 

Applicant has now undertaken a speed survey on Grassy Lane on the approach to 
the existing junction between Wednesday 10th – Tuesday 16th April 2024. The 
results of the speed survey indicate 85th percentile speeds of 40.4mph northeast 

bound and 37.3mph southwest bound. 
 

244. AECOM drawing number CLIFF-ACM-XX-XX-DR-CE-02212 Rev P6 details forward 
visibility of 100m for northeast bound traffic and this is considered to be acceptable. 
The LHA have reviewed the revised drawings submitted by the Applicant in respect 

of the new road layout and advise that this is now considered acceptable and that all 
remaining points could be addressed at detailed design. The LHA wish to highlight 

the following points in particular:  
 
CLIFF-ACM-XX-XX-DR-CE-02200 rev P6 GEOMETRY AND PAVING SHEET 1  

 

• Drawing Rev P6: The proposed residential access construction to the north of 

the scheme serves what appears to be a working farm. More substantial 
carriageway construction will be required here in accordance with 

Leicestershire Highway Design Guide (LHDG) Standard Drawing SD/11/9. 
This can be agreed at the detailed design stage.  

 

CLIFF-ACM-XX-XX-DR-CE-02202 rev P7 GEOMETRY AND PAVING SHEET 3  
 

• Drawing Rev P7: Timber edges would not be suitable for the pond access 
track which would be tracked by vehicles. The LHA consider this could be 
changed and addressed by the Applicant at the detailed design stage.  

• Drawing Rev P7: Entry Widths should be no greater than 4.5m (5.8m to 6.1m 
currently shown) unless a multilane entry is proposed. Hatched road markings 

can be used to reduce the entry width down to the required dimension. The 
applicant will need to confirm what the proposals are at the roundabout. While 
the entry angles are considered acceptable, the exit widths should be 

between 7.0m and 7.5m in width, whereas the drawing shows widths of 6.7m 
to 6.9m. The LHA considers there should be scope to amend this at the 

detailed design stage, without requiring significant changes to the overall 
roundabout.  

 

It should be noted that the Applicant will be required to install any necessary 
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directional signage or road signs as part of the off-site works at their expense. 
 

245. Public Highway Extents: The LHA advise the comments raised within the 11th 

October 2022 observations in respect of stopping up/diverting the highway to enable 
the expansion of the quarry remain in full. As advised within those observations, the 

LHA will require the Applicant to create the new roads before the existing highway is 
stopped up. Therefore, the relevant Section 38 / Section 278 agreements will still be 
needed to create the diverted highways as the S247 alone does not constitute 

permission for this. It should be noted that the LHA believe some of the existing 
highway the Applicant is proposing to stop up does not appear to be within their 

registered ownership (it is unregistered), although this does not necessarily mean 
that it is not within the Applicants legal ownership. However, any stopped up highway 
that falls outside of the Applicants legal ownership will revert to its legal owner, and 

not the person making the stopping up application. Therefore, the Applicant needs to 
satisfy themselves that they will have legal control of the former highway should 
Leicestershire County Council not object to the stopping up of the highway. It should 

be noted that a S247 application is processed and decided by the National Transport 
Casework Team (part of the Department for Transport) on behalf of the Secretary of 

State for Transport. Leicestershire County Council is a statutory consultee as the 
Highway Authority. 
 

246. Highway Trees: In respect of highway trees and the highway boundary extents, after 
further consideration, the LHA is satisfied that these can be dealt with by means of 

an appropriately worded condition and by consideration of the landscaping scheme 
at detailed design.  

 

247. Public Rights of Way: Public Footpaths R15, R23 and R100 are within or beside the 
site. Leicestershire County Council’s Public Rights of Way (PRoW) section has been 

liaising with the Applicant in respect of the proposals. As advised previously, to 
ensure the walking route around the entire Old Cliffe Hill Quary is useable all year, it 
is requested that the Applicant could improve the surface along Footpath R100, in 

particular, where it forms the northern site boundary and is wholly or partly within the 
Applicants ownership by virtue of the ‘ad medium filum’ rule. The LHA advises a 

condition in respect of a treatment scheme for the affected public rights of way, 
which includes details such as surfacing, widths, structures, barriers, signage and 
landscaping as well as the management of the PRoW’s during construction. 

 
248. Conditions: As advised further above, the LHA advise that the CPA to include and 

carry over existing conditions for the existing quarry operations in respect of the 
hours of operation and any restrictions on trip generation/access usage and wheel 
cleansing to this application.  

 
249. The LHA recommend:  

 
a) a condition requiring a construction traffic management plan to be secured;  
b) a condition requiring that no part of the existing roads shall be permanently 

closed until the proposed roadworks have been constructed in full and made 
available for use by through traffic;  

c) a condition requiring that no part of the development permitted shall be used 
until the access arrangements have been implemented in full;  
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d) a condition requiring that no part of the development permitted shall be used 
until site drainage details have been approved and maintained;  

e) a condition requiring that no part of the development permitted shall be used 

until the access drive and any turning space has been surfaced with 
tarmacadam, or similar hard bound material and maintained in perpetuity;  

f) a condition requiring that, notwithstanding the provisions of Part 2 of Schedule 
2, Article 3 of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and re-enacting 

that Order) no vehicular access gates, barriers, bollards, chains or other such 
obstructions shall be erected within a distance of 15 metres of the highway 

boundary, nor shall any be erected within a distance of 15 metres of the 
highway boundary unless hung to open away from the highway;  

g) a condition requiring that the site shall be landscaped strictly in accordance 

with details first submitted to and agreed in writing by the Mineral Planning 
Authority;  

h) a condition requiring that no development shall take place until a scheme for 

the treatment of the Public Rights of Way (PRoW) including R15, R23 and 
R100 has been submitted to and approved in writing by the Mineral Planning 

Authority.  
 

250. North West Leicestershire District Council Environmental Health: No objection. 

The proposed use would not negatively impact on its environment by way of noise, 
light, odour or other disturbance.  

 
251. North West Leicestershire District Council Conservation:  No objection, there 

would be no harm to designated heritage assets in NW Leicestershire. 

 
252. Natural England: Conditions recommended. Natural England’s position remains 

unchanged from previous advice. Further comments are made. The response 
suggests conditions should be used to secure large interpretation samples of rock to 
be included within the restoration. NE welcome this, however, consider further 

commitment should be made to retain the geological interest and legacy of the SSSI 
post-restoration. For example, a geodiversity plan. Details of such measures may not 

be possible to agree at this stage, but conditions could be used to ensure this is 
provided later. 
 

253. Markfield Parish Council: Comments. Members of Markfield Parish Council wish to 
know what the impact of the new road will have on the residents of 

Markfield. Also could the Parish Council be provided with a management plan 
timetable please? 
 

254. North West Leicestershire District Council Planning and National Highways: No 
objection.  

 
255. Landscape, Coal Authority, National Grid Electricity Transmission, Lead Local 

Flood Authority, National Forest Company, Environment Agency:  No new 

comments. Previous comments remain. 
 

256. Stanton under Bardon Parish Council: No response received. 
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Further publicity and representations 
 

257. The planning application, accompanying ES and all further information as set out 

above, has been publicised in a third period of consultation. This was done by press 
notice in the Leicester Mercury on 15th May 2024, and by site notices and neighbour 

notification letters on the 9th May 2024.  
 

258. A total of one representation was received during the third consultation period and 

up until the publication of the report. The representation was an objection, raised on 
the grounds of devaluation of local property prices; that businesses would have to 

close; and dirt and dust would impact upon quality of life and businesses.  
 
Assessment of Proposed Development 

 
259. The application relates to an existing quarry located within the open countryside and 

on a strategic site for crushed rock. The application should be determined in 

accordance with the development plan unless material considerations indicate 
otherwise. The relevant considerations in determining the acceptability of this 

proposal are (inter alia) the location, nature and need for development, highways, 
ecology, landscape, environmental impacts and restoration and aftercare of the site. 
 

260. The application seeks planning permission for a lateral extension to the mineral 
extraction area at the existing Cliffe Hill Quarry complex, ongoing use of the existing 

aggregate processing area (plant area at ‘New Cliffe Hill Quarry’), new screening 
landform, the relocation of parts of Cliffe Lane, Cliffe Hill Road and Stoney Lane and 
replacement roundabout, the demolition of Peak Hayes Farm and Sunny Cliffe 

properties, the construction of a new access into Old Cliffe Quarry with landscaping, 
ongoing use of the current stocking areas, workshop, weighbridge and wheel wash, 

rail infrastructure within the site, office accommodation, retention of access from the 
B585 West Lane and habitat creation and restoration of the quarry void to water.  
 

Relevant matters to be assessed  
 

261. Since minerals extraction is an on-going use of land, the majority of the development 
activities related to the mineral operation will be for the Mineral Planning Authority to 
address and these matters are set out within the Assessment continued below. 

However, separate licensing, permits or permissions relating to minerals extraction 
may be required. These include permits relating to surface water, groundwater and 

waste, which the Environment Agency is responsible for issuing or European 
Protected Species Licences, issued by Natural England (where appropriate). There 
may also be additional consents, such as stopping up rights of way or section 278 

agreement which is a section of the Highways Act 1980 that allows developers to 
enter into a legal agreement with the council (in our capacity as the Highway 

Authority) to make permanent alterations or improvements to a public highway must 
be obtained. These matters are not considered within this report.  
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Principle of and need for the development 
 

Crushed Rock Provision in Leicestershire  

 
262. The Mineral Planning Authority needs to be satisfied that a steady supply of mineral 

can be produced throughout the plan period, and that its contribution to national 
aggregates provision can be met.  The NPPF advises authorities to use landbanks of 
aggregate minerals reserves principally as an indicator of the security of aggregate 

minerals supply and to maintain a landbank of at least 10 years for crushed rock 
(paragraph 219).  

 
263. The production of crushed rock within Leicestershire accounts for 65% of the 

igneous rock output in England. Therefore, the igneous rock quarries of 

Leicestershire, including Cliffe Hill Quarry are of national importance. The 
Leicestershire Minerals and Waste Local Plan states that there are already permitted 
reserves for crushed rock in Leicestershire sufficient to provide for the next 30 years 

of estimated demand for crushed rock aggregate. The latest Leicestershire Local 
Aggregate Assessment (2022) details that the estimated permitted reserves on 31st 

December 2022 were 304 million tonnes. Based on the current 10-year provision 
rate, there are currently sufficient permitted reserves for 23 years. This exceeds the 
10-year landbank which is the required minimum landbank required for crushed rock 

as outlined in paragraph 219 of the NPPF (2023). Notwithstanding this, sales of 
crushed rock within the County in 2022 were 11.42 million tonnes, which was a 7% 

decrease on sales observed in 2021. Present sales figures aside, it should be noted 
that industry comes forward with proposals where demand requires additional 
material, and it is likely that proposals come forward to the Authority ahead of 

reserves dwindling on existing sites. 
 

264. Furthermore, there is no maximum landbank and the latest Leicestershire Local 
Aggregate Assessment (2022) recognises that not all existing sites would be able to 
contribute to future requirements without the benefit of extensions to their currently 

permitted operations. Cliffe Hill Quarry is amongst the four rail-connected igneous 
quarries in Leicestershire providing crushed rock across the country, including to 

areas like the South East and London via rail.  
 
Need for the Development  

 
265. An objection was received on the grounds that Mountsorrel Quarry has applied to 

extend their workings and Whitwick quarry has reopened lately and there are concerns 
about who would be buying the output. It should be noted that the planning application 
for the extension of Mountsorrel Quarry (reference 2023/1864/02) remains 

undetermined. The issue of need for the development is set out in the Planning 
Statement which sets out the specialist nature of the mineral extracted and the local 

and national markets which would be served by the proposal.   
 

266. Cliffe Hill Quarry produces high quality aggregates with a range of applications. The 

quarry contains diorite and tuff material. These are specifically blended to meet the 
quality criteria for end markets. Some material has a specification with a Polished 

Stone Value (PSV) in excess of 55 which means it is capable of being classified and 
used as a High Specification Aggregate (HSA) in more specialist road surface 
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applications. HSAs are relatively rare and highly specialised aggregates which can be 
obtained from limited areas. In England, 23 quarries are capable of producing HSAs. 
It is not known how many of these are rail linked to serve national markets. Cliffe Hill 

Quarry comprises one of four rail linked quarries in Leicestershire, of which Whitwick 
quarry is not one.  

 
267. Policy M4 of the Leicestershire Minerals and Waste Local Plan states that priority will 

be given to proposals for extraction to be worked as extensions to existing rail-linked 

site operations where they are required to ensure sustainable supply. This assists in 
ensuring the sustainability of operations through use of existing infrastructure, 

minimises impacts on the wider landscape by focusing operations in a confined area. 
Furthermore, for the output which is not exported to further markets by way of rail, it 
is considered that the proposal remains located in close proximity to local markets 

and the County’s lorry route network, where road traffic can largely avoid residential 
and minor roads. Therefore, it is considered that the proposal accords with Policy 
M4. 

 
Waste Provision  

 
268. The existing site recycles waste road planings and processes them into Recycled 

Asphalt Product (RAP) (permission 2012/0305/04). At present these operations are 

limited until 31st December 2032 (permission 2007/1059/04) or until the cessation of 
the use of the asphalt plants on the site, whichever is sooner. This comprises the 

use of two asphalt plants present onsite.  
 

269. There is likely to be continued transport and environmental benefits arising from 

allowing waste road planings to be processed alongside primary aggregate from the 
adjacent quarry. The recycling of waste road planings into a product would reduce 

the use of primary aggregate and the amount of bitumen required in the process of 
creating asphalt. It would also reduce the amount of waste going to landfill. The 
substitution of part of the primary won aggregate by alternative products lessens the 

need for quarrying with the associated benefits of reduced social and environmental 
impacts and efficient use of a finite resource. In this instance, it is considered that a 

location within a rural area can be justified.  
 

270. The recycling of waste road planings would not lead to any unacceptable adverse 
impacts on the natural and built environment, as is currently demonstrated at the 

site, and would require an environmental permit from the Environment Agency (EA) 
which would provide additional controls on the proposed development. The EA and 

the district/borough Environmental Health departments have raised no objections to 
this element of the proposal. 
 

271. The access to the site has been designed to cater for large numbers of HGVs, and 

the existing consent places no limits on the number of HGVs that can attend the site. 
There is no proposal to significantly increase the recycling operations or associated 
HGV movements. Controls on the waste operations and any associated noise, dust 

or odour from these operations would be maintained by way of planning conditions 
and environmental permits. The proposal would continue to make provision for 

meeting Leicestershire’s recycling targets as set out in the LWMLP. Overall, the 
continuation of producing RAP at the site conforms with the requirements of Policies 
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M13, W1, W4 and W5 of the LMWLP, Paragraph 7 of the NPPW and the goals of the 
WMPE. 
 

Location  
  

272. The site is identified within the Hinckley & Bosworth Local Plan as Countryside and 
within the boundaries of the National and Charnwood Forests and the Charnwood 
Forest Geopark, an aspiring UNESCO Global Geopark. The site is also in proximity 

to the villages of Stanton under Bardon and Markfield.  
 

273. The proposal would result in a significant lateral extension of the existing site. The 
planning application area is some 218 ha of which the proposed extension area 
amounts to around 22 hectares (ha) and is predominantly in agricultural use but also 

includes two properties which would be removed. The proposals would increase the 
extraction area by around 9ha, with a further 5.5ha used for the creation of a 
peripheral landscaped screen mound. This is clearly a significant lateral extension; 

however, when considering the principle of the development in this location, great 
regard is given to its position at an established quarry which is already located within 

the open countryside and on a strategic site for crushed rock which would provide 
continuity of supply of a specialist material serving national and local markets. 
 

274. Mineral extraction is not outlined within the criteria as permissible within the 
countryside as set out within Policy DM 4 of the Hinckley and Bosworth Borough 

Council Local Plan Site Allocations and Development Management Policies (adopted 
July 2016). This policy states that development in the countryside will be considered 
sustainable where: it significantly contributes to economic growth and job creation 

and; it does not have a significant adverse effect on the intrinsic value, beauty, open 
character and landscape character of the countryside; and it does not undermine the 

physical and perceived separation and open character between settlements;…and if 
within a Green Wedge, it protects its role and function in line with Core Strategy 
Polices 6 and 9; and if within the National Forest, it contributes to the delivery of the 

National Forest Strategy in line with Core Strategy Policy 21.  
 

275. With regard to the first relevant criteria above, economic growth and job creation, the 
proposal would result in the retention of jobs as operations on the site would be 
permitted to continue for the medium-long term rather than cease at the site’s current 

expiry date. Regard is had to Paragraph 217 of the NPPF, in which great weight 
should be given to the benefits of mineral extraction, including to the economy so 

long as there are no unacceptable adverse impacts on the natural and historic 
environment. An in-depth analysis of the environmental and socio-economic impacts 
of the proposal is explored further below within this assessment.  

 
276. Policy M4 of the LMWLP states that priority will be given to proposals for extraction 

to be worked as extensions to existing rail-linked site operations where they are 
required to ensure sustainable supply. This assists in ensuring the sustainability of 
operations through use of existing infrastructure, and minimises impacts on the wider 

landscape by focusing operations in a confined area. Furthermore, for the output 
which is not exported to further markets by way of rail, it is considered that the 

proposal remains located in close proximity to local markets and the County’s lorry 
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route network, where road traffic can largely avoid residential and minor roads. 
Therefore, it is considered that the proposal accords with Policy M4. 
  

277. Policy M1 of the Markfield Parish Neighbourhood Plan 2020-2039 states that the 
Countryside will be protected for its intrinsic character, beauty, heritage and wildlife, 

the wealth of its natural resources and to ensure it may be enjoyed by all. The 
proposal does not constitute the types of development to be supported in a 
countryside location (recreation and tourism, development by statutory 

undertakers/utility providers; or residential). Criteria 4 of the policy states that 
development that is otherwise in accordance with: national policies; or strategic 

planning policies or allocations; or with the other policies of the Neighbourhood Plan 
will be supported in a countryside location.  
 

278. In consideration of the above, the location of the proposal accords with Policy M4 of 
the LMWLP, Policy DM 4 of the Hinckley and Bosworth Borough Council Local Plan 
Site Allocations and Development Management Policies (adopted July 2016) and 

Policy M1 of the Markfield Parish Neighbourhood Plan 2020-2039 (made September 
2021) subject to its environmental impacts being considered and found appropriate 

within the rest of this assessment below, with particular regard but not limited to, 
landscape and visual impact, compliance with the relevant policies on the National 
and Charnwood Forests; and demonstrable socio-economic benefits.  

 
Environmental and Other Effects 

 
Working Programme 

 

279. The applicant has outlined the various stages of the proposed development through 
to site restoration.  Consideration is given to the proposed timescales of the 

development. Although a temporary permission is sought, the scale and length of 
timescales for achieving the working programme and restoration scheme within the 
proposed timescales is considered as well as the length of time environmental 

effects upon the locality may occur for and how these may be controlled.  
 

280. In summary, the proposal involves:  
 

• the continued day to day operation of the existing operations within its 

currently approved limits until c. 2026/7; 

• from 2026/7 commencement of the initial site preparation works of the 

extension over the course of 24 months;  

• retention of all in situ landform and landscape planting adjacent to the 

existing operations, except that directly affected by the Eastern Extension;  

• development of the Eastern Extension, to include inter alia;  

(a) Hedgerow and tree clearance;  

(b) Demolition of Sunny Cliffe Cottage and Peak Hayes Farm buildings;  

(c) Soil stripping and storage/use within the quarry site for landscaping 

works and restoration;  
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(d) Stripping of overburden and use in landform screening and/or NCH 
Quarry within the existing tip area; 

(e) Progressive extraction of rock from within the existing footprint of the 

quarry towards the extension;  

(f) advance peripheral landscaping works (screening landform and tree 

planting) on the eastern flank of the extension area; 

(g) construction of a section of Cliffe Lane and Stoney Lane along their new 
alignment, including new footways (subject to separate approval from 

LCC Highways);  

(h) construction of surface water management infrastructure to manage 

drainage for the new road and screening landform; 

(i) new woodland planting on the western boundary of OCH; 

(j) creation of a new permissive footpath and a viewing point on the western 

boundary of OCH adjacent Cliff Hill Lane; 

(k)  the stopping up and removal of the affected section of the existing Cliffe 
Lane;  

(l) temporary diversion of the public right of way R15/3 then stopping up 
and reconnection on the new Cliffe Lane,   

 

• the continuation of progressive extractive operations from 31st December 

2032 to 31st December 2042, plus 2 years to complete land restoration works. 
Restoration would not include the importation of material for disposal by 
landfill. The void would be allowed to naturally flood.  

 
281. Subject to the imposition of conditions to monitor and review the proposed working 

and phasing programme including ongoing landscaping, its management and 
progressive restoration, it is considered that an appropriate level of control and 
certainty would be provided to assist in the overall monitoring of the proposal, having 

regard to the objectives of the LMWLP.  
 

Design of the Development, Landscaping and Visual Impact 
 

282. It is clear that landscape and visual impacts are one of the most notable considerations 

of the proposal given its lateral extent and the scale of the proposed landscaping 
works. There is a clear potential for visual impacts upon the wider landscape and upon 

residents and users of the locality which must be considered in full.  
 

283. The application site occupies a substantial area, extending to around 213 hectares. 

The existing workings at Old Cliffe Hill cover around 67ha and remain well screened 
from much of the local area owing to extensive screening which was secured, 

delivered and is maintained under a number of planning permissions. The site is 
uniquely located within designated Countryside, within the central part of National 
Character Area (NCA) 73 Charnwood, which is described as “a unique landscape, 

marked out by its geology and upland qualities, which contrast with the surrounding 
gentle lowlands. It is formed by a mosaic of heathland, farmland, parkland and 

woodland. The underlying Precambrian geology has given rise to the distinct area of 
land characterised by exposures of rugged, rocky outcrops. It is a relatively well  
wooded landscape, with many areas of mixed, deciduous and coniferous woodlands”. 

The site lies within the boundaries of both the National and Charnwood Forests. The 
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site does not form part of any national valued landscape designation.  
 

284. The NPPF requires that planning decisions ensure development is visually attractive 

because of good architecture, layout and appropriate and effective landscaping; 
sympathetic to local character and history, including the surrounding built environment 

and landscape setting, while not preventing or discouraging appropriate innovation or 
change (paragraph 135) and protecting and enhancing valued landscapes, 
recognising the intrinsic character and beauty of the countryside (paragraph 174). The 

NPPF also describes how the National Forest offers valuable opportunities for 
improving the environment around towns and cities, by upgrading the landscape and 

providing for recreation and wildlife (paragraph 146). 
 

285. Concern has been raised over the visual impact of the proposed development, on the 

loss of views from residential properties, particularly those in Markfield and the 
destruction of farmland and on views of the quarry. These elements are explored 
further below.  

 
286. It is acknowledged that the most noticeable changes, and therefore the greatest 

adverse visual effects, are likely to be upon those receptors relatively close-by to the 
north-east, east and south-east. For example, residents within nearby individual 
properties and farmsteads, travellers along local roads and users of the public right of 

way and other recreational facilities such as the nature reserves. There would be some 
significant adverse effects on landscape character in the short term as the full lateral 

extension is developed, but these effects would diminish over time as the screening 
landform is constructed, tied into the wider existing screening landform, and planted.  

 

287. Given the established screening landform which would be in place post-construction, 
no adverse visual impacts would be visible beyond the site boundary. Visually, there 

would be some short-term increase in the visual impacts associated with the quarry 
as a result of the net gain in woodland planting and other habitat creation. With regard 
to the representations received, the LVIA concluded that there would be no permanent 

(post mitigation) significant landscape and visual effects as a result of the proposed 
development. 

 
288. However, the short-term impacts identified above must be balanced against the 

longer-term outcomes for the local and wider landscape. There would be some long-

term medium scale effects upon landscape character as a result of the final void which 
would become a dominant feature as a lake, would remain upon completion of the 

works as it replaces existing farmland and properties. However, this effect would be 
localised and limited to the immediate area adjacent to the remaining void within the 
boundary of the site only. It is considered that this medium scale permanent change 

would be appropriate within the locality, forming what would appear to be a natural 
extension to the voids which exist at present. 

 
289. The majority of the short-term and long-term adverse effects identified would be 

mitigated as a result of the proposed landscaping details and final restoration scheme 

which are considered to be consistent with the site’s landscape context within the 
broader character of the Charnwood Forest and aligns with the objectives of the 

National Forest.  
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290. A number of conditions are proposed to ameliorate the short and long term visual 
and landscape impacts upon the locality by requiring landscaping and planting works 
at the earliest opportunity to limit temporary adverse visual impacts. The quarry 

would ultimately be restored to beneficial use in this countryside location through the 
creation of a mosaic of new habitat areas including substantial coverage of tree 

planting. These conditions can control the development to be undertaken as per the 
submitted details. More detailed consideration on restoration is provided below. 
Overall, the proposal accords with Policy DM 10 Development and Design of the 

Hinckley and Bosworth Borough Council Local Plan Site Allocations and 
Development Management Policies (adopted July 2016), Policies D1 and D2 of the 

North West Leicestershire Local Plan (as amended by the Partial Review), Policies 
M2 and M10 of the Markfield Parish Neighbourhood Plan 2020-2039 (made 
September 2021) and paragraphs 135, 146 and 174 of the NPPF. 

 
Green Infrastructure, Biodiversity and Ecology 

 

291. Mandatory biodiversity net gain (BNG), where developers must deliver a BNG of 
10% as required by Schedule 7A of the Town and Country Planning Act 1990 was 

legally introduced on the 12th February 2024. However, applications submitted prior 
to this date such as this one, are legally exempt from this requirement. As such, 
there is no policy or legal requirement to provide a BNG assessment or documents.  

 
292. The main operational areas of the site at present offer relatively limited opportunity to 

local and native wildlife. The existing quarry itself is a working environment along 
with adjoining plant site which accommodates ancillary and other industrial features 
including the stocking areas, rail link and loading area, offices and car park.  

 
293. However, the extension to the quarry working would be located on agricultural land 

and would require the removal of two properties. Therefore, there is the potential for 
significant ecological implications. Adverse impacts upon protected species can be 
avoided by imposing suitable conditions to ensure their suitable identification and 

ensuring appropriate mitigation measures where encountered.  
 

294. The proposals would deliver a mosaic of priority habitat types (Lowland Meadow, 
Lowland Deciduous Woodland, Inland Cliff, Ponds and Native Hedgerow) and 
overall, the result of the development would be a significant net gain in both the 

extent and quality of the habitats present. Subject to conditions to ensure that 
protected species are suitably handled, habitats are delivered at the earliest 

opportunity, appropriate methods are used to deliver, maintain and manage the 
habitats and suitable periods of aftercare the proposal is considered to accord with 
Policies DM3, DM7 and DM12 of the LMWLP and Policies 20, 21 and 22 of the 

Hinckley and Bosworth Borough Council Local Development Framework Core 
Strategy (adopted December 2009).  

 
295. In addition to the above, and, with regard to high environmental standards, delivery 

of strategic green infrastructure and supporting the delivery of the Charnwood Forest 

Regional Park and the National Forest Strategy the proposal accords with Policies 7, 
8 and 12 of the Hinckley and Bosworth Borough Council Local Development 

Framework Core Strategy (adopted December 2009), Policy DM 6 of the Hinckley 
and Bosworth Borough Council Local Plan Site Allocations and Development 
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Management Policies (adopted July 2016) DPD and Policies En1, En3 and En4 of 
the North West Leicestershire Local Plan (as amended by the Partial Review) and 
Policies M3, M4 and M5 of the Markfield Parish Neighbourhood Plan 2020-2039 

(made September 2021). 
 

Geodiversity  
 

296. The northern faces of OCH are designated as a Site of Special Scientific Interest 

(SSSI) due to their geological interest.  Under the extant planning permission, there 
is a scheme secured for the monitoring, surveying and recording of the geological 

SSSI between the applicant and British Geological Survey (BGS). This went out to 
consultation with Natural England as the statutory advisors on the designated site. 
The scheme is required to be reviewed on a rolling five-year basis. Natural England 

and the National Forest Company on behalf of the Charnwood Forest Geopark have 
no objection to the proposal subject to the mitigation measures and ongoing 
monitoring as set out in the extant scheme being retained. The Charnwood Forest 

Geopark have noted that they would welcome being involved with any new scheme 
should a revised one be secured in the future in addition to the BGS. This is noted, 

however it is not considered necessary that a revised scheme be secured should 
permission be granted in this instance.  
 

297. Overall, subject to a condition to retain the scheme and review it on a five yearly 
basis the proposal is considered to accord with Policy DM7 of the LMWLP and Policy 

DM 6 of the Hinckley and Bosworth Borough Council Local Plan Site Allocations and 
Development Management Policies (adopted July 2016) DPD.  
 

Restoration, Management, Aftercare and After-use 
 

298. It is considered that the restoration concept is in keeping with the local character of 
the National Forest and Charnwood Forest, and provides for a mosaic of priority 
habitats as set out in the Leicester, Leicestershire and Rutland Biodiversity Action 

Plan which would deliver a significant net gain in biodiversity. 
 

299. Given the timescales involved it is considered that the conceptual after-uses are 
generally acceptable.  A scheme requiring details regarding the various elements of 
after-use across the entire complex would be the most appropriate method of 

maintaining control of the future land uses.  This could be made a requirement of any 
planning permission and tied to particular stages of the proposed development. 

 
300. Subject to the control of the matters outlined above by planning condition, it is 

considered that the proposed restoration, land management and aftercare and after-

use are capable of being satisfactorily secured and the proposal accords with 
Policies DM3, DM7 and DM12 of the LMWLP and Policies 20, 21 and 22 of the 

Hinckley and Bosworth Borough Council Local Development Framework Core 
Strategy (adopted December 2009). In addition to the above, and, with regard to 
high environmental standards, delivery of strategic green infrastructure and 

supporting the delivery of the Charnwood Forest Regional Park and the National 
Forest Strategy the proposal accords with Policies 7, 8 and 12 of the Hinckley and 

Bosworth Borough Council Local Development Framework Core Strategy (adopted 
December 2009), Policy DM 6 of the Hinckley and Bosworth Borough Council Local 
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Plan Site Allocations and Development Management Policies (adopted July 2016) 
DPD and Policies En1, En3 and En4 of the North West Leicestershire Local Plan (as 
amended by the Partial Review) and Policies M3, M4 and M5 of the Markfield Parish 

Neighbourhood Plan 2020-2039 (made September 2021). 
 

Cultural and Built Heritage and Archaeology  
 

301. Prior to submission, there has been discussion with the applicant in relation to the 

scheme with regards to cultural and built heritage and archaeology. This has 
resulted in suitable geophysical and trial trenching surveys being undertaken to 

support the ES, including the Archaeological and Heritage Assessment (Appendix 
12) amongst other supporting assessments and data. The assessment found there is 
a low potential for the presence and survival of archaeological remains, based upon 

a lack of known sites and finds, the results of the geophysical survey and trenching 
results.   
 

302. With regards to built heritage, including designated and non-designated heritage 
assets and their settings, a historic buildings assessment has been undertaken.  

 
303. The assessment included the complete loss of several unlisted historic buildings 

including the Sunny Cliffe and Peak Hayes farmhouse and farm buildings and the 

resultant loss of, and harm to, the existing setting of the Stoney Lane Lodge non-
designated heritage asset. With regard to the former, none of the unlisted historic 

buildings to be lost are considered particularly fine or rare examples of their type. 
They are, however, features of historic significance and interest. Based upon the 
advice of the County heritage advisor and the submitted Assessment, it is not 

considered that any of the assessed buildings are deemed worthy of preservation 
based on their historic significance. It is considered appropriate that they be subject 

to an appropriate level of historic building recording prior to their demolition in line 
with Historic England’s guidance, to record and advance the understanding of the 
significance of any heritage assets to be lost (wholly or in part). It is considered that 

this would be a suitable level of mitigation to offset the loss of their local heritage 
interest, proportionate to their importance (NPPF Section 16, paragraph 205). This 

can be secured by condition. This approach would be in accordance with paragraph 
211 of the NPPF.  
 

304. With regard to the latter, Appendix 12-1 Archaeology & Cultural Heritage 
Assessment advises that ‘the potential direct impacts during 

construction/establishment’ on the setting or significance of various designated and 
non-designated heritage assets would be negligible. In this context ‘negligible’ 
effects are material and must be considered and weighed against the public benefits 

of the proposal in accordance with paragraph 208 of the NPPF. Although negligible 
effects may equate to a minimal level of harm, this harm must be considered. When 

considering public benefit, regard is had to Paragraph 217 of the NPPF, in which 
great weight should be given to the benefits of mineral extraction, including to the 
economy so long as there are no unacceptable adverse impacts on the natural and 

historic environment. It is clear that the scheme accords with the NPPF in supporting 
economic growth and this should be given great weight in favour of the application 

as this would result in public benefit. The potential negative economic effects of this 
proposal are closely linked to its environmental effects, which are considered within 
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this report. If these are considered to be acceptable, then it is considered the 
potential negative socio-economic effects for the public would be likely to also be 
minimised. Further to this, when considering the total loss of the farm buildings and 

the impacts upon the setting of the non-designated Stoney Lane Lodge, regard is 
had to Paragraph 205 which requires that when considering the potential impact of a 

proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation and the more important the asset, 
the greater the weight should be. Overall, it is considered that the harm identified 

above would be justified and outweighed by the identified public benefit. 
 

305. Furthermore, it is considered that the loss of, and harm to, the setting of Stoney Lane 
Lodge can be mitigated through the proposed landscape and visual screening 
measures including the proposed seeding and planting measures. 

 
306. With regards to designated heritage assets, the proposal is located within the wider 

setting of a number of designated heritage assets. The impacts upon which are 

included in the ES documents. Historic England raise concerns regarding the levels 
of impact the proposals would have on the setting of the Markfield Conservation 

Area and the Grade II* Listed Church of St Michael, Markfield which would occur 
through the reduction of the remaining rural agrarian setting to these assets and 
wider impacts upon their setting. Table 12/2 of Chapter 12 of the ES sets out a 

summary of the potential indirect impacts which may occur during construction and 
establishment of the proposal upon scheduled monuments, listed buildings and 

Markfield Conservation Area (CA) within 3km of the eastern extension. For each 
receptor identified, the predicted impacts are of negligible significance and no 
mitigation is considered necessary.  
 

307. With regard to the Markfield CA, there are no significant or historically important 

landscape views from the Conservation Area to any parts of the Site. The setting of 
the majority of buildings within the CA have a decidedly inward focus. Views to be 

protected as detailed in the CA Appraisal are within the designation and in most 
instances inward-looking. No ‘views to be protected’ or ‘vistas to be protected’ are in 
the direction of the site. With regard to Grade II* Church of St Michael, the special 

interest of this Church derives from its fabric, age and historic association. Its setting 
is within the historic core of the settlement and this does not extend to the site. Its 

significance will not be affected by the proposed development. The proposed quarry 
extension will have no impact upon the setting or significance of this high sensitivity 
receptor and therefore the predicted impact is negligible. 

 

308. Notwithstanding the predicted impacts of negligible significance, as above, and in 
accordance with paragraph 208 of the NPPF, the Mineral Planning Authority must 
assess whether the impacts and potential low level less than substantial harm to the 

identified designated heritage assets would be justified or outweighed by any 
perceived public benefit. Again, regard is had to Paragraph 217 of the NPPF, in 

which great weight should be given to the benefits of mineral extraction, including to 
the economy so long as there are no unacceptable adverse impacts on the natural 
and historic environment. It is clear that the scheme accords with the NPPF in 

supporting economic growth and this should be given great weight in favour of the 
application as this would result in public benefit. The potential negative economic 

effects of this proposal are closely linked to its environmental effects, which are 
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considered within this report. If these are considered to be acceptable, then it is 
considered the potential negative socio-economic effects for the public would be 
likely to also be minimised. There would be some localised overall environmental 

benefits in the form of habitat creation and biodiversity net gain within the 
Charnwood and National Forests.  

 

309. When considering the harm against the public benefits identified, given the findings 

of the assessments and distances involved, topography and disruption to the rural 
environment from the motorway means that the proposed quarry extension is 

unlikely to unduly harm the current setting of the listed buildings and conservation 
area in Markfield. There may be changes to long distance and/or obscured views in 
some circumstances, but none of these changes are relevant to planned views or 

vistas from cultural heritage assets and those changes are not assessed as 
compromising the understanding or historic significance of any heritage site or 

feature. On this basis, although great weight is given to the importance of the 
identified assets, it is considered that the less than substantial harm identified would 
be justified and outweighed by the identified public benefit set out above.  

 
310. Historic England raised concerns regarding the potential for increased traffic 

volumes (notably HGVs) and the potential for an associated increase in frequency 
and magnitude vibrations to relevant historic buildings from traffic and blasting. 
Concerns are raised that these may detrimentally impact historic buildings within the 

Conservation Area through frequent vibration. Additional concerns are raised 
regarding the potential for damage to roads and verges, and historic road-side 

walling through increased heavy traffic. It is not proposed to vary the operating 
hours, production rates, hourly, daily, monthly or annual traffic movements beyond 
those currently permitted at the existing quarry.  

 
311. The routes currently used by HGVs associated with material processed at the plant 

site would not change. The route currently used by HGVs associated with the export 
of low grade material from OCH Quarry would slightly alter, by using a 250m section 
of Cliffe Hill Road and 300m of Stoney Lane between the proposed service access 

and the relocated Cliffe Lane. However, there would be no impacts as result of this 
minor routeing change, given there are no receptors that would be sensitive to a 

change in vehicle movements between the site access and the new roundabout on 
the new section of route. No vehicles are proposed to travel through either Stanton 
under Bardon or Markfield and therefore no vibrations would impact upon historic 

buildings from traffic.  
 

312. With regards to blasting and vibration impacts upon the historic environment, an 
assessment of the potential impacts of ground borne vibration and air overpressure 

from quarry blasting in the proposed extraction area has been undertaken, and forms 
part of the ES. The predictions for these impacts are based on measurement data 

obtained from monitoring representative production blasts at the existing quarry. A 
criterion of 6mm/s for 95% of events has been proposed and is recommended to be 
secured by way of condition, in order to minimise the vibration impact of blasting 

operations to nearby residents and structures. This would reflect guidance included 
in the relevant British Standards which ensures that there would continue to be no 

impacts upon the structure of local properties. Given that many local properties sit 
closer to the proposed workings than any heritage assets, the vibration levels at any 
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heritage asset would be below the criterion of 6mm/s. Although great weight is given 
to the importance of the identified assets, it is considered that the less than 
substantial harm identified would be justified and outweighed by the identified public 

benefit set out above.  
 

313. Given the submitted supporting information and the above assessment, the proposal 
complies with Policy DM8 of the LMWLP, Policies DM 11, DM 12 and DM 13 of the 
Hinckley and Bosworth Borough Council Local Plan Site Allocations and 

Development Management Policies (adopted July 2016), Policy He1 of the North 
West Leicestershire Local Plan (as amended by the Partial Review), Policy M9 of the 

Markfield Parish Neighbourhood Plan 2020-2039 (made September 2021) and 
Section 16 of the NPPF and Section 66 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990.  

 
314. In recommending a decision on this application the Mineral Planning Authority has 

had consideration to the statutory duty of section 66(1) of the Planning (Listed 

Buildings and Conservation Areas) Act 1990, to have special regard to the 
desirability of preserving listed buildings or their setting or any features of special 

architectural or historic interest which they possess. 
 
Soils and Loss of Agricultural Land 

 
315. Planning practice guidance for agricultural land, soil and brownfield land of 

environmental value (Paragraph: 001) advises that there are five grades of 
agricultural land, with Grade 3 subdivided into 3a and 3b. The best and most 
versatile land is defined as Grades 1 to 3a. It advises that planning decisions should 

take account of the economic and other benefits of the best and most versatile 
agricultural land. 

 
316. The proposed lateral extension comprises large-scale non-agricultural development 

on best and most versatile land. The proposal would affect 2.7 ha of Subgrade 3a 

quality. With regards to other agricultural grades, 13.2 ha of subgrade 3b quality 
would be affected. A total of 15.9 ha of agricultural land would be lost as a result of 

the proposal with the soils to be used for landscaping and supporting the habitats 
proposed by the scheme. For stripping, stockpiling and handling the soils, methods 
recommended by the relevant guidance would be adhered to.  

 
317. Footnote 62 of the NPPF (2023) states that where significant development of 

agricultural land is demonstrated to be necessary, areas of poorer quality land 
should be preferred to those of a higher quality. The availability of agricultural land 
used for food production should be considered, alongside the other policies in this 

Framework, when deciding what sites are most appropriate for development. It can 
be interpreted that this footnote can be applied to any agricultural land and not just 

the best and most versatile grades. To this end, any loss or other impacts of 
agricultural soils are considered below.  

 

318. Chapter 3 of the ES set out the alternative locations considered by the applicant. The 
location of the extension was based upon detailed geological information and whilst 

the quarry development design and relocation of roads underwent many iterations, 
the location of the scheme cannot be avoided due to the nature of the geology. 
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Therefore, should the scheme be granted permission the loss of agricultural land 
would be necessary. Regard is had to paragraph 215 of the NPPF (2023) which 
states that since minerals are a finite natural resource, and can only be worked 

where they are found, best use needs to be made of them to secure their long-term 
conservation. In this instance, the specialist nature of the stone and its properties 

which underlies the soils and the economic benefits which would result from its 
extraction and its contribution to national construction markets is considered to 
outweigh the loss of agricultural land which would otherwise be available for food 

production.  
 

319. With regards to impacts upon the soils to be moved, handled, stockpiled and reused 
in landscaping and restoration, a detailed soil handling strategy covering these 
matters, would suitably control soil handling activities and avoid any adverse impacts 

upon the properties of the soils. Subject to these controls by planning condition, it is 
considered that any impacts relating to soils are capable of being satisfactorily 
resolved and the development accords with Policy DM6 of the LMWLP.  

 
Socio-Economics  

 
320. The planning statement contains an assessment of the economic and socio-

economic impacts of the proposal on the area surrounding the site. The economic 

importance of Cliffe Hill Quarry, and the implications for future economic and social 
conditions relating to the proposed development are summarised below. 

 
321. In summary, the site is an established provider of crushed rock serving local and 

regional markets and supporting the direct employment of around 120 personnel, 

across a range of jobs. The site is one of the largest single payers of business rates 
in Hinkley and Bosworth district.  Indirectly, the site contracts a range of local 

businesses who supply goods and services.  
 

322. The proposed development would therefore help retain the jobs of those already 

directly and indirectly employed as part of the existing operations, contributing to the 
local economy through wages. Nationally, the quarry contributes to the economy 

through the aggregates levy and other taxation processes as well as providing the 
raw material for construction-based growth. The proposals would enable 
employment to be maintained across a range of industries, many of which depend 

upon the existing quarrying operations.  
 

323. During the application process representations raised concerns of the potential 
impacts upon local businesses, raising that some may have to close due to 
disruption, especially during the construction period. It is not proposed to close any 

length of road which provides access to local businesses. Where a section of Cliffe 
Lane would be temporarily closed, a diversion would be put in place prior to its 

closure. The northern end of Cliffe Lane would remain open to enable access to the 
nearest local business. It is not considered that any unacceptable impacts on 
businesses would arise from the proposed development, including any 

environmental impacts.  
 

324. As identified in earlier paragraphs, the mineral at Cliffe Hill is a high quality 
aggregate suitable for a range of applications. The mineral at Cliffe Hill Quarry is 
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viewed as being nationally important and contributes towards local and national 
economies through the construction industry.  
 

325. With regard to the social aims of sustainable development, although the proposals 
would not generate any additional jobs, it would nevertheless maintain these, or 

similar roles, going forward for a substantial period of time for the local and wider 
populations.  
 

326. The proposal includes the demolition and loss of Peak Hayes Cottage and Sunny 
Cliffe cottage and associated buildings. This would result in the displacement of the 

associated residents. However, whether the properties and/or any associated land 
gets sold to the applicant remains purely a matter of private interest and thus any 
social or economic effects upon the residents are not considered as part of this 

application.  
 

327. Overall, the balancing of the positive and negative socio-economic effects of 

development is not a well-defined process; there is no absolute calculation of either, 
and no policy on whether this should be a simple sum of revenue, jobs, or some 

other factor, or whether there should be a particular weighting, other than the ‘great 
weight’ given to the benefits of mineral extraction. It is clear that the scheme accords 
with the NPPF in supporting economic growth and this should be given great weight 

in favour of the application. The potential negative economic effects of this proposal 
are closely linked to its environmental effects, which are considered above. If these 

are considered to be acceptable, then it is considered the potential negative socio-
economic effects would be likely to also be minimised. To conclude, it is found that 
the proposal accords with the economic and social elements of sustainability as set 

out in the NPPF. 
 

Hydrology, Hydrogeology and Flood Risk 
 

328. The ES is supported by a hydrogeological impact assessment and flood risk 

assessment. The assessment included the determination of the baseline conditions 
of the water environment and environmental setting of the site and its surroundings, 

identification of the potential impacts of the proposed extension on the water 
environment and environmental setting, assessment of the magnitude and 
significance of potential impacts of mineral extraction and the proposed subsequent 

restoration on the water environment and derivation of appropriate mitigation 
measures for any identified potential impacts.  

 
329. The site currently has a range of measures/practices and a water management 

system in place that are protective of the water environment. These would continue 

to operate as part of the proposed development and no further measures are 
proposed. The site will, if necessary, discharge surface water drainage in the existing 

manner to adjacent field ditches in the Stanton Brook catchment. The potential for 
flood risk from the site arises due to the requirement to discharge ‘excess’ 
water off-site. However, the rate of discharge will remain unchanged and calculation 

has shown that the total volumes associated with working within the proposed 
extension area are well within the consented discharge limit. 
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330. The findings of the assessment have demonstrated that the potential of the 
proposals to cause detrimental impact upon water features is extremely limited. 
Where they exist, they can be readily managed by the continuation of currently 

adopted measures. The overall effect of the current and proposed mineral extraction 
and subsequent restoration upon the water regime is concluded to be benign. 

 
331. Overall, the EA and the LLFA do not object to the proposal subject to conditions to 

secure the proposed works. With regard to hydrology, hydrogeology and flood risk, 

the proposed development is considered to be acceptable subject to it being 
undertaken in accordance with the recommended conditions to control the 

development. The proposal accords with Policy DM2 of the LMWLP, Policy DM 7 of 
the Hinckley and Bosworth Borough Council Local Plan Site Allocations and 
Development Management Policies (adopted July 2016), Policies Cc2 and Cc3 of 

the North West Leicestershire Local Plan (as amended by the Partial Review) and 
paragraphs 173 and 174 of the NPPF.  
 

Potential for Ground Contamination   
 

332. The application site comprises the existing plant area, for which suitable drainage is 
already installed and environmental permits are secured, and, other than the 
highways and the farmhouses and associated buildings to be demolished, the 

application site largely comprises greenfield agricultural land. On this basis, the 
potential for ground contamination when undertaking the development is considered 

low. Notwithstanding this, conditions can be imposed to ensure that there is no 
discharge of foul or contaminated drainage from the site, and that all necessary 
measures are undertaken to prevent effluents, oil, fuel or lubricant being discharged 

to any watercourse, ground water system or soils and if any suspected contaminated 

materials are excavated as part of the new quarrying activities, they must be tested, 

removed from site and disposed of appropriately at the earliest opportunity. Subject to 

these controls the development accords with Policy DM2 of the LMWLP, Policy DM 7 of 
the Hinckley and Bosworth Borough Council Local Plan Site Allocations and 
Development Management Policies (adopted July 2016) and Policy En6 of the North 

West Leicestershire Local Plan (as amended by the Partial Review). 
 

Amenity of residents  
 

333. Policy DM2 of the LMWLP states that planning permission will be granted for 

minerals and waste development where it is demonstrated that the potential effects 
from bird strikes, dust, emissions, flooding, illumination, noise, odour, run-off, traffic, 

vibration, or visual intrusion to adjoining land uses and users and those in close 
proximity to the proposal would be acceptable. Where appropriate, separation 
distances between a development and other land uses will be applied.  

 
334. The majority of the existing quarrying and related operations are contained entirely 

within the application site with the distance to neighbouring properties and 
intervening landscaping and topography mitigating the most significant impacts. 
However, due to the large scale and nature of the proposed lateral extension and 

proposed earthworks relating to the creation of the landform bunds and the proposed 
highway works, the development has the potential to result in significant impacts due 

to changes to the wider landscape and locality. This is discussed in specific detail 
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below under respective headings. 
 

335. The main areas for concern in terms of impact upon neighbouring homes and the 

environment include: 
 

a) Vibration and blasting; 
b) Noise; 
c) Air quality and dust; 

d) Lighting; 
e) Hours of operation; 

f) Traffic Movements, Transport and Highway Impacts; 
g) Public Rights of Way. 

 

336. Many of the amenity related controls are subject to existing planning conditions 
which are monitored to ensure compliance. The liaison committee, also referred to 
below, ensures that any ongoing issues can be raised and addressed.  

 
337. The application is supported by the ES. Chapters within this assesses the impacts 

set out above and mitigation measures which would reduce such impacts. For 
example, with regards to air quality and dust, it includes locations of monitoring 
stations around the quarry, the permissible levels, suppression and mitigation 

measures.  
 

338. Subject to appropriate controls, the development would not have an adverse impact 
on the amenity of local residents or wider environment. On this basis, the proposal 
meets the terms of Policies DM1 and DM2 of the LMWLP, Policy DM1 of the 

Hinckley and Bosworth Borough Council Local Plan Site Allocations and 
Development Management Policies (adopted July 2016), Policies D2, IF4, If7 and 

En6 of the North West Leicestershire Local Plan (as amended by the Partial 
Review), Paragraph 135 of the National Planning Policy Framework (December 
2023) and Policy DM10(a) of the adopted Site Allocations and Development 

Management Policies Development Plan Document (SADMP) (2016), which requires 
developments to ensure a high standard of amenity for existing residents, and to 

ensure they do not result in significant adverse effects to residential amenity as a 
result of light pollution, air quality (including odour), noise pollution, vibration, and 
visual intrusion. 

 
Vibration including Blasting 

 
339. Representations were received concerning and objecting to, the vibration effects of 

the existing operations at the site and concerns that these issues would be 

exacerbated. Specific concerns have been raised with regards to vibration impacts 
upon the structure of local properties and mental wellbeing.  

 
340. A criterion of 6mm/s for 95% of events has been proposed and is recommended, in 

order to minimise the vibration impact of blasting operations to nearby residents and 

structures. This would reflect guidance included in the relevant British Standards 
which ensures that there would continue to be no impacts upon the structure of local 

properties. It is also recommended that as approved within the existing operations, 
the operator be required to undertake measures in designing each blast, to minimise 
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the resultant air overpressure by use of the latest available techniques such that air 
overpressure does not exceed 120dB peak linear as measured externally at any 
vibration sensitive property. A programme of blast monitoring would continue to be 

implemented on the site to monitor results and be used to update the regression 
analysis for future blast design.  

 
341. Concerns have been raised that the extension of OCH would bring blasting closer to 

residential properties and businesses. Whilst blasting would be brought closer to 

some residential properties and businesses, the permissible levels of ground-borne 
vibration and air overpressure would continue to be in accordance with the 

requirements of those extant planning permissions on the site through the imposition 
of conditions. Blasts may have to be designed to be reduced in order to comply with 
the proposed and existing limits and to ensure limited impacts from blast vibration 

upon local amenity.  
 

342. Consideration has been given to the effects of vibration on mental and physical 

health within the Public Health section of this Assessment. Given the above 
proposed controls and consideration of public health, it is considered that the effects 

of vibration and blasting can be suitably controlled.  
 
Noise  

 
343. A noise assessment was undertaken which considers the potential impact of all 

aspects of the proposed development including both routine and temporary 
operations (e.g. soil stripping). The assessment reviewed the existing site noise 
limits with regard to the relevant Planning Practice Guidance and having regard to 

measured background noise levels in August 2021. The assessment included the 
calculated site noise levels for routine and temporary operations in the proposed 

extension area and the processing and transportation activities. It was found that the 
operations would comply with the site noise limits at the nearest dwellings, including 
those nearest to the proposed extension.  
 

344. Since the proposed operations would conform to the advice set out in the Planning 

Practice Guidance (Minerals) with regard to both routine and temporary operations, it 
is considered that the proposed extension area can be worked while keeping noise 

emissions to within environmentally acceptable limits. Notwithstanding this, the noise 
assessment sets out a number of general mitigation measures that would further 
reduce noise levels at source.  
 

345. Construction of the landform to the east of the proposed extension area and the re-
routing of Cliffe Lane has also been considered and the calculated noise levels due 
to this activity have been demonstrated to be below the appropriate levels based on 

the ABC Method for construction noise outlined in BS 5228-1: 2009 +A1:2014 “Code 
of practice for noise and vibration control on construction and open sites – Part 1: 

Noise” apart from at Stoney Lane Farm, where restrictions on operations are 
suggested to achieve an appropriate noise level.  
 

346. Subject to conditions to ensure that the best practicable means and mitigation 

measures are used to control the emission of noise from the site and conditions to 
secure a noise monitoring scheme for the life of the development and a Construction 
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Environmental Management Plan for the construction phase, the development would 
not have a detrimental impact upon neighbouring residents with regards to noise.  

 

Air Quality and Dust 
 

347. The ES considers the likely effects the proposed development would have on the air 
quality in the vicinity of the site. It is based on an Air Quality Assessment prepared in 
June 2022.  

 

348. With regards to potential impacts upon air quality, the main considerations are with 
regards to the proposal to extend the site operations laterally, introducing quarry 
workings in closer proximity to a number of sensitive receptors than exists at 

present. The proposed soil and overburden stripping and construction of the 
screening landform is likely to lead to a potential increase in fugitive dust. Dust can 

be exacerbated by climatic conditions (for example high winds or very dry weather). 
Further to this, great consideration needs to be given to the effects arising from the 
continuation of the existing extraction, processing and dispatch operations and any 

impacts upon air quality which would otherwise cease if permission was not granted.  
 

349. Additional proposed operations which have the potential to create fugitive dust 
emissions include; overburden removal, bench working, vehicle movements, rail 
loading, stockpiles, the creation of the screening landform and the processing of 

material. The receptors that have the highest potential sensitivity to these operations 
are individual rural properties in the vicinity of the application site and those properties 

in proximity to the application site within Stanton under Bardon and Markfield. An 
ongoing monitoring regime is present on the site as part of its extant planning 
permissions. Additional controls are placed on the existing operations by the 

environmental permit issued and monitored by HBBC.  
 

350. With respect to amenity impacts, the sensitivity would relate to the level of amenity 
that can be reasonably expected. For example, residential dwellings and schools are 
typically more sensitive than industrial units or farm buildings. Impacts upon 

ecological receptors were also assessed.  
 

351. Representations have been received objecting to the development with regards to 
ongoing dust impacts and the potential for further dust impacts upon properties and 
human health.  

 
352. Leicestershire County Council Public Health have a duty to take steps to improve the 

health of the population. In their consultation response, they provide local health 
statistics but do not provide comment or objection on the proposals. They advise that 
air quality cannot be controlled by geographical boundaries and note that collective 

and systematic efforts are required to reduce air pollution and its harmful effects on 
health. They raise no objections, and their advice is considered in this assessment of 

the proposal. North West Leicestershire and Hinckley and Bosworth Borough 
Council Environmental Health teams do not object to the development subject to a 
Construction Environmental Management Plan being secured for the development of 

Cliffe Lane prior to commencement in order to minimise the environmental effects 
from the construction phase. A variety of conditions are recommended to minimise 

incidence of airborne particles and ensure a robust scheme for monitoring and 
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reporting is in place to ensure compliance with appropriate set limits.   
 

353. Furthermore, cumulative effects from dust emissions are considered. There is the 

potential for cumulative effects from dust emissions to occur when a receptor 
screens within the threshold distances for more than one dust source; and may 

therefore experience an impact from more than one source. The ES considers other 
sources of dust in the locality and it was found that the cumulative effects in terms of 
dust and air quality are considered ‘not significant’. 

 
354. Regard is had to specialist advice received from technical consultees, the relevant 

policies of the development plan and planning practice guidance for minerals. 
Subject to the above controls being applied, the development would not generate 
excessive levels of fugitive dust or would have an unacceptable adverse impact 

upon local air quality and is found to accord with Policy DM2 of the LMWLP and 
Policy En6 of the North West Leicestershire Local Plan (as amended by the Partial 
Review) and Paragraph 180 of the NPPF.  

 
Lighting  

 
355. Due to the times the quarry operates it is necessary to include elements of 

floodlighting. In particular quarrying operations may commence at 0600 and end at 

2200 whilst rail-based loading and unloading can occur on a 24 hour basis. Although 
much of this floodlighting would be contained within the application site, the extent of 

this and – in certain areas – proximity to boundary, may cause intrusion to 
neighbours through light pollution.  

 

356. Whilst operations on the existing site are already established, this is a new proposal 
and it is recommended that conditions requiring details to be submitted of the 

location, height, design, sensors, hours of operation and luminance of all proposed 
permanent and temporary lighting, and a programme for its installation, would 
ensure that the proposal is acceptable in terms of Policy DM2 of the LMWLP. Whilst 

not specifically covered in the application documents, the applicant may wish to 
utilise mobile floodlighting on occasions (e.g. during winter) and so this would allow 

this matter to be suitably controlled so as to avoid adverse impacts upon local 
amenity or wildlife populations. 
 

Hours of Operations 
 

357. No variations to the hours of operations are proposed in excess of those which 
already operate at the quarry. Notwithstanding this, the application is to be assessed 
on its own merits and predetermination of the acceptability of proposed operating 

hours is not to be assumed. The proposed hours of operation vary depending on the 
proposed operations. For example, the operating hours would continue to restrict 

extraction, mineral processing or overburden stripping to between 0600 and 2200 
Mondays to Saturdays and not at all on Sundays and Public/Bank Holidays. 
However, the servicing, maintenance and testing of static and mobile plant and the 

operation of the roadstone coating plants and railhead would be 24 hours Monday to 
Sunday including Public and Bank Holidays. 

 
358. Subject to the restriction of the hours of operations being controlled by condition in 
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line with the current practice, and subject to other recommended planning conditions 
in relation to noise, dust and vibration controls and mitigation measures, they are 
considered to remain satisfactory and in accordance with the requirements of Policy 

DM2 of the LMWLP. 
 

Traffic Movements, Transport and Highway Impacts 
 

359. It is not proposed to vary the operating hours, production rates, hourly, daily, monthly 

or annual traffic movements beyond those currently permitted at the existing quarry.  
 

360. Notwithstanding this, it is recognised that the transport of minerals from quarries can 
impact upon local amenity, cause public safety concerns and environmental 
problems such as noise, vibration, air pollution and spreading of deleterious material. 

The proposal would result in the continuation of HGVs and other vehicles associated 
with the operations to and from the site for a continued temporary period of time until 
31st December 2042. Therefore, the proposed HGV movements for the export of 

mineral after 31st December 2032 would be additional to those currently expected 
after that date under the existing permission. This has been assessed and is 

considered in full. Further to this, to accommodate the lateral extension, it would be 
necessary to stop up, and divert, an 800m section of Cliffe Lane and alter the 
alignment of sections of Cliffe Hill Road and Stoney Lane. Cliffe Lane would remain 

open whilst the new road is constructed. Therefore, emergency service vehicles 
would still be able to access properties off Cliffe Lane. 

 
361. To assess the proposal, the application is supported by a Transport Statement (TS) 

associated technical data and drawings. The highways elements of the proposal, 

which were initially shaped by a Scoping Opinion issued by the Mineral Planning 
Authority on the 20th November 2019, have since undergone detailed revisions 

supported by further supplementary technical information as requested and informed 
by expertise from the Local Highways Authority.  
 

362. The routes currently used by HGVs associated with material processed at the plant 
site would not change. The route currently used by HGVs associated with the export 

of low grade material from OCH Quarry, which is not processed at NCH Quarry 
would slightly alter, by using a 250m section of Cliffe Hill Road and 300m of Stoney 
Lane between the proposed service access and the relocated Cliffe Lane. However, 

there would be no impacts as result of this minor routeing change, given there are no 
receptors that would be sensitive to a change in vehicle movements between the site 

access and the new roundabout on the new section of route. 
 

363. There would be minimal disruption to any vehicle movements associated with the 

NCH and OCH Quarries during the construction of the relocated Cliffe Lane and 
associated works, given that the main vehicle movements associated with the NCH 

and OCH Quarries use the NCH site access and routes, which are not affected by 
the new highway infrastructure proposals; and that the existing Cliffe Lane would be 
kept open until the new roundabout and relocated Cliffe Lane has been constructed 

and therefore general traffic on the highway network and the HGV movements that 
use the access from OCH Quarry, would not be affected.  

 
364. There would be some positive impacts for pedestrians, cyclists and equestrians, 
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whereby the safety for these users would be improved with the provision of footways 
on highway links where there is currently no provision, including a significantly 
improved footway connection from public footpath R15 towards public footpath 

R100. 
 

365. Objections have been received stating that the rail link is not utilised enough for 
output and that rail transport should be maximised to protect the local environment 
and that a stipulation should be put on to ensure that rail transport is used to move 

as much output as possible to protect the local environment. It should be noted that 
the sustainability of rail movement depends on the distances travelled and whilst it 

can be encouraged for the operator to increase the transport of aggregate by rail 
where it would be more sustainable than the use of HGVs (e.g. over longer 
distances), it would be unreasonable and unenforceable for the Mineral Planning 

Authority to ensure that this happens as this is the responsibility of the mineral 
operator who relies upon contracts and the agreement of rail operators and those 
operating suitable rail depots across the country.  

 
366. Objections and concerns have been received regarding the impacts of heavy 

machinery upon local roads and local buildings. Subject to conditions in respect of 
the hours of operation, access usage and wheel cleansing and the requirement of a 
construction traffic management plan to management local environmental impacts 

during the construction phase, in addition to further conditions as set out in Appendix 
A which were recommended by the Local Highway Authority in this report, it is 

considered that these concerns can be satisfactorily addressed.  
 

367. Having considered the analysis set out in the highways assessment and subsequent 

dialogue and consultation responses from the Local Highway Authority and 
Highways England, the impacts of the development on highway safety are not 

considered unacceptable, and when considered cumulatively with other 
developments, the impacts on the road network would not be severe. Based on the 
information provided, the development therefore does not conflict with paragraph 

115 of the National Planning Policy Framework (December 2023), subject to the 
conditions and/or planning obligations outlined in the report above and as set out in 

Appendix A. The proposals would accord with the requirements of Policy DM9 of the 
LMWLP, Policies DM 17 and DM 18 of the Hinckley and Bosworth Borough Council 
Local Plan Site Allocations and Development Management Policies (adopted July 

2016) DPD and Policies IF4 and IF7 of the North West Leicestershire Local Plan (as 
amended by the Partial Review) subject to those conditions.  

 
Public Rights of Way  

 

368. Various public rights of way surround the sites boundary (N47, R7, R114, R100, 
P100, R23, R3) in particular, N50 which runs across the access, and R31, R8, N48, 

and R15 all of which run through the site at different points. The network of public 
rights of way in the locality would be affected by the proposed development. Notably, 
public footpaths R15, R23 and R100 which lie within or beside the site. This has 

been included in the ES, assessed within the relevant chapters, and publicised as 
part of the consultation process. Additionally, these proposed disturbances and 

alterations have been the subject of detailed discussion with rights of way officers.  
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369. The proposal would result in the closure and diversion of the public right of way R15 
and its subsequent reconnection on the new Cliffe Lane. It is evident that this would 
cause disruption to users in their locality and impact upon the amenity and usage of 

the routes for users. However, these negative impacts would be experienced by 
users on a temporary basis. 

 
370. Footpath improvements are proposed as part of the proposed highway works. There 

is currently no footway provision for users walking along Cliffe Lane between the end 

of R15 and the start of R100; which is a distance of approximately 400m. The 
proposals for the relocated Cliffe Lane include a 2m footway adjacent to the 

northbound carriageway, between the crossing point of R15 towards R100 and 
therefore would result in an improvement for users of these rights of way. A footway 
is also proposed adjacent to the southbound carriageway of the relocated Cliffe Lane 

between the new roundabout with Stoney Lane and R15 at the crossing point. These 
improvements would provide a safe walking route around the entirety of OCH for the 
first time. In addition, there would be the creation of a permissive footpath and 

viewing area. The NFC welcome the improvements to connectivity within the 
National Forest.  

 
371. Overall, when considering the temporary negative impacts upon users in the locality, 

the proposals are considered to be acceptable on balance, as the rights of way 

network would ultimately be enhanced by the additional and also improved public 
access. However, these works should be subject to conditions to secure the delivery 

of these works in a timely manner for public benefit and measures to secure the 
safety and protection of users of public rights of way during the construction period. 
Subject to these conditions, the development is acceptable in terms of effects of the 

rights of way network and the users of the routes and in accordance with Policy 
DM10 and Paragraph 104 of the NPPF. 

 
Public Health 
 

372. During the consultation process for this planning application objections and concerns 
on the grounds of health and well-being have been received.  

 
373. National planning policy stresses the importance of health and well-being, and this 

includes both physical and mental health. The NPPF (2023) is organised around 
three core sustainable development objectives, of which, the social objective is to, 
‘support strong, vibrant and healthy communities’. Section 8 of the NPPF ‘Promoting 

Healthy and Safe Communities’, states that planning policies and decisions should, 
‘aim to achieve healthy, inclusive and safe places’ and ‘c) enable and support 

healthy lifestyles’. The NPPF includes people with mental health needs within its 
definition of disability but does not specifically mention mental health elsewhere. It 
should be noted that where a policy refers to disability this can be taken to include 

mental health conditions as the definition of disability under the Equality Act 2010 
refers to a physical or mental impairment that has a ‘substantial’ and ‘long-term’ 

negative effect on a someone’s ability to carry out normal daily activities.  

 
374. Consultations were sent to the relevant Environmental Health teams and the 

Leicestershire County Council Public Health team. No objections or concerns were 
raised by these consultees with regards to either physical or mental health and 
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wellbeing. Overall, it is not considered, subject to the controls recommended by this 
report, that the proposal would result in any unacceptable adverse impacts upon 
human health.  

 
Airport Safeguarding   

 
375. The internationally accepted safeguarding area with reference to bird hazards is 

defined by the International Civil Aviation Organisation as a 13km radius around any 

aerodrome. The site is approximately 14km south from East Midlands Airport and 
over 18km from Leicestershire Aero Club. It is not considered that the restoration 

concept would attract birds, other than peregrine falcons which are known to be 
present at the site already. Given the distance to any aerodromes, this is considered 
acceptable. Overall, the proposal would not have an adverse impact on airport 

safeguarding in line with objectives of the LMWLP and accords with Policy Ec5 of the 
North West Leicestershire Local Plan (as amended by the Partial Review) (adopted 
March 2021). 

 
Restriction of Development Rights 

 
376. Under the terms of Part 17 of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (as amended), certain rights are granted for a 

range of operations, including the erection, installation and replacement of buildings, 
structures and plant.  Whilst these are subject to a 15m height restriction and in other 

cases, the prior approval of the Mineral Planning Authority, it would be accepted 
practice to make all the rights granted subject to prior approval given the nature of 
the proposed operations and the sensitivity of nearby land-uses. The current 

permission for the quarrying operations includes such a condition, and it is 
considered that a similar control should be imposed in respect of the current 

proposal.  Subject to the imposition of such a planning condition, it is considered that 
the permitted development rights are capable of being satisfactorily controlled in 
accordance with the aims of the LMWLP.  

 
377. As referenced above, it is proposed to also restrict the opportunity to install mobile 

floodlighting to within certain limits.  
 

Community (including liaison committee) 

 
378. The existing Cliffe Hill Quarry liaison committee and dust and blast sub-liaison 

committee would be retained formally by way of legal agreement to allow continued 
representation for the residents of Stanton Under Bardon, Markfield, Ellistown and 
Little Shaw Lane. This forum has proved effective in maintaining lines of 

communication between the quarry operator and neighbouring residents and is an 
effective technique to mitigate against any adversarial relationships developing. It 

also allows for effective dissemination of information and a medium for reporting 
non-urgent issues.  

 

379. Representations received have requested that the applicant should introduce a 
community fund to help offset the environmental impact of the extension and that this 

should be imposed upon the applicant. These requests have been considered. 
However, the proposed development does not comprise chargeable development 
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under Community Infrastructure Levy (Amendment) (England) (No. 2) Regulations 
2019. Additionally, as community funding is not proposed by the applicant, nor 
considered necessary to fund or secure any compensation or mitigation measures, it 

does not meet the tests as set out in paragraph 57 of the NPPF (2023) in so far that 
planning obligations must only be sought where they meet all of the following tests: 

a) necessary to make the development acceptable in planning terms; b) directly 
related to the development; and c) fairly and reasonably related in scale and kind to 
the development. 

 
Sustainable Development and Climate Change  

 
380. The climate change chapter (14) of the ES provides an assessment of impacts from 

emissions related to the proposed development. Given that the intensity of the 

proposed development would be no different from what is happening at present in 
terms of operations and the number of items of plant and machinery on the site, the 
proposals would result in a continuation of the current emissions for the duration of 

the development. It is not anticipated that there would be an increase in emissions 
during the day-to-day operational running of the site. However, given that the 

proposal extends the life of the quarry it is recognised that this represents a 
continuation of carbon emissions from the site as opposed to the alternative, which 
would be cessation of extraction and all other operations on the site and ultimately a 

diminishment and cessation of emissions.  
 

381. Transportation related climate change impacts would be mitigated through the 
exportation of products outbound from the site by rail. The alternative, if permission 
was not granted, is that material may have to be sourced for markets from alternative 

sites and supplied either still by rail or by HGV, travelling an unknown distance.  
 

382. The proposal would re-use the embedded carbon within the site and make best use 
of existing resources, namely the existing void, plant site, rail link and existing 
access road which further reduces its impacts.  

 
383. Officers have noted with the applicant the lack of quantitative carbon assessment 

submitted in support of the application. In response to this, the applicant notes the 
arbitrary nature of assessing the whole life carbon associated with the proposals.  

 

384. The applicant notes that internal quarry transport is a significant portion of total 
emissions and CO2 production, and this amount varies by the distance travelled. 

There is a significant difference in the travel distance when working in the various 
parts of the quarry. Obviously working close to the primary crusher at the same level 
is only a short haul, but, due to the need to maintain even haul road gradients 

working at a higher or lower level (all be it in the same geographic area) requires a 
circuitous haul route. Thus, where the quarry is being worked at any time would be a 

highly influencing factor as to whether there was a reduction or increase in 
calculated CO2/tonne and a headline reduction (or increase) emissions would not be 
the result of any new measures either undertaken or imposed upon the applicant. 

 
385. Secondly, emissions depend greatly upon which products are being produced by the 

site in response to sales and demand. The greater amount of crushing and 
processing the greater use of energy and other resources, including wear on plant 
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and machinery. An increase in demand for smaller grade materials thus increases 
overall CO2/tonne than for large grade aggregates and vice versa. As above, any 
reduction or increases in emissions from the site could therefore be misleading and 

difficult to reduce further.  
 

386. At present, about a third of production leaves the site by rail, some of which is 
transported as aggregate (to London and elsewhere) and some as railway ballast. 
The latter of which is high volume and under contract tendered for. There is no 

guarantee that the site would be awarded the same contract. Alterations in contracts 
would affect the operation of the quarry and its energy use because the way it is 

configured, and the balance of products could change radically. This is ultimately 
down to market demand and competition, factors which lie outside of the site’s 
control. 

 
387. In Cliffe Hill’s case materials produced varies and includes asphalt but not concrete 

nor cement. It is not known with certainty the end uses to which the aggregates will 

be put or where; indeed, some (possibly the majority) of those uses would have no 
downstream carbon emissions. The end use to which the aggregates are put will be 

subject to market conditions that vary over time for each product / end use. This 
makes it unlikely to be possible to accurately identify the downstream effects or to 
make a meaningful assessment of those effects in practice. For this reason, no 

further quantitative analysis on the emissions arising from creation and use of 
products is considered necessary in order to support this application.  

 
388. It is considered that a condition requiring replacement efficient plant and machinery, 

renewable energy sources and other measures to reduce the quarry’s carbon 

footprint would be excessive considering the proposal would not be intensifying the 
current operations and would not meet the six test for planning conditions as set out 

in Paragraph 55 of the NPPF (necessary; relevant to planning; relevant to the 
development to be permitted; enforceable; precise; and reasonable in all other 
respects). Instead, officers encourage the company to work with the Liaison 

Committee and planning officers to seek ways to reduce the carbon footprint outside 
this planning application.  

 
389. The development would not have a significant impact upon the local environment in 

terms of hydrology/ hydrogeology or flood risk. As part of the longer-term impacts of 

the development, the overall scheme once fully delivered would result in a significant 
net gain in biodiversity including tree cover and the provision of other habitats. This 

would have benefits for carbon sequestration, biodiversity and would create habitats 
resilient to a changing climate. Overall, the development accords with Policy DM1 of 
the LMWLP, Policy DM1 of the Hinckley and Bosworth Borough Council Local Plan 

Site Allocations and Development Management Policies (adopted July 2016) and 
paragraph 11 of the NPPF. 

 
Cumulative Impact 

 

390. The application has been assessed taking into account individual and linked impacts 
and each issue(s) has been considered to be acceptable having regard to available 

mitigation and monitoring. When added together these effects may have broader 
impacts that may be individually acceptable, but having regard to the accumulation 
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of these, they may not. In this instance, the individual impacts are not considered to 
amount to unacceptable adverse impacts when considered cumulatively. 

 

391. Under the EIA Regulations, the planning authority is also bound to assess the 
cumulative impacts of this scheme and surrounding developments in combination. 

The ES makes an assessment of cumulative effects in the locality, including those 
developments with similar operations. For example, Bardon Quarry which is a 
nearby and analogous hard rock extraction site including the process and dispatch of 

minerals via rail and HGV. Beyond this, the ES also assesses those permitted or 
planned developments in the locality with similar characteristics and thus, potential 

for cumulative environmental impacts. For example, the construction of housing and 
industrial development, with regard to noise, dust, movement of machinery and 
removal of vegetation and soils. The assessment identifies the timing and completion 

dates for these projects and developments, in combination with the traffic 
assessment and cumulative assessments within the appendices of the ES, to 
conclude that it is unlikely that cumulative effects would arise if permission were 

granted.  
 

392. Consideration has been given above to the various potential environmental impacts 
associated with the proposed development, and in consultation with specialist 
advisors, the proposed controls recommended would limit impacts to recognised, 

satisfactory limits. Overall, it is considered that the cumulative impacts are 
satisfactory in accordance with Policy DM11 of the LMWLP. 

 
 Section 106 Legal Agreement Matters 
 

393. The site is currently bound by the terms of a legal agreement dated 8th October 2012 
relating to blast design and monitoring. It is considered that these controls would be 

better secured by way of planning condition. This would allow the applicant more 
flexibility in altering the scheme, still remaining subject to approval by the planning 
authority, should it be required in response to complaints arising or changes to 

working directions for example. A new legal agreement would be required to secure 
the provisions for a liaison committee (to include dust and blasting sub-liaison 

committees). 
 
Other matters 

 
394. Representations raise concern/objection regarding impacts upon the supply of 

utilities to properties along Cliffe Lane and a potential for decrease in local property 
values. The applicant would liaise with the relevant utility companies as necessary, 
outside of the planning process. With regard to the potential for a decrease in 

property values, this is not a material consideration in this decision.  
 

Overarching summary and conclusion 
 
395. The proposed development comprises the extraction of approximately 30 million 

tonnes of crushed rock, the erection of a new screening landform, the relocation of 
parts of Cliffe Lane, Cliffe Hill Road and Stoney Lane, the demolition of Peak Hayes 

Farm and ‘Sunny Cliffe’, the construction of a new access into Old Cliffe Quarry with 
landscaping, habitat creation and restoration of the existing and proposed Quarry 
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Complex.  
 
396. The scheme has a number of environmental and amenity related impacts which may 

be in excess of that which would ordinarily be considered acceptable. 
 

397. All of the environmental and potential impacts upon the environment and amenity of 
neighbours has been carefully considered, including any potential for cumulative 
impacts. Whilst this application is considered on its own merits, it has been 

demonstrated that the existing site and current operations can be suitably controlled 
by conditions. In this instance, it is also considered that the proposal and its impacts 

can also be suitably controlled through the imposition of suitably worded conditions. 
These conditions would ensure protection of the natural and built environment as 
well as residential and local amenity. An assessment has been made of the 

cumulative impacts of the proposed development and the potential cumulative 
effects when combined with other developments within the locality. Given the 
assessment set out above, and the controls to be imposed, it is not considered there 

would be any unacceptable cumulative effects associated with the development.  
 

398. In consideration of the scheme, significant regard is given to the locational factors of 
extracting this type of mineral. Mineral resources are a finite resource and 
fundamentally must be extracted at source, and, where possible, by utilising existing 

infrastructure. This is recognised in national planning policy and guidance. In this 
instance, the scarcity of the mineral to be extracted and its specialist qualities as a 

high specification aggregate and its existing rail link renders it a resource of national 
significance. Notwithstanding this, the assessment of the proposal found the location 
of the proposal accords with Policy M4 of the Leicestershire Minerals and Waste 

Local Plan (adopted 2019), Policy DM 4 of the Hinckley and Bosworth Borough 
Council Local Plan Site Allocations and Development Management Policies (adopted 

July 2016) and Policy M1 of the Markfield Parish Neighbourhood Plan 2020-2039 
(made September 2021). 

 

399. Furthermore, the alternatives have also been considered. The creation of a similar 
quarrying operation in the area where this mineral is to be found would likely have a 

greater impact, and indeed, without the certainty that such a location would exist. 
Infrastructure is already in place including a viable rail freight link to the national rail 
network. Ongoing use of the site would make best use of the existing resources, 

infrastructure and embedded carbon within the site. Established liaison groups and a 
sound working relationship with the local community are also in place and can be 

retained.  
 
400. Once fully operational the proposed development would make a significant 

contribution to meeting Leicestershire’s crushed rock apportionment into the medium 
to long term future, securing local employment and other economic benefits to the 

area.  Once restored, there would be significant long term biodiversity gains through 
the future management of the whole Cliffe Hill Quarry Complex, including the 
addition of supplementary trees to the County’s stock of highway verge trees, to 

mitigate and compensate for ecological losses. There would be negative impacts 
experienced by users of public rights of way in the locality that would occur during 

the initial and construction stages of the proposed development, on a temporary 
basis. However, the resultant changes to the highway are considered acceptable 
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and improvements to public rights of way overall in the locality would result in 
benefits for users. 

 

401. Officers have worked with the applicant to adjust and fully evaluate the scheme to 
ensure a thorough assessment of the impacts. These have primarily included 

ensuring habitats, including county trees, are suitably translocated, enhanced, 
mitigated or compensated for through suitable replacement and ensuring that the 
proposed highway works would be safe and appropriate for the locality and expected 

demand.  
 

402. The application has received numerous representations concerning HGV 
movements to and from the site and the resultant impact on the highway network, 
resultant impacts upon local businesses and local residents and the general amenity 

of residents of nearby villages with regards to the main environmental factors which 
can be summarised as impacts upon climate change, dust and air quality, noise, 
vibration and visual impacts. The balance of vehicle movements to and from the site 

should almost exclusively be confined to the strategic highway network as is 
currently the case through the imposition of conditions controlling access and egress 

of HGVs from the site. Other environmental impacts can be suitably controlled by 
way of suitable mitigation measures and controls placed on the site by way of 
planning condition.  
 

403. The proposed development is time limited up to the 31st December 2041 plus 
restoration, and ultimately represents a temporary use of this land (albeit an 

extended temporary period). Following completion of operations at the site, the land 
would be restored to a matrix of habitats including extensive areas of species-rich 
grassland (29.8 ha), compensatory species-rich hedgerow (1.3km) and woodland 

planting (27.82 ha). Although there would be a net loss of hardstanding and bare 
ground habitats of 3.95ha, this is considered minimal against the net gain of 13.74ha 

of grassland, 374m of hedgerow, 25.66 ha of woodland and scrub and 74.68 ha of 
waterbody habitats. This significant net gain in habitats including tree cover and the 
provision of other habitats would have benefits for carbon sequestration, biodiversity 

and would create habitats resilient to a changing climate. 
 

404. On balance, and subject to the controls and limitations set out in the conditions, it is 
considered that the benefits of the scheme outweigh the negative temporary 
impacts. Subject to these controls, the development accords with Policy DM1 of the 

LMWLP, Policy DM1 of the Hinckley and Bosworth Borough Council Local Plan Site 
Allocations and Development Management Policies (adopted July 2016) and 

paragraph 11 of the NPPF and planning permission should be granted.  
 
Statement of Positive and Proactive Engagement 

 
405. In determining this application, the Minerals Planning Authority has worked positively 

and proactively with the applicant by the scoping the application. The proposals and 
the content of the Environmental Statement have been assessed against relevant 
Development Plan policies, the National Planning Policy Framework, including the 

accompanying technical guidance and European Regulations. The Minerals 
Planning Authority has identified all material considerations; forwarded consultation 

responses that may have been received in a timely manner; considered any valid 
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representations received; liaised with consultees to resolve issues and progressed 
towards a timely determination of the application. Issues of concern have been 
raised with the applicant, such as impacts upon the local highway and have been 

addressed through negotiation and acceptable amendments to the proposals 
requested through Regulation 25 submissions.  The applicant has been given 

advance sight of the draft planning conditions, and the Minerals Planning Authority 
has also engaged positively in the preparation of the proposed legal agreement.  
This approach has been in accordance with the requirement set out in the National 

Planning Policy Framework. 
 

Recommendation 

 

A. PERMIT subject to the conditions as set out in the Appendix A and the prior 
completion of a legal agreement to secure provisions for a liaison committee 

(to include dust and blasting sub-liaison committees). 
 

Officer to Contact 

 
Amelia Mistry (Tel: 0116 305 7326) 

 
E-Mail planningcontrol@leics.gov.uk 
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