
Broadnook Garden Suburb    Environmental StatementBroadnook Garden Suburb Environmental Statement 1

Ground Conditions and Minerals 10

17

17

C
onclusion - C

um
ulative and R

esidual Effects

Conclusion - Cumulative and 
Residual Effects

Environmental Statement

Broadnook
Garden Suburb



2

Conclusion - Cumulative and Residual Effects17

Broadnook Garden Suburb    Environmental Statement



3

Conclusion - Cumulative and Residual Effects 17

Broadnook Garden Suburb    Environmental Statement

17.0 Conclusion - Cumulative and Residual Effects
The Request for a Formal Scoping Opinion (Vol 2 Appendix 2.1) considered that there are two 
types of cumulative impacts (the combined effects of reasonably foreseeable changes arising 
from the development and any other relevant developments within a specific geographical area 
and over a period of time):

 (i) the combined impacts on a particular receptor (taking into account impacts at both 
the construction and operation phases) which taken together could cause a more 
significant impact collectively than individually.  These are referred to as “impact 
interactions”.  

 (ii) the combined impact of the proposed development with committed developments 
i.e. schemes with planning permission (taking into consideration impacts at both 
the construction and operational phases) or those identified in local planning policy 
documents and known as “cumulative impacts of the proposed development and 
committed schemes”

Consultation with the Borough Council identified three developments which should be considered 
in reviewing potential for effects alongside the North of Birstall (Broadnook) proposals;

 (a) the Hallam Fields Birstall proposals south of A46 – now substantially completed and 
entering a final phase;

 (b) permitted and partially delivered housing and new primary school off Loughborough 
Road/Hallfields Lane, Rothley north of the Broadnook site. This is now well advanced.

 (c) proposed Watermead Business Park, Phases 2 and 3, hotel and ancillary uses, Wanlip 
Road, Syston.  This outline application was submitted to the Borough Council in 
January 2012.  The Council resolved to grant permission in October 2014 subject to 
the completion of a Section 106 Agreement and to conditions. 
The consent is dated 24 March 2015.

The Watermead proposal at (c) above is one of three strategic priorities in the adopted 
Charnwood Core Strategy for South Charnwood.  North of Birstall is a second and the third 
comprises a major sustainable urban extension North East of Leicester (NEoL) – a proposal for 
approximately 4,500 residential units, up to 13 hectares of employment land, two local centres 
and one district centre with supporting social, physical and green infrastructure.

An outline application in connection with the NEoL proposal was submitted to the Borough 
Council in December 2013.  The Council resolved to grant planning consent in November 
2014 subject to the completion of a Section 106 Agreement and to conditions which provide 
comprehensive environmental mitigation measures.  At the time of writing (June 2016) the 
permission has not been issued.

The three South Charnwood proposals have been progressed in tandem by the Borough Council 
(Policies CS19, CS20 and CS21 of the Core Strategy) and in terms of strategic assessment 
have been evaluated individually and collectively in the plan-making process.  Strategic issues 
including traffic assessment have been evaluated by the Borough Council and tested at an 
independent Examination.
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Based on information available the assessment concludes that any potential cumulative effects 
arising from developments in the local area when considered with the proposed development do 
not give rise to a need for additional mitigation measures that have not been previously identified 
in this Environmental Statement or already put forward as part of the development proposal.

The purpose of an ES is to report the findings of the Environmental Impact Assessment – that 
is, of the likely significant effects of an EIA development on its receiving environment.  This is 
encapsulated in the advice contained in paragraph 82 of Circular 02/99 “Environmental Impact 
Assessment”;

 “Whilst every ES should provide a full factual description of the development, the 
emphasis of Schedule 4 is on the “main” or significant environmental effects to which 
a development is likely to give rise.  In many cases, only a few of the effects will be 
significant and will need to be discussed in the ES in any great depth.  Other impacts 
may be of little or no significance for the particular development in question and will need 
only very brief treatment to indicate that their possible relevance has been considered.  
While each ES must comply with requirements of the Regulations, it is important that they 
should be prepared on a realistic basis and without unnecessary elaboration”

The findings of the Environmental Impact Assessment have identified the main environmental 
and sensitive receptors and the significance of predicted impacts.  Effects have been assessed 
quantitatively where possible although specific areas have necessitated qualitative and 
professional judgement and assessments.  Those effects which are considered to be significant 
prior to mitigation have been identified in the Environmental Statement, with any residual effects 
being defined following the incorporation of appropriate and beneficial mitigation.

The main residual effects that could be expected to arise during the period of construction and 
during operation of the development are summarised below, as identified by the respective 
chapters of the Environmental Impact Assessment.

Effects During Construction Works

A range of prospective effects have been identified during the enabling works and construction 
period.  Many of these have been reduced to neutral or negligible effects having accounted 
for mitigation measures including those incorporated into the Construction Environmental 
Management Plan (CEMP).

(i) landscape and visual effects

 Construction activities will be of a temporary and localised nature.  The majority of the 
site is discrete since public highways are at the extreme boundaries and there are no 
public rights-of-way.  The construction phase will have a short-term, minor adverse 
effect in respect of landscape effects.  Later phases of construction will be shielded by 
completed earlier phases of buildings and extensive new structural planting and green 
infrastructure.
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(ii) ecology and biodiversity

  The area of construction and built development is intensively farmed and of low nature 
conservation interest.  Protection of the limited and low level ecological interests will be 
secured by the measures set out in the Construction Environmental Management Plan. 
In tandem with construction phases significant green infrastructure enhancement 
including habitat creation will take place.  There will progressively be greater biodiversity 
interest as construction proceeds with moderate positive residual effects.

(iii) traffic and transport

 Construction traffic will be controlled by routing restrictions to prevent the use of local 
roads.  It will be confined primarily to the A46 and A6 primary roads.  On-site traffic 
activities will be controlled by the Construction Environmental Management Plan.

 No significant adverse effects are expected to occur during construction and impacts 
during construction are assessed as negligible.

(iv) ground conditions and minerals

 Construction activities can give rise to contamination of the soil and the drainage regime.  
The measures specified in the draft Construction Environmental Management Plan will be 
required to be approved by the planning and regulatory authorities pre-commencement 
and the pre-set procedures and means of mitigation adhered to throughout.

 No significant adverse environmental effects will arise based on industry good 
practice.  There are no deposits of any minerals of economic interest.

(v) archaeology and heritage

 Construction processes within the site can affect archaeological assets.  The identification 
and recording of previously known and unknown archaeological deposits, in accordance 
with an approved scheme of investigation will have a minor positive and long-term 
effect.

 The proposals do not affect heritage assets or their setting resulting in a neutral or 
negligible residual effect during the construction period.

(vi) drainage and flood risk

 Following the implementation of mitigation measures identified for inclusion in the 
CEMP, there will be no significant adverse effects on the water environment during the 
construction phases of development.

(vii) community, economic and social effects

 The assessment identifies beneficial effects arising from the construction phases – 
significant levels of employment, training and investment in local services are predicted 
resulting in a moderate positive residual effect.
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(viii) air quality

 Robust management control and construction techniques based on industry best practice 
are identified in order to ensure appropriate mitigation of possible emissions during 
earthworks, construction and trackout.  These will be included in a Dust Management 
Plan.  Following implementation of the measures the residual effects are assessed to be 
negligible.

(ix) noise

 By the very nature of construction activities there is potential for temporary or intermittent 
minor adverse impacts.  Mitigation identified for inclusion in the CEMP will ensure that 
there are no significant adverse noise effects on the environment.

(x) agriculture and soils

 Mitigation against permanent loss of agricultural land or sealing of soils by buildings is 
not possible.  The construction activities do not affect best and most versatile agricultural 
land.  With the implementation of a suitable soil management operation the residual 
effects of the construction on soil resources are of negligible significance.
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Effects During Operation of the Development

(i) landscape and visual effects

 The assessment concludes that the Broadnook proposal will;

 • have a beneficial effect on the landscape resource as a result of the green   
infrastructure strategy, a founding design aspiration of the garden suburb;

 • have a minor significance on local landscape character and a range of effects from 
negligible/neutral to major positive/ beneficial with regards to key landscape  
characteristics, again as a result of the proposed extensive green infrastructure 
improvements;

 • in terms of visual effects have moderate to substantial long-term effects in two 
locations – the public footpath, viewpoints and public roads east of Thurcaston;

 • have a negligible residual effect on the long distance footpath, local parish walks and 
the Country Parks;

 • produce negligible to moderate adverse effects on local roads.

 The mitigation strategy promotes significant areas of woodland planting and tree belts 
including green corridors of 50-60 metres containing native tree and shrub planting as 
well as two rows of double boulevard tree planting between the western visual receptors 
and Broadnook Spinney.  These changes result in significant green infrastructure 
improvement which delivers the aspirations of the Urban Fringe Green Infrastructure 
Enhancement Zone.  Overall the residual effects range from moderate positive to 
moderate adverse local effects in respect of landscape effects.

(ii) ecology and biodiversity

 The proposals are the product of an iterative design, mitigation and creative conservation 
process.  The survey work did not identify significant constraints to development and 
the proposals identify significant opportunities for habitat creation and an enrichment 
of coherent ecological networks and biodiversity enhancement.  Residual effects are 
assessed as significant major beneficial and long-term.  High quality and durable 
management and maintenance is an important consideration for the ecological resource 
and overall green infrastructure.  This is set out in a Landscape and Biodiversity 
Management Plan.

(iii) traffic and transport

 After completion and following identified measures material impacts on the Local Road 
Network are wholly mitigated and residual effects to the north and south of theA46 are 
assessed as slight beneficial.
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 Following improvements proposed at A46/A6 Birstall Interchange and A46 Anstey 
Junction the Strategic Road Network (SRN) will continue to operate within capacity to 
2026 allowing for development of the site and all associated Local Plan commitments.  
Overall, in the identified Area of Interest residual effects are assessed as negligible but 
allowing for the benefits generated through improvements at the Birstall Interchange nett 
impact on the SRN is assessed as moderate beneficial.

 The assessment of the overall effects resulting from the development on sensitive 
receptors – pedestrian and cycle accessibility, public transport accessibility, safety and 
capacity - will be long-term moderate beneficial significance.

(iv) ground conditions

 The site is confirmed to be suitable for the proposed mixed land uses.  There are no 
significant contaminative considerations.  Design and mitigation measures confirm that 
residual effects are insignificant.  There will be no residual effect on mineral deposits 
since there are no deposits of any minerals of economic interest that will warrant 
safeguarding.

(v) archaeology and heritage

 There are no designated heritage assets within or close to the application site.  When the 
archaeological fieldwork and post-excavation work has been completed preservation by 
record will have been achieved and this constitutes a minor beneficial long-term effect 
for the archaeological resource.  There are no impacts on heritage assets or their setting 
as a consequence of topography, distance, lack of intervisibility and vegetation.  Overall 
residual effects are neutral/negligible.

(vi) drainage and flood risk

 The site lies wholly in Flood Zone 1 – the preferred location for new development.  Surface 
water drainage includes sustainable drainage measures and a significant betterment to 
the Rothley Brook drainage regime.  Residual effects are moderate beneficial to the 
water environment post-completion as a result of the development.

(vii) community, economic and social effects

 This assessment demonstrates that the garden suburb proposals will deliver a number 
of positive effects – including the creation of new homes, jobs, investment, social 
infrastructure and local convenience shopping.  These combined advantages will facilitate 
wider economic activity as a result of the predicted investment and increased consumer 
expenditure.  The proposals will not result in any adverse effects on external infrastructure 
since the new community will be well-served by high quality new self-sufficient facilities.  
Residual effects are assessed as moderate beneficial.

(viii) air quality

 The assessment concludes that the effects are slight adverse at one receptor and neutral/
negligible at all other locations.  Overall residual effects are considered to be negligible.
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(ix) noise

 Operational phase noise is associated with road traffic.  An assessment has been carried 
out with and without mitigation measures and in relation to alternative development and 
land use scenarios.  Mitigation measures include acoustic fencing and mounding to the 
southern boundary with the A46.  The residual effects are assessed as neutral/negligible.

(x) agriculture and soils

 The effects of loss of agricultural land are permanent and will occur during the 
construction phase.  Soil functions will be severely compromised over approximately 
40% of the application area but there will be a soil protection policy in place for areas 
of landscaping and green space and a re-use strategy for the topsoil resources.  The 
inclusion of extensive green space and SUDS will reduce adverse effects.

 The residual effect after completion will be of negligible significance.  There are no further 
effects on the soil resource post construction.

The assessment of the potential for direct, indirect and cumulative effects arising from the 
development has been carried out with regard to a range of sensitive receptors on the basis that 
they are most likely to be subject to any significant environmental effects.  Other receptors have 
no or limited sensitivity to change and less likely to be subject to environmental effects.

The Environmental Impact Assessment has paid particular attention to those matters identified 
at the scoping stage as being of most significance.  In respect of all other potential impacts, 
nothing has been identified that is particularly unusual or complex and which cannot be dealt with 
through the adoption of widely available and understood best practice and through a package of 
reasonably standard planning conditions or obligations.

The assessment of cumulative effects of the proposal has concluded that there will be no 
significant adverse or indirect cumulative effects.

In conclusion there are no significant adverse effects predicted as a consequence of 
development and the adoption of the mitigation measures proposed.  The proposals bring 
forward a number of social, environmental and economic benefits.
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16.0 Agriculture and Soils
16.1 Introduction

16.1.1 Land Research Associates have been appointed to undertake an assessment of the 
Proposed Development – the Broadnook Garden Suburb, North of Birstall - with respect 
to agriculture and soil resources.  The proposals include residential, employment, 
commercial and community uses with extensive green infrastructure as discussed in 
Chapter 6 of this Environmental Statement.

16.1.2 The site is currently in agricultural use hence agriculture would be a receptor of potential 
effects arising from the proposals.

16.1.3 The soil within the site is otherwise largely undisturbed and acts as a filter to attenuate 
and immobilise substances falling on it, regulates rainfall movement to surface water 
and groundwater and supports ecological habitats and biodiversity.  The sustainable 
management of soil and land is a central pillar in sustainable development and 
consequently any effects on soil will also be important.

16.1.4 The assessment is designed to assess the effect on three receptors – agricultural 
businesses, agricultural land resources and soil resources.



2

Agriculture and Soils16

Broadnook Garden Suburb    Environmental Statement

16.2 Methodology

16.2.1 Details of the agricultural businesses that would be affected by the Proposed 
Development were identified by interview with the main users.  That covered issues such 
as nature of the agricultural business, land use practices and the use of land outside of 
the application site.  Information on entry of land into agri-environment schemes was 
accessed from Natural England’s MAGIC website,

16.2.2 Soil resources were reviewed by means of a desk study of published and unpublished 
soil maps and reports and more accurately by a survey involving observations of soil 
and land characteristics.  Observations were made at alternate intersects of a 100m grid 
giving a density of one observation every two hectares.

16.2.3 Existing agricultural land quality information was obtained from the MAGIC website.  
Agricultural land quality was more accurately assessed using information from the 
soil resources survey and other constraints to agricultural land use (such as climate, 
flooding and slope) using the Revised Guidelines and Criteria for Grading the Quality of 
Agricultural Land, published by MAFF in 1988.

16.2.4 Agricultural land use was recorded during the soil resources survey and translated into a 
map with the help of satellite imagery.

 Significance Criteria

16.2.5 There is no nationally agreed scheme for classifying the effects of development on 
agriculture or soils, and the approach used in this Chapter has been developed over 
a number of years.  Effects of a project can be adverse, causing significant negative 
effects on a receptor, beneficial, resulting in advantageous or positive effects on a 
receptor, or negligible.

 Magnitude of Effects

16.2.6 The magnitude of effect on best and most versatile land will depend on the amount to 
be taken by the development.  Article 16, Schedule 5 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2010 only requires Natural 
England to be consulted (on behalf of the Secretary of State for the Environment, Food 
and Rural Affairs) on development that involves the loss of not less than 20ha of grades 
1, 2 or 3a agricultural land.  Consequently, the magnitude of losses smaller than this 
threshold is considered to have a small effect on the national stock of best and most 
versatile land.  Losses of over 80ha of best and most versatile land are equivalent to the 
size of a medium to large farm and, consequently, the magnitude of effect is considered 
to be large.  The judgment-based classification is given in Table 16.1.
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16.2.7 In considering the magnitude of the effect on farm businesses it is necessary to consider 
what proportion of the land utilised by the business will be taken by the Proposed 
Development, whether the farm will remain a viable business after development is 
complete and how much restructuring might be necessary as a result of the Proposed 
Development.  Table 16.1 gives examples of adverse effects of different magnitude.  
Where land is owner-occupied, forfeiture of agricultural use of land through sale is 
a voluntary decision, and is therefore considered a nett positive effect on the farm 
business.  In these circumstances, the potential for significant adverse effects of 
development on existing farm businesses does not exist and this receptor is excluded 
from further assessment.

16.2.8 The magnitude of the effect on soils is assessed as the proportion of soils at the site 
lost or irreversibly damaged by Proposed Development as a proportion of the baseline 
resource regardless of the site area.  A provision classification is included in Table 16.1 
(below).

 Table 16.1: Magnitude of effects on the three receptors.

Magnitude 
of Effect

Agricultural Land Agricultural 
Businesses

Soil Ecosystem 
Services

Large Irreversible loss of 
>80ha of best and 
most versatile land

Full-time farm business 
rendered unworkable and 
unviable.  The farmer will 
have to seek alternative 
means of income

Loss or irreversible 
damage to all topsoil 
resources.  Sealing1 of 
more than 75% of the 
soils within the Site

Moderate Irreversible loss of 
20-80ha of best 
and most versatile 
land

Reduction in nett farm 
income requiring such that 
substantial restructuring is 
required

Loss or irreversible 
damage to at least 
50% of topsoil 
resources.  Sealing of 
50-75% of the soils

Small Irreversible loss of 
5-20ha of best and 
most versatile land

Reduction in nett farm 
income such that only 
minor restructuring is 
necessary

Beneficial re-use 
of all or nearly all 
good quality topsoil 
resources2.  Sealing 
of <50% of the soils 
within the site

Negligible Irreversible loss of 
<5ha of best and 
most versatile land

Minimal effects, such as 
changed field accesses, 
not necessitating farm 
restructuring

Only minor 
disturbance of soils 
within the Site, with 
minimal surface 
sealing

 
1 as by impermeable surfaces or through over-compaction of exposed soils 

2 defined for this purpose as undamaged light or medium loamy or silty topsoils 
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 Sensitivity of Receptors

16.2.9 Best and most versatile agricultural land (i.e. grades 1, 2 and 3a on MAFF’s 1988 
Agricultural Land Classification system) is considered to be a finite national resource, 
is given special consideration in national policy, and can be considered to be of higher 
sensitivity than land in Grades 3b, 4 and 5.

16.2.10 Where land is contract-farmed or farmed through a tenancy arrangement without long-
term security of tenure and without a long-term history of occupying that land, then the 
sensitivity to loss of use of that land is deemed to be low, because the right of the tenant 
or contractor to farm the land could cease, with agreed notice, at any time.  Conversely, 
a farm business occupied by a long-term agricultural tenant is likely to be highly 
sensitive to change (Table 16.2).

16.2.11 Soil is a multi-functional resource that provides a range of ecosystem services.  These 
include physical support and nutrient cycling for plants, moderation of the hydrological 
cycle, providing a habitat and gene pool, and disposal of wastes and dead organic 
matter.  The sensitivity of soil function depends upon the soil’s properties.  For example, 
permeable loamy soils are capable of absorbing heavy rainfall and attenuating flooding 
and are therefore more sensitive to damage to hydrological function than impermeable 
clay soils which have a more limited natural capacity to attenuate flooding.

 Table 16.2: Sensitivity of the three receptors

Sensitivity Agricultural 
Land

Agricultural 
Businesses

Soil Ecosystem 
Services

High Grades 1 & 2 Long-term Agricultural 
Holdings Act tenant

Permeable loamy soils 
providing a broad range 
of ecosystem services 
or supporting valuable 
habitats

Medium Sub-grade 3a Mixed business farming 
some owned land and 
some medium-or short-
term rented land

A mixture of soils, none 
of them supporting 
valuable habitats

Low Sub-grade 3b and 
grades 4 & 5

Agricultural user on a 
short-term tenancy or 
licence

Slowly permeable, 
damaged or 
contaminated soils 
providing a limited 
range of ecosystem 
services
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Significance of Effects

16.2.12 The significance of any beneficial or adverse effect can be assessed as either ‘major’ 
or ‘moderate’ (i.e. significant), ‘minor’ or ‘negligible’ according to the magnitude of the 
effect of the Proposed Development and the sensitivity of the receptor, as set out in 
Table 16.3 below;

 Table 16.3: Significance of effects

Magnitude Sensitivity

High Medium Low Negligible

Large Major Major Moderate Minor

Moderate Major Moderate Minor Negligible

Small Moderate Minor Minor Negligible

Negligible Minor Negligible Negligible Negligible
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16.3 PLANNNG CONTEXT

 National Context

16.3.1 National planning policy guidance relating to agriculture and soils is to be framed in the 
National Planning Policy Framework (NPPF 2012) which states at paragraph 112 that;

“Local planning authorities should take into account the economic and other benefits  
of the best and most versatile agricultural land (defined as land in grades 1, 2 and 3a  
of the Agricultural Land Classification).  Where significant development of agricultural  
land is demonstrated to be necessary, local planning authorities should seek to use   
areas of poorer quality land in preference to that of a higher quality”

16.3.2 Paragraph 109 of the NPPF states that;

“The planning system should contribute to and enhance the natural and local  
environment by… protecting and enhancing valued landscapes, geological 
conservation interest and soils” and “preventing both new and existing development 
from contributing to or being put at unacceptable risk from, or being adversely 
affected by unacceptable levels of soil, air, water or noise pollution or land instability”

16.3.3 A 2007 Environmental Agency document, ‘Soil a Precious Resource: Our Strategy 
for Protecting, Managing and Restoring Soil’ has complementary aims, including 
encouraging the construction industry to re-use soils to reduce the amount disposed of 
as waste, and reducing flood risk and pressures on urban drainage.

 Local Context

16.3.4 Saved Policy ST1 of the Borough of Charnwood Local Plan 2004 states as an overall 
strategy that “Measures will be taken to… ensure that considerable weight is given to the 
protection of best and most versatile land, which represents a national resource”

16.3.5 Policy CS20 of the Charnwood Local Plan Core Strategy (2015) confirms Charnwood 
Borough Council’s strategy to create a sustainable urban extension to the north of 
Birstall (the Proposed Development) which will “make a significant contribution to 
meeting our housing needs by delivering a garden suburb of approximately 
1,500 homes”

16.3.6 As a strategic priority the development is part of the Borough Council’s development 
strategy and its implementation needs to balance a number of environmental factors in 
achieving sustainable development.  At Policy CS16 the Core Strategy confirms that one 
such consideration is the objective of protecting “our most versatile agricultural land”  
Policy CS26 also confirms that planning permission for sustainable development will be 
granted when positively assessed against the policies in The Framework – and therefore 
the provisions of NPPF para 112 above are to be given due weight.

16.3.7 The assessment is undertaken to assess the effect on three receptors, agricultural 
activity, the national resource of best and most versatile agricultural land, and soil 
resources and functions.  The scoping response received from Charnwood Borough 
Council in April 2014 confirmed the appropriateness of this assessment.
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16.4 BASELINE CONDITIONS.

 Agricultural Use

16.4.1 The site covers a total area of 169.9ha all in agricultural use with areas of copse and 
woodland.  At the time of survey the land was mainly under cereal production with some 
grass and field beans.  Significant areas were planted as strips of game cover crops 
under a Higher Level Stewardship option.

16.4.2 The land is farmed by a single business, with the exception of a single field in the 
south-west.  The majority of the land is also owned by the same farm business, with 
the remainder farmed under tenancy from a single private owner.  The development 
proposal is made jointly on behalf of the two main land owners.  The single field to the 
south-west is also owned by Leicester City Council, and leased to a different tenant.

16.4.3 The land, with the exception of the council-owned field in the south-west, is under 
Higher Level Stewardship Agreement.

 Soil Resources

16.4.4 The survey shows heavy clay soils over the majority of the land and a small area of deep 
loamy soils in the east.

16.4.5 The dominant heavy soils are capable of supporting low to moderate yields of arable 
crops.  They are poorly-draining and therefore have a low capacity to absorb excess 
winter rainfall.  They have a high capacity to absorb or attenuate pollutants falling on the 
soil surface during the growing season, but this capacity is low in winter when the soils 
remain saturated for long periods and run-off risk is high.  These soils may potentially 
support moist (marshy) neutral to calcareous grassland or woodland ecosystems.

16.4.6 The deep loamy soils can support good yields of arable crops.  They are freely-draining 
and therefore have a high capacity to absorb excess winter rainfall and to absorb or 
attenuate pollutants falling on the soil surface.  The soils may potentially support neutral 
grassland or woodland ecosystems.

16.4.7 If the site is to be developed the dominant heavy topsoils represent a resource of 
moderate quality for reuse in landscaping and require careful handling to avoid structural 
damage.  The topsoils in the east of the site are a resource of good quality for reuse and 
these should be reused preferentially in gardens and higher demand landscaping.

16.4.8 Full details on soils and survey methodology are provided in the technical report 
included as Appendix 16.1.

 Agricultural Land Quality

16.4.9 The agricultural land classification system published by the former Ministry of 
Agriculture, fisheries and Food (MAFF) grades land into five grades. 1 (excellent quality) 
to 5 (very poor quality).  In 1988 a revision of the classification divided grade 3 into two 
sub-grades 3a and 3b and land in grades 1 to 3a became termed the ‘best and most 
versatile’ agricultural land.
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16.4.10 Detailed mapping conducted during this assessment found the agricultural land to be a 
grade 3, dominantly sub-group 3b.  Further details are provided in the Technical Report 
(Appendix 16.1).

16.4.11 The different qualities of land in the application area are shown below in Table 16.4 and 
its distribution is shown in Map 2 of Appendix 16.1.

 Table 16.4 Quality of the Agricultural Land within the application area

Agricultural Quality Area (ha) Proportion of Land (%)

Grade 2 3.3 2

Sub-grade 3b 156.0 92

Woodland 7.1 4

Unsurveyed1 3.5 2

Total 169.9 100

 1   No survey undertaken due to access restrictions.  The majority of this area is hard-standings (non-agricultural) 

The Projected Future Baseline

16.4.12 There are unlikely to be significant changes in baseline conditions into the future if the 
Proposed Development does not proceed.
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16.5 POTENTIAL EFFECTS

 Construction Stage

16.5.1 Loss of valuable soil resources can occur if topsoils are not first stripped from areas 
to be disturbed.  Over-compaction of subsoil as a result of trafficking by construction 
vehicles over ground to be used for gardens or landscaping not only affects the 
performance and visual quality of vegetated areas but also affects hydrology.  Almost 
all of the application area has permeable subsoils.  Over-compaction by construction 
vehicles can severely reduce the permeability of these layers and their capacity to 
absorb excess rainfall.  The consequence is an increase in run-off.  Over-compaction 
also restricts the depth to which plant roots can proliferate.  This reduces soil moisture 
deficits in summer so that moisture repletion occurs sooner in autumn, further 
exacerbating the soil’s ability to absorb excess rainfall.  The consequence is increased 
hydraulic and sediment loadings to watercourses and an increased risk of flooding. 
The potential effects on soil functions are summarised in Table 16.5.

 Table 16.5 Potential Effects of Development on the main soil functions

Soil or Land Function Potential effect on the proposed land uses

Built Environment Landscape and Amenity 
Land

Landscape support Mainly adverse Neutral

Food and fibre production Adverse Adverse

Transformation and buffering Adverse Adverse

Supporting habitats/biodiversity Adverse Beneficial

Storing and transmitting water Adverse Neutral

16.5.2 During construction progressive loss of agricultural use of the land will occur as 
successive areas are developed.

 Post-completion Stage

16.5.3 Damage to or loss of soil resources within the areas of construction are largely 
permanent potential adverse impacts which will persist post-completion.

16.5.4 After completion all of the land (including 3.3ha of land regarded as best most versatile) 
will be removed from agricultural use under the Proposed Development.
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16.6 DESIGN

 Construction Stage

16.6.1 Mitigation against permanent loss of agricultural land or sealing of soils by buildings 
is not possible, but the effects on soil functions in landscape and amenity areas and 
gardens will be mitigated as described below.

 Soil Functions

16.6.2 Construction will involve the progressive stripping of topsoils from development phases, 
storing them for future use and using them to create structural landscaping and amenity 
areas.

16.6.3 The Defra Construction Code of Practice for Sustainable Use of Soils on Construction 
Sites (2009) provides guidance on good practice in soil handling as part of a Materials 
Management Plan and site Waste Management Plan.  Soil Management to be employed 
on the project will include;

  i. Avoidance of traffic in areas that do not need to be disturbed;

  ii. Careful stripping of topsoils (using suitable soil-handling equipment) from areas   
  to be disturbed, ensuring no mixing with the subsoils;

  iii. Storing soils in temporary low stockpiles, protected from contamination by other  
  materials and sown with grass if being stored for more than 6 months;

  iv. Spreading topsoils only onto subsoil that has been de-compacted;

  v. Using any surplus topsoil beneficially elsewhere.

16.6.4 The Proposed Development includes c.93 ha of built development. 111 ha is proposed 
as retained public green space, in addition to existing hedgerows, trees and vegetation 
plus areas of new structural planting.  Assuming 50% of the built area to be sealed 
surfaces (a lower percentage than normal in view of the garden suburb character) this 
will account for c.46 ha.  Existing soil function will therefore be retained or enhanced 
over approximately 77% of the site.
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16.6.5 These soil mitigation measures, and the soil and land functions that they are designed to 
protect, are summarised in Table 16.6 below;

 Table 16.6 Mitigation Measures to avoid or reduce the main effects of construction 
on soil and land functions

Soil/Land Function Design Measure

Landscape support Retention of stripped topsoil.  Minimising soil 
compaction in landscaped areas.  Avoidance of traffic 
on undisturbed areas

Food and fibre production None possible in disturbed land

Transformation and buffering Maximising use of porous surfaces.  Minimising soil 
compaction SUDS detention basins

Supporting habitats / biodiversity Minimising soil compaction in landscaped areas.  
Avoidance of traffic on undisturbed areas.  Provision 
of a range of biodiversity features within landscape 
areas

Storing and transmitting water Maximising use of porous surfaces.  Minimising soil 
compaction in landscaped areas
SUDS detention basins

 Post-completion Stage

16.6.6 The loss of land from agricultural use and the sealing of soils within the construction 
areas cannot be mitigated against.  However, over 75% of land will be retained as green 
space.  These areas will be managed to retain and enhance important soil functions.
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16.7 ASSESSMENT OF EFFECTS

 Construction Effects

16.7.1 The loss of soil function due to development has the potential to result in significant 
adverse effects.

16.7.2 3.3ha of best and most versatile land will be taken out of current agricultural production.  
The effect of the removal of this area is deemed to be negligible.  The Proposed 
Development site is predominantly lower quality and it is very unlikely that an available 
site of comparable size containing a lower proportion of best most versatile land could 
be found locally.

16.7.3 The land is owner-occupied and the voluntary sale of land will not have significant 
adverse effects on their farm business.  The potential effects on agricultural land use and 
resources are therefore not considered significant.

 Operational Effects

16.7.4 While some minor recovery of soil function damaged during construction is possible 
under vegetated areas, loss of topsoil is a permanent effect which will persist post-
development.  The operational effects therefore do not differ from those during 
construction.
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16.8 RESIDUAL EFFECTS

16.8.1 Soil functions will be severely compromised over approximately 40% of the application 
area through sealing by roads and buildings but there will be a soil protection policy in 
place for areas of landscaping and green-space and a re-use strategy for the topsoil 
resources.  The inclusion of extensive green space and SUDS will effectively mitigate the 
reduced capacity to absorb excess rainfall.  Consequently the adverse effect on soil is 
expected to be minor.

16.8.2 The effect of the proposed development on agriculture is negligible and unaffected by 
mitigation.
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16.9 STATEMENT OF EFFECTS

16.9.1 Following mitigation proposals included in the design of the Proposed Development 
there are no significant effects on agriculture and soils.  Effects are summarised in Table 
16.7 below; 

Potential Effect Significance 
(pre-mitigation)

Mitigation Measure Significance 
of Residual 
Effect

Construction Stage

Progressive loss of soil 
or land functions

Moderate Implementation of soil 
protection strategy

Minor adverse 

Progressive loss of best 
and most versatile land

Negligible None possible Negligible

Progressive loss of 
agricultural use:

Negligible Negligible

Post-Construction Stage

Loss of soil or land 
functions

Moderate Implementation of soil 
protection strategy

Minor Adverse

Loss of best and most 
versatile land

Negligible None possible Negligible

Loss of agricultural use: Negligible Negligible
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