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Introduction

1.1 This Technical paper forms
part of the series of background
papers prepared on behalf of
Gascoyne Cecil Estates (GCE) to
support the examination stage of
the Welwyn Hatfield Local Plan.
1.2 Representations were
submitted by the Estate to the
Regulation 19 consultation on the
draft Welwyn Hatfield Local Plan
(WHLP). This Technical Paper has
two purposes, firstly, to inform the
Inspector examining the new Local
Plan of the updated proposals for
mineral extraction at Stanborough
(Policy SDS5; formerly HAT1)
and, secondly, to provide further
commentary on issues relating
to minerals more generally at
Symondshyde (Policy SDS6;
formerly HAT15) in the emerging
plan in response to objections.
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Stanborough (SDS5)
1.3 There are proposals for the
extraction of a viable resource
of sand and gravel from land
identified as SDS5 in the Local Plan
Proposed Submission. The land is
owned by Gascoyne Cecil Estates
(the Estate) and CEMEX who are
jointly promoting the site known
as “Stanborough”. The land has
been identified by Welwyn Hatfield
Borough Council (WHBC) as the
largest strategic development Site
in the Local Plan, in recognition
that its size makes it possible to
deliver a sustainable community
with associated neighbourhood,
shopping, employment and
community facilities. An emerging
masterplan for the allocation
is provided at Appendix 1.
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1.4 Policy SADM26 proposes to
allocate SDS5 to accommodate
approximately 1,650 new homes
over the Plan period. Policy SP22
has been drafted to add guidance
to inform the preparation of a
masterplan which is to set out the
quantum and distribution of land
uses, access, sustainable design
and layout principles. This includes
a requirement that “The developer
must demonstrate the extent
of the mineral that is present
and that the likelihood of prior
extraction in an environmentally
acceptable way has been fully
considered. As a minimum, an
assessment of the depth and
quality of mineral, together with
an appraisal of the consequential
viability for prior extraction
without prejudicing the delivery
of housing within the plan
period should be provided.”

1.5 Investigations carried out by
CEMEX demonstrate that a viable
sand and gravel deposit exists within
the Stanborough site. A planning
application (to be submitted to
Hertfordshire County Council) to
extract this mineral ahead of the
proposed residential development
is presently being prepared by
CEMEX and Gascoyne Cecil
Estates as joint applicants. The
proposal is to extract this resource
in a phased programme of works
which precedes the delivery of the
urban extension thereby avoiding
the sterilisation of gravel deposits.
1.6 This Technical Paper explains
the proposals for prior extraction,
focusing on the phasing and
restoration programme which
has been specifically designed
to accommodate extraction in a
manner that avoids any delays or
constraints to the delivery of the
proposed housing and the new
neighbourhoods at Stanborough.
1.7 The Proposed Draft Method
of Working and Restoration
Landform drawings submitted
as Appendices 1 and 2 to our
Regulation 19 Representations
(October 2016) have now been
superseded. The most up-to-date
proposals for phasing of mineral
and restoration are set out in
Section 4 of this Technical Paper.

2

Mineral Extraction | Stanborough and Symondshyde Strategic Allocations

Symondshyde (SDS6)
1.8 The new Welwyn Hatfield
Local Plan proposes a new village
providing 1,130 dwellings with
associated social and community
infrastructure, full details are set
out in the emerging plan under
Policy SDS6. Welwyn Hatfield
Borough Council has allocated
SDS6 as a Strategic Development
Site, on the basis that it will bring
forward a substantial allocation
of new housing in a sustainable
location and where coalescence
with existing settlements can be
avoided. Policy SP24 proposes to
allocate the land to accommodate
approximately 1,130 new
homes over the Plan period.
1.9 The proposed new village
has been the subject of a number
of objections and in particular
from the ‘Save Symondshyde
Group’ and other interested
parties. Their objections raise
issues relating to both minerals
and also to land stability.
1.10 This Technical Note therefore
also additional commentary
and information on these
issues to inform the Inspector
examining the new Local Plan.
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Cemex

2.1 CEMEX are a leading global
building material supplier, producing
cement, ready mixed concrete,
aggregate and roadstone. In the
UK it is the leading producer of
ready mix concrete, the second
largest manufacture of aggregates,
and the third largest cement and
asphalt producer, with a significant
share of the roof tile, and concrete
block markets. Cemex have
longstanding mineral operations
in Hatfield and St Albans based
around Hatfield Quarry.

2.3 A planning application for a
limited extension into land to the
east of the existing quarry has been
approved subject to completion of a
Section 106 agreement. This allows
for a further three year supply. Furze
Field is located on the opposite
side of Coopers Green Lane to the
north-western boundary of SDS5.

2.2 Hatfield Quarry is located off
Oaklands Lane, approximately 5km
east of St Albans city centre and
5km west of Hatfield town centre. It
has been operational since the early
1960s. Several planning applications
have since been granted by
Hertfordshire County Council (HCC)
to extend or amend the permitted
site operations, as detailed on the
plan opposite. Hatfield Quarry is
currently operating under planning
permission reference 6/0439/03
for the extraction of sand and
gravel and restoration to agriculture
on land at Symondshyde Farm,
approximately 2km north-east of
the processing plant on Oaklands.
Mineral is transported from the
extraction area to the processing
plant via a conveyor. Extraction has
reached the latter phases, and the
planning permission requires the
land to be restored by October 2020.
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Mineral sites associated
with the Hatfield Quarry

Processing Plant
Beech Farm (Original Quarry)
Cutfield
Forge & Radar Fields
Suttons Farm
Symonshyde Farm
Furze Field
Stanborough (SDS5)
Symonshyde Village (SDS6)
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Mineral Planning
Policy Review

3.1 National planning policy for
minerals is set out in Section 13
of the National Planning Policy
Framework (NPPF) ‘Facilitating
the sustainable use of minerals’.
Paragraph 142 identifies that
“Minerals are essential to support
sustainable economic growth and
our quality of life. It is therefore
important that there is a sufficient
supply of material to provide the
infrastructure, buildings, energy
and goods that the country
needs. However, since minerals
are a finite natural resource,
and can only be worked where
they are found, it is important to
make best use of them to secure
their long-term conservation.”

3.2 With respect to conserving
this resource, paragraph 143
obliges Mineral Planning
Authorities to “define Mineral
Safeguarding Areas and adopt
appropriate policies in order
that known locations of specific
mineral resources of local or
national importance are not
needlessly sterilised by nonmineral development, whilst
not creating a presumption
that resources defined will be
worked, and define Minerals
Consultation Areas based on
these Mineral Safeguarding
Areas”. Mineral Planning Authorities
should also “set out policies to
encourage the prior extraction
of minerals, where practicable
and environmentally feasible, if
it is necessary for non-mineral
development to take place”.
3.3 Paragraph 144 adds that, when
determining planning applications,
local planning authorities should
“give great weight to the benefits
of the mineral extraction,
including to the economy”
and “not normally permit other
development proposals in
mineral safeguarding areas where
they might constrain potential
future use for these purposes.”
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3.4 Further guidance on mineral
safeguarding is found in the
Planning Practice Guidance (PPG).
This includes an explanation of
the role of district councils in
safeguarding minerals. Whilst not
mineral planning authorities, district
councils are expected to play an
important role in safeguarding
minerals, including “having regard
to the local minerals plan when
identifying suitable areas for nonmineral development in their local
plans. District councils should
show Mineral Safeguarding
Areas on their policy maps.” [1]
3.5 The PPG also provides
a definition of MSAs and
MCAs as follows:
“Minerals Safeguarding Area
– an area designated by a
Mineral Planning Authority
which covers known deposits
of minerals which are desired
to be kept safeguarded from
unnecessary sterilization by
non-mineral development”

[1]
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“Minerals Consultation Area – a
geographical area, based on
a Mineral Safeguarding Area,
where the district or borough
council should consult the
Mineral Planning Authority
for any proposals for nonminerals development

Local Planning Policy
3.6 The Hertfordshire Minerals
and Waste Local Plan (MWLP)
was adopted in March 2007 and
provides the overarching strategy
and planning policies for mineral
extraction in Hertfordshire.
The strategy includes:
“Aim 2: to identify and safeguard
mineral resources to ensure
that there are sufficient
environmentally acceptable
sources to maintain an
appropriate level of current and
future supply in accordance
with Government guidance and
to prevent the unnecessary
sterilisation of mineral resources.”

Paragraph: 005 Reference
ID: 27-005-20140306.
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3.7 To this end, saved
Minerals Policy 5 states:
“Mineral extraction will be
encouraged prior to other
development taking place where
any significant mineral resource
would otherwise be sterilised, or
where despoiled land would be
improved following restoration.
The County Council will
object to any development
proposals within, or adjacent
to areas of potential mineral
resource, which would prevent,
or prejudice potential future
mineral extraction unless it is
clearly demonstrated that:
i) the land affected does not
contain potentially workable
mineral deposits; and/or
ii) there is an overriding need
for the development; and
iii) the mineral cannot practically
be extracted in advance.”

3.8 The supporting text to this
Policy adds at paragraph 3.6.2:
“Minerals Policy 5 seeks to
ensure that the appropriate
weight is accorded to the
prior extraction of minerals
which would otherwise be
sterilised ... To assist with the
implementation of this policy ...
the County Council will identify
Mineral Consultation Areas
as a Supplementary Planning
Document, for subsequent
inclusion in the Minerals and
Waste Development Framework.”
3.9 A Mineral Consultation Area
(MCA), as defined in the Mineral
Consultation Area Supplementary
Planning Document (MCASPD)
“is an area identified by a
County Council where planning
applications for non-minerals
development submitted to the
District/Borough Councils
may not be determined until
the County Council has
been given the opportunity
to comment on whether the
proposal would unacceptably
sterilise mineral resources.”

3.10 The MCASPD states in
paragraph 2.1 that sand and
gravel deposits in Hertfordshire
are predominantly concentrated
in a band across the south of
the County. This band is known
as the ‘Sand and Gravel Belt’.
As stated in paragraph 2.6:
“Hertfordshire County Council
has chosen to identify the whole
of the Sand and Gravel Belt
(excluding the barren areas),
together with the identified
resource blocks outside the
Sand and Gravel Belt, as
Mineral Consultation Areas.”
3.11 Hertfordshire County Council
is currently reviewing its Minerals
Local Plan. A draft plan consultation
is expected to take place during
winter 2017, followed by a presubmission consultation in summer
2018. Examination and adoption
of the Minerals Local Plan are
expected to happen in 2019.
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4

Proposals for
Mineral Extraction at
Stanborough (SDS5)

4.1 SDS5 falls within the Sand and
Gravel Belt (Mineral Consultation
Area) defined by the Minerals
Local Plan 2007. CEMEX has
completed an assessment of the
depth and quality of the mineral
within the site and established
that a viable deposit exists.
4.2 A minerals planning application
has been prepared by CEMEX
and Gascoyne Cecil Estates (as
joint applicants) for the phased
extraction of approximately 3.8
million tonnes (mt) of sand and
gravel from the site over a 9 year
period. Mineral extraction would
follow on from Furze Field and
would commence around 2020.
4.3 The site would be worked and
restored in ten phases as shown
on Plan P21/597/2 (please see
Appendix 2). Sand and gravel
extraction would start in the eastern
most field of the site (known to the
promoters as Stanboroughbury
Farm) and continue anti-clockwise
across Stanboroughbury Triangle
and Astwick. Soils and overburden
would be stripped from within
each extraction phase and the
materials placed in bunds for noise,
dust and visual screening. These
would vary in height between a
maximum of two and five metres
for topsoil and subsoil respectively,
and would be located around
the perimeter of the phases.
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4.4 The mineral would be transported
by conveyor to the existing processing
plant at Hatfield Quarry off Oaklands
Lane. The existing conveyor would
be extended to reach the constituent
parcels of land. New tunnels would
be constructed underneath Coopers
Green Lane and Green Lanes and a
surface crossing point, with a bridge
for pedestrians and horse riders, will
be provided on Great Braitch Lane. A
conveyor connection to the site is a
significant advantage as it reduces the
need for additional HGV movements.
4.5 Restoration would be achieved
progressively using approximately
3.5mt of inert materials to return the
land to level and create a suitable
development platform. Vehicular
access for the import of restoration
material will be provided via two
new/upgraded junctions on Coopers
Green Lane; one on the junction
of Coopers Green Lane/Green
Lanes and a second on the junction
of Coopers Green Lane/Great
Braitch Lane. Suitable vehicular
access points into/between the site
will then be provided from Green
Lanes and Great Braitch Lane. The
volume of inert material required
to complete the restoration will be
met in part by the use of suitable
arisings from construction operations
at both Stanborough (SDS5) and
Symondshyde (SDS6) which will
reduce the amount that needs to
be imported by HGV into the site.

9

Housing
Phase

Years
Constructed

Completions

Mineral
Extraction
Phase

Year
Restored

1

2019/20

60

N/A

N/A

2

2020/21

100

N/A

N/A

3

2021/22

100

N/A

N/A

4

2022/23

130

N/A

N/A

5

2023/24

130

1 and 3

Phase 1 2021
Phase 3 (2022)

6

2024/25

130

2

2022

7

2025/26

150

4

2024

8

2026/27

150

5

2025

9

2027/28

150

6

2026

10

2028/29

150

7

2027

11

2029/30

150

8

2028

12

2030/31

150

9

2029

13

2031/32

100

10

2030

4.6 HGVs would enter the site
via a weighbridge and from there
the material would be transported
and tipped directly into the void
and spread using a bulldozer.
Importation would begin in
Phase 1 and mineral extraction
and inert restoration activities
would take place progressively
and, therefore, simultaneously
throughout the nine year period.
4.7 Surcharging involving the
temporary overfilling/stockpiling
of the imported material within
individual phases is proposed as a
means to accelerate compaction
and restoration of the site to a
landform suitable for residential
development. Surcharging is an
established practice and would be
undertaken in compliance with an
agreed engineering specification.
Parts of the void across certain
phases will be restored to a
network of lakes, in locations that
take account of the emerging
development proposals of the site
and offer a sustainable drainage
solution. The proposed restoration
landform is enclosed at Appendix 3.
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4.8 Residential development will
follow minerals working across the
site, in accordance with a phasing
plan (see Appendix 4). The Estate
propose that residential development
would begin in 2019/2020. The
first four phases of the housing
development are proposed to
take place in the south – eastern
corner of the proposed allocation
at SDS5 (at the southern end
of Green Lanes), where mineral
extraction will not be taking place.
4.9 The Estate estimate that it will
take up to 4 years to complete
this first neighbourhood, by which
time mineral extraction will have
already made significant progress
through the later mineral phases of
the site. This will enable the further
phases of new housing and other
development to follow on and there
are no anticipated delays. Further
detail is set out in the table above.
4.10 It is also worth noting that
if demand for mineral was to
fall and thus result in a slower
rate of extraction, this typically
occurs in times of recession or
low construction activity. This
would also imply a reduction
in house building ensuring
that the phasing relationship
described remains in step.
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4.11 It therefore follows that the
proposed carefully considered
phasing of mineral extraction by
CEMEX and Gascoyne Cecil Estate
should not prejudice the proposed
allocation or delivery of new
housing and related development
within Stanborough (SDS5).

5

Mineral issues relating to
Symondshyde Village (SDS6)

5.1 The boundary of the proposed
new village partially overlaps the
northern edge of the permission
area for the extraction of sand and
gravel across land at Symondshyde
Farm. CEMEX are currently
working this site in accordance
with a mineral permission granted
in 2005. Extraction has reached
the latter phases and the site is to
be restored before the expiration
of the consent in October 2020.
Those phases which overlap the
boundary of the proposed new
village will be worked and restored
by 2019, well before the construction
of the village is expected to
commence (i.e. 2024/25).
5.2 The ‘Save Symondshyde’
Group has objected to the
inclusion of SDS6 in the WHLP on
several grounds, including claims
that inadequate consideration
has been given to the potential
extraction of minerals from the
site and the implications of this on
the delivery of the new village.
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5.3 In view of extraction proposals
within the vicinity of the site, ‘Save
Symondshyde’ has suggested
that it is likely that sand and
gravel deposits extend across the
whole site, and that this should
be extracted before the proposed
village could be developed. They
suggests this poses questions
as to whether the proposed
village could be developed
within the Local Plan period.
5.4 Notwithstanding the fact that
it is possible to phase mineral
extraction and restoration in a
manner that would avoid any delays
to the delivery of a development
site (as demonstrated by the Estate
and CEMEX’s proposals for SDS5),
in this case prior investigations
have determined the proposed
new village would not sterilise a
viable sand and gravel reserve.
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5.5 Wardell Armstrong, a
consultancy that specialises in
mineral applications have been
advising the Estate in these matters.
Please see their letter and plans
dated 3 July 2017 within Appendix 5.
The letter summarises the findings of
site investigation work completed by
RMC (RMC later became CEMEX)
including trial pit and borehole
data collected in 1991, 1992 and
2001. This work was conducted
with the objective of identifying
potential workable deposits of sand
and gravel at Symondshyde Farm
(including the area of the proposed
new village) at that time. The findings
informed the extent of the planning
application area for sand and gravel
extraction at Symondshyde Farm,
which was permitted in 2005.
5.6 The letter summarises the
borehole data that relates to
the proposed village site and
concludes that the development
would not sterilise a workable
sand and gravel deposit.
5.7 Therefore, it is clear that
prior extraction of minerals is
not an issue with respect to the
delivery of housing at SDS6.
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5.8 ‘Save Symondshyde’ has also
suggested that the geology of the
area and the terrain are consistent
with the potential formation of sink
holes. It has provided WHBC with
a report prepared by geologist at
Imperial College London which
suggest there is strong evidence of
sink hole formation across the site.
5.9 Gascoyne Cecil Estates have
owned Symondshyde Farm for
centuries, and therefore are well
aware of the characteristics of the
land and any issues that could
affect the successful operation of
the farm tenancy. There are no
historic records of ground instability
on Symondshyde Farm that the
Estate are aware of. Furthermore,
Wardell Armstrong has advised
that the site borehole investigations
referred to above, which were
carried out to inform the extent
of the minerals permission area,
show no evidence of dissolution
features, with chalk bedrock found
in most boreholes at a consistent
depth. There is no evidence
to suggest that geotechnical
conditions differ from other areas
within Central Hertfordshire.

Mineral Extraction | Stanborough and Symondshyde Strategic Allocations

5.10 As with any planning
application of the scale and
sensitivity proposed at SDS6,
thorough and robust ground
investigation will be undertaken
before the development commences,
at which point any unanticipated
risks from chalk dissolution would be
identified and appropriate remedial
measures would be implemented.
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Conclusions

6.1 This Technical Paper has been
prepared to inform the Inspector of
the updated proposals for mineral
extraction at Stanborough (Policy
SDS5) and to provide further
commentary on issues relating
to minerals more generally at
Symondshyde (Policy SDS6)
in response to objections.
6.2 SDS5 and SDS6 fall within
the Sand and Gravel Belt (Mineral
Consultation Area) defined by
the Minerals Local Plan 2007.
Related Policy seeks to ensure
that appropriate weight is accorded
to exploring opportunities for the
prior extraction of minerals which
would otherwise be sterilised
by surface development.
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6.3 With respect to SDS5, a planning
application to extract this mineral
ahead of the proposed residential
development is presently being
prepared by CEMEX and the Estate
as joint applicants. A mineral lease
agreement exists between CEMEX
and the Estate to facilitate extraction
of sand and gravel, and extensive
pre-application discussions have
taken place with Hertfordshire
County Council (as Minerals Planning
Authority) to inform the proposals.
This Technical Report explains how
the mineral phasing and restoration
programme has been specifically
designed to accommodate extraction
in a manner that avoids any delays
or constraints to the delivery of the
proposed housing and the new
neighbourhoods at Stanborough.
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6.4 The benefits associated with
this carefully considered approach
include the release of naturally
occurring and finite resource which
would otherwise be sterilised by
surface development. The extracted
mineral will be transported with
minimal environmental impact to the
processing plant through the use
of conveyors (rather than HGVs),
and will then be available for use in
construction activities at SDS5, SDS6
and all other Local Plan allocations.
Furthermore, suitable arisings from
construction at SDS5 can be used
directly to fill the mineral voids and
create a suitable development
platform, thus reducing the need
for disposal offsite and the amount
of inert material that needs to be
imported by HGV into the site to fill
the void. This represents a highly
sustainable process of development.
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6.5 On SDS6, the proposed location
of the new village partially overlaps
an existing mineral permission
and these area will be worked and
restored well before the development
commences The ‘Save Symondshyde’
Group has claimed that inadequate
consideration has been given to
the potential extraction of minerals
from across the remainder of the
site and suggested that this could
delay delivery of the village. This
concern has been addressed
through reference to borehole and
trial pit evidence, discussed within
a letter supporting this Technical
Note, and which demonstrates that
the development would not sterilise
a workable sand and gravel deposit.
All viable deposits in the vicinity of
the new village have already been
worked. Prior extraction of minerals
is therefore not an issue with respect
to the delivery of housing at SDS6.
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Appendix 1

Stanborough Masterplan

Mineral Extraction | Stanborough and Symondshyde Strategic Allocations

A1

A2
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Appendix 2

Phasing Plan
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A4
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Appendix 3

Restoration Landform
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STANBOROUGHBURY FARM AND TRIANGLE:
Restoration to include
* Retention of unworked agricultural margins
with restoration to agriculture at a lower level
by importation of inert restoration materials
* Creation of drainage feature with associated
ponds and wetlands around southern boundary
* Planting of new woodland features to enhance
existing features and reinforce landscape framework
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Wardell Armstrong letter
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BH
18/91
19/91
20/91
21/91
22/91
31/01
32/01
33/01
40/91
41/01
41/91
42/01
42/91
43/01
44/01
45/01
46/01
47/01
48/01
49/01
50/01
51/01
52/01
53/01
54/01
55/01

overburden exceeds mineral thickness
no sand and gravel present
Wardell Armstrong/NT12590/let0018/jli

Table 1
Summary of RMC borehole data - area to the north-west of Symondshyde Farm planning permission for sand and gravel extraction
Thickness of overburden (m) Thickness of upper mineral (m) Thickness of interburden (m) Thickness of lower mineral (m)
Bedrock
2.80
not present
not present
not present
hit chalk at 2.80m
5.50
3.50
1.50
not present
hit chalk at 10.50m
4.80
3.20
not present
not present
hit chalk at 8.00m
9.50
4.50
not present
not present
hit chalk at 14.00m
4.00
3.00
not present
not present
hit chalk at 7.00m
3.00
2.50
not present
not present
hit chalk at 5.50m
4.68
2.74
not present
not present
hit chalk at 7.42m
5.05
5.15
not present
not present
hit chalk at 10.20m
2.00
1.30
not present
not present
hit chalk at 3.30m
9.00
not present
not present
not present
hit chalk at 9.00m
3.20
1.50
6.80
not present
hit chalk at 11.50m
5.25
0.45
2.20
not present
hit chalk at 7.90m
2.50
3.40
not present
not present
hit chalk at 5.90m
3.70
not present
not present
not present
hit chalk at 3.70m
3.00
1.30
not present
not present
hit chalk at 4.40m
7.20
1.55
1.10
not present
hit chalk at 9.85m
6.65
3.65
1.40
not present
hit chalk at 11.70m
4.50
4.40
not present
not present
hit chalk at 8.90m
2.70
0.75
not present
not present
hit chalk at 3.45m
0.25
2.05
8.20
not present
hit chalk at 10.50m
5.30
4.85
not present
not present
hit chalk at 10.30m
5.85
3.65
0.50
not present
hit chalk at 10.00m
8.70
4.70
not present
not present
hit chalk at 13.60m
10.60
2.05
not present
not present
hit chalk at 12.65m
2.00
1.10
2.20
2.90
hit chalk at 8.30m
7.90
3.85
0.4
not present
hit chalk at 12.15m
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