WARWICKSHIRE COUNTY COUNCIL
MINERALS LOCAL DEVELOPMENT FRAMEWORK
MINERALS CORE STRATEGY — CALL FOR POTENTIAL STRATEG IC SITES
JUNE 2008

WOLSTON FIELDS FARM

Prepared by

CARTER JONAS

Property Consultants



EXECUTIVE SUMMARY

Wolston Fields Farm has a proven deposit of between 1.2 and
1.4 million tonnes of high quality sand and gravel

The site benefits from excellent access with the A45 (T) avoiding the need for
any traffic to travel through local villages

The development would not be unduly visually intrusive, the retention of
mature hedgerows will provide natural screens and breaks in the field of
vision, and new landscaping and planting would be introduced as necessary

The area is farmland and existing flora and fauna is not overly diverse and so
where necessary working proposals will be designed to accommodate
sensitive species either by way of preservation through the retention of
existing features or through the provision of newly created habitats

The sites proximity to the River Avon provides an opportunity to develop a
range of conservation habitats during restoration which would compliment
surrounding land uses (for example the Brandon Marsh SSSI)

In summary, the proposed site represents a mineral reserve of strategic
importance, that could be developed in an environmentally acceptable and
sustainable manner with minimum impact so making an important contribution
towards regional aggregate demand
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INTRODUCTION

Following publication by the County Council of the document Minerals Core Strategy
— Summary Paper and Request for Potential Strategic Sites (July 2008) and the
general covering letter dated 30™ July 2008, this representation is submitted on
behalf of the owners of sand and gravel bearing land forming part of Wolston Fields
Farm, with a view to having this site included in the Core Strategy as being suitable
for supplying the demand for sand and gravel over the period to 2020.

Those details as listed in the “criteria checklist” included within the Summary Paper
are included under the relevant headings below.

LOCATION

Wolston Fields Farm is located between the villages of Wolston and Ryton on
Dunsmore, 3 km to the east of Coventry. It is immediately to the north of the A45 (T)
London Road and to the west of the B4029 Wolston Lane (NGR SP398748). It
straddles the boundary of two parishes: Ryton on Dunsmore and
Wolston-cum-Brandon. The potential extraction area extends to approximately
86 hectares and is shown on Figure 1 below. The proposed site would be a “green
field” site.

The land ranges in height from
between 67 metres AOD toO
80 metres AOD and is predominantly in
agricultural use either arable or
grazing. The site is bisected by a
sewage works operated by Severn
Trent Water. Wolston Fields
Farmhouse is located in the northern
part of the site.

The site would be accessed by way of
a new access point onto Wolston Lane
which in turn provides a direct link with
the A45 (T). The new access would
probably be sited between the junction
of Wolston Lane and the A45 (T) and
Garden Organic Ryton.

All traffic leaving the site would be
directed to only travel southwards onto
the A45 (T) and would not be permitted
to pass through the village of Wolston.

FIGURE 1: Location
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SETTLEMENTS AND CONSTRAINTS

Settlements
As stated above, the proposed site is in relatively close proximity to the settlements
of Wolston and Ryton on Dunsmore. Garden Organic Ryton is situated immediately
opposite the site.

Flood Zone Map
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FIGURE 2: Flood Zone Map

Figure 2 shows an extract from the Flood Zone Map produced by the Environment
Agency which shows the extent of the floodplain of the River Avon.

The dark blue @ shows the area that could be affected by flooding by a flood that has
a 1% (1 in 100) or greater chance of happening each year whilst the light blue [
shows the additional extent of outlying areas that are likely to be affected by a major
flood, with up to a 0.1% (1 in 1,000) chance of occurring each year.

Only a small proportion of the proposed site lies within the floodplain as identified by
the Environment Agency.

Statutory Designations
None of the site is nationally or regionally designated for either its landscape value or
for any scientific or geological interest. The Brandon Marshes nature reserve is

located less than 1 km to the north and west of the site. This reserve, which has been
created on the site of a former sand and gravel quarry, is a designated SSSI.
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The local Sites of Importance for Nature Conservation (SINCs) including Wolston
Sewage Treatment Works, the River Avon and The Plantation and Grove are all

outside the site.
Archaeology

In 1990 an archaeological evaluation field study of the site was undertaken by the
Warwickshire Museum which comprised an analysis of aerial photographs, a
geophysical survey, field walking and a program of trial trenching (Figure 3).

FIGURE 3: On-site investigation

WOLSTON FIELDS 1990
AREAS OF ARCHAEOLOGICAL
SIGNIFICANCE

FIGURE 4: Categories of archaeological significance

The field investigations revealed a
number of minor “finds” (mainly flint
and pottery) including objects which
confirmed the presence of Iron Age,
Roman, Saxon and Medieval activity.

The study categorised the site into
three levels of significance; two fields
were of high level, six fields of medium
level and a further seven fields
categorised as of low significance
(Figure 4). A thorough investigation
would be undertaken prior to mineral
extraction to evaluate and recover
archaeological features which may be
present within the site.
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Ecology

The area is bordered to the north by the River Avon and comprises a mixture of
arable land and grazed horse paddocks. The fields are typically bordered by tall
hedgerows and ditches. There are six ponds within the general area, though not all of
these would be directly affected by future mineral working.

A range of ecological investigations were undertaken in 2007 to record vegetation
and habitats and a range of fauna species including badger, breeding birds and
amphibians.

There are several species-rich hedgerows, several small-leaved lime trees and some
notable arable plant species (corn marigold, loose silkybent and grey field speedwell)
within the area. Important hedgerows and other flora could be readily preserved and
translocated as part of any future working scheme.

Several bird species breed on the site, including skylark, song thrush, linnet,
bullfinch, yellowhammer and reed bunting. Proposals to work the minerals will need
to take account of this possibly through the provision of new planting and habitat
creation to maintain populations of these species.

No bats roosts were recorded within the area.

No evidence of otter, water vole or great crested newt was recorded during the 2007
survey.

Hydrology and hydrogeology

Geological conditions are straightforward with drift comprising flinty sand and gravel
with clayey overburden overlying mudstones of the Mercia Mudstone Group. The
mudstone acts as a low permeability base below the permeable drift deposits.

The groundwater table in proximity to the River Avon will be similar to the elevation of
the river.

With reference to the Flood Zone Map, the larger part of the site lies outside of the
floodplain. Areas of working within the flood zone will be worked wet, with all site
infrastructure and materials storage away from the floodplain. Outside the floodplain
some dewatering may prove necessary during winter months.

There are various water features in the area, including licensed and unlicensed water
sources and marshes of conservation value (Brandon Marsh SSSI). The risk level
associated with these features will be “very low to no risk” provided no dewatering is
undertaken in close proximity to them (Figure 5).

The site does not lie within any Source Protection Zone as defined by the
Environment Agency.
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FIGURE 5: Surface water features
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Soils and Agricultural Land Quality

The site was surveyed by DEFRA in 1990 and the results of that survey show there
are two basic kinds of soils present,

light textured soils derived from river terrace deposits, and
clayey soils developed in alluvium

The grading of the soils depends on depth and stoniness (which affects
droughtiness) so that the deeper and less stony the soil, the higher the grading. The
higher and better drained parts of the site, generally soils derived from river terrace
deposits, give mainly Sub-grade 3a with some Grade 2 and some Sub-grade 3b.
Some of the lower lying land is affected by high water table which can only be
partially controlled by drainage so giving rise to Sub-grades 3a and 3b (Figure 6).

FIGURE 6: Agricultural Land Classification

Page 8 of 10



Access and traffic routes

As previously stated, access to the site will be from Wolston Lane by way of a newly
created access likely to be between 350 to 400 metres south-west of the access to
the Garden Organic Ryton. Vehicles would leave the site onto Wolston Lane and
thence to the A45/A445 roundabout junction.

Wolston Lane is a rural single carriageway road having the national de-restricted
speed limit for rural roads of 60 MPH. Adjacent to the site it has a 6.8 metre
carriageway with a 1.2 metre footway on its north side. There is a variable width
verge on the south side. Wolston Lane has a carriageway suitable for two-way flows
of heavy goods vehicles.

Wolston Lane meets the A45/A445 at a recently constructed roundabout junction.
The A45 is a two lane, dual carriageway trunk road running between the Al4 at
Thrapston and Junction 15 of the M1. The A445 runs to Warwick.

A routing agreement would prevent vehicles travelling north-east along Wolston Lane
and through the village of Wolston.

Output is likely to be around 200,000 tonnes per annum. Assuming an average HGV
load of 20 tonnes and 250 operational days in a year this equates to 40 loads per day
(or 80 movements).

OPERATIONAL DETAILS

Geology and reserves

The geology of the sand and gravel of this area is discussed in BGS Mineral
Assessment Report 125: Coventry and Rugby. The majority of the area is shown as
Avon 1% River Terrace with some 2™ Terrace. Close to the River Avon alluvium
covers or replaces part of the 1% Terrace. Barren areas, where the underlying Mercia
Mudstone is exposed, separate the lower terraces from the 4™ Terrace which only
occurs on the higher ground, together with small areas of glacial sands.

In 1988 a comprehensive program of continuous flight augur borehole drilling was
carried and in 2007 several trial pits were dug.

Two distinct types of mineral deposit have been identified within the area; River Avon
1% and 2" Terraces on the low lying ground and 4™ Terrace deposits on two areas of
higher ground.

The thickness of the mineral ranges from 1.0 metres in the 1% and 2™ Terraces and
up to 5.5 metres in the 4™ Terrace.

The average split between coarse aggregate (gravel) and fine aggregate (sand) is
44% gravel to 48% sand with 8% silt content.

It is estimated that the likely saleable mineral reserve would in the order of 1.2 to
1.4 million tonnes.
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If output is assumed to be 200,000 tonnes per annum then the “life” of the site would
be 6 years, although allowing for “start-up” and restoration the operational life of the
site would be in the order of 8 years.

Landscape and restoration

The existing landform is characterised by higher ground to the south-west and the
north-east of the site with levels at around 80 metres AoD. A shallow valley runs
through the middle of the site with levels of between 67 metres to 69 metres AOD.

Ground water is around 67 metres to 69 metres AOD across the site whilst the
average level of the River Avon is in the region of 68 metres AOD.

The landform plays a significant role in defining the existing landscape character. The
higher ground to the south-west and north-east is free draining arable land whilst the
broad middle section is grazed. The arable areas have an open character whilst the
central band is characterised by small riverside meadows surrounded by a network of
high, thick hedgerows.

Restoration will need to take into consideration the following issues:

The need to leave a standoff to the River Avon

Any requirements of the Civil Aviation Authority in relation to the proximity of
Coventry Airport

The aims of the Warwickshire Local Biodiversity Action Plan

The requirement to restore the maximum area back to an agricultural use

The existing character of the site and its influences on the character of the
restoration scheme

The influences of the existing footpath network

There is great potential for the restored landform to be put to a variety of end uses
given the likely mixture of water and “dry” restoration. These could include
agriculture, fishing and other leisure uses, and nature conservation.

If considered necessary the restoration could be designed so as to assist in the
management of flood risk.

It should be noted that it will not be necessary to import restoration material in order

to achieve a satisfactory and sustainable restoration of this site following mineral
extraction.
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