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Application report 
 

Application 
Reference: 

21/00239/KCCRG3 Date of 
report: 

10.2.21 

Proposal: Stabilisation & 
restoration of Quarry. 

Case 
officer: 

Jim Sperryn 

Address: Squerryes Sandpit, Covers Farm, Westerham Road, Westerham 
TN16 1SJ 

 
Background: 
This application is a CONSULTATION from Kent County Council and is a further 
consultation on their application KCC/SE/0495/2018. SDC previously reported the 
proposals and raised an objection in November 2018 under reference 
18/03435/KCCRG3. 
 
The proposals essentially remain as before, with additional information now having 
been submitted to justify the original proposals and to amplify the proposed 
highway arrangements, amongst other things. 
 
This report will therefore repeat much of what was set out before, but will 
highlight key additional information, where relevant. 
 
Description of site 
The site lies to the west of Westerham and approximately 330 metres north of the 
A25 and just south of the M25 motorway. It is served by a series of tracks and 
bordered by residential properties to the east and south. There are a number of 
sand extraction pits within the site and a large pond. The former sand quarry 
covers an area of over 46ha.  
 
Description of proposal 
Stabilisation and restoration of Covers Farm Quarry using imported engineering 
materials to restore the site to grassland, including landscape planting and an 
ecological receptor area together with a temporary road and ancillary buildings. 
 
The agent advises that the previously approved restoration is not “fit for purpose” 
and hence an alternative has been proposed. This will also ensure that the steep 
faces of the quarry are to be stabilised with suitable drainage. 
 
The restoration scheme would require the importation of 0.8 Million cubic metres 
of inert material as well as internal movement of 0.3 Million Cubic metres of 
mineral waste on site. 
 
The restored form would be a shallow valley with a wetland swale feature, the 
majority laid to grassland and re-instated to farmland (for grazing). An ecological 
(receptor) area would be provided towards the north-west corner of the site. 
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Part of the site (to the north) required the removal of up to 20m depth of gault 
clay to access the sand. Responsibility to restore the land and stabilise the quarry 
is now with the Squerryes Estate. The quarry, particular the northern face 
apparently does not have long-term stability and the site also needs to be 
restored. As the northern void is filling with water, it needs to be drained. 
 
To avoid HGV traffic through Westerham a new temporary vehicular access is 
proposed from London Road/Beggars Lane roundabout to the east, crossing 
Croydon Road en-route. The principle development area is to the northern portion 
of the site. 
 
The application is supported by an Environmental Impact Assessment and numerous 
detailed supporting Reports. 
 
Further information was been submitted in December 2019 and February 2020, 
resulting in this consultation. New information includes a “Further Information 
Statement” (Dec. 2019), Geotechnical and Geo Environmental Interpretative 
Report and Ground Investigation Report, Proposed Routing Agreement (Technical 
Statement) and Transport Statement. 
 
Relevant planning history  
 
18/03435/KCCRG3: Stabilisation and restoration of Covers Farm Quarry using 
imported engineering materials to restore the site to grassland, including 
landscape planting and an ecological receptor area together with a temporary road 
and ancillary buildings. (Same application as current consultation). 
 
This Council originally raised an objection to the proposals on the following 
grounds: 
 
“Sevenoaks District Council consider the amenities of the occupiers of properties 
adjacent to the A25 in Brasted and Sundridge would be seriously impacted by 
virtue of the increased traffic flows and associated noise, disturbance, fumes and 
vibration from passing Heavy Goods Vehicles associated with the restoration of 
the site.  
 
Furthermore, because of the siting of the proposed route of the site access, to 
the south of the M25 and in immediate proximity to the north of Westerham 
Town, the degree of HGV traffic resulting from use of Beggars Lane and the 
proposed access would not only result in significantly increased levels of noise and 
disturbance but would also exacerbate levels of air pollution within the adjacent 
M25 Air Quality Management Area which would be seriously detrimental to the 
amenities of occupiers of the adjacent primary school and the adjacent 
residential properties. 
 
Notwithstanding the above (objections), the Council do not consider that 
sufficient consideration has been given to utilising the existing access to Covers 
Farm with main access being drawn from the west. The A25 east of Westerham is 
narrow and restricted with the approach from the west more suitable to use by 
HGV's. 
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There appears to be limited information to justify the necessity of stabilising the 
quarry to the degree presently proposed and this Council is concerned that the 
site represents an over-engineered solution which goes beyond what is reasonably 
necessary to secure the satisfactory restoration of the site. 
 
In addition to our objection, we would also draw KCC's attention to the comments 
raised by Westerham Town Council and the local community.” 
 
19/02812/KCCRG3: Section 73 application to vary time period for restoration of 
quarry. No objection raised by SDC 29.1.2020. 
 
PA/17/00490 (Scoping Opinion): Scoping Opinion on the Environmental Impact 
Assessment for stabilisation works using imported suitable engineering material to 
restore the site to agriculture, landscape planting and bio diversity at existing site. 
Comment only 10.7.17. 
 
17/03215/KCCRG3: Application to vary condition (ii) of planning permission 
SE/83/1511 (and subsequent amendment SE/15/3212) to enable an extension of 
time to restore the quarry (formally known as Squerryes Sandpit) until 31 October 
2019.  No objection lodged 7.11.2017, subject to following: 
 
On the basis that the approved restoration scheme cannot be implemented and in 
light of the successive applications to extend the timescale for restoration, it is 
recommended that an additional condition be imposed to require submission of a 
revised restoration scheme within 6 months of the date of a decision on this 
application. This will provide some certainty that an application for a revised 
restoration scheme is forthcoming and capable of being determined and, without 
prejudice to its determination, delivered before 31 October 2019. 
 
15/03212/KCCRG3: Application to vary condition (ii) of planning permission 
SE/83/1511 to enable an extension of time to restore the sandpit (formerly known 
as Squerryes Sandpit) until 31 October 2017. No objection lodged 31.12.2015 as 
below: 
 
No objection subject to Kent County Council being satisfied with the submitted 
information being in accordance with the Development Plan and being satisfied 
the restoration plan is still relevant to the site as existing. 
 
14/01680/KCCRG3: Application to vary condition (ii) of planning permission 
SE/83/1511 to enable an extension of time to restore the sandpit formerly known 
as Squerryes Sandpit until 31st October 2015. No objection lodged 20.06.2014 as 
above (comment on 15/03212). 
  
SE/83/01511: Removal of overburden and extraction of sand in phased workings 
with subsequent phased restoration. Granted 24 April 1985, subject to a number of 
conditions including no.2 which requires cessation of extraction after 20 years and 
the restoration of the site in accordance with details originally submitted with the 
application. 
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Other conditions required topsoil to be retained on site for use in the restoration 
and also restoration to the same agricultural standard as prior to works 
 
Constraints 
Metropolitan Green Belt 
Area of Outstanding Natural Beauty 
Area of Special Control of Advertisements 
Biodiversity Opportunity Area 
Area of Archaeological Potential (southern portion) 
 
Policies  
National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG) 
 
Para 11 of the NPPF confirms that there is a presumption in favour of sustainable 
development, and that development proposals that accord with an up-to-date 
development plan should be approved without delay.   
 
Para 11 of the NPPF also states that where there are no relevant development plan 
policies, or the policies which are most important for determining the application 
are out-of-date, permission should be granted unless: 

 the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed6; 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. 

 Footnote 6 (see reference above) relates to policies including SSSIs, Green 
Belt, AONBs, designated heritage assets and locations at risk of flooding.  

 
Core Strategy (CS) 

 SP1 Design of New Development and Conservation 

 SP2  Sustainable Development 

 SP11  Biodiversity 
 
Allocations and Development Management (ADMP)  

 SC1 Presumption in favour of Sustainable Development 

 EN1 Design Principles 

 EN2 Amenity Protection 

 EN4 Heritage Assets 

 EN5  Landscape 

 EN7 Noise  Pollution 
 
Planning appraisal  
This appraisal is intended to provide a brief summary of the main 
concerns/constraints relating to the proposed development. A number of technical 
statements have been submitted in support of an Environmental Impact 
Assessment, which falls to be scrutinised by KCC and their advisors. Thus this 
report is not intended to cover all these issues in detail, but provide an overview 
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and to consider whether there may be any substantial implications from the 
proposals, particularly those which may adversely impact the amenities of 
occupiers in the locality. 
 
The main planning considerations are: 

 

 Principle of restoration 

 Impact on Green Belt 

 Impact on Area of Outstanding Natural Beauty 

 Impact on biodiversity 

 Impact on heritage assets 

 Highway implications 

 Air Quality 

 Noise 

 Flooding 

 Impact on amenity 
 
Principle of restoration 
Paragraph 178 of the NPPF (Ground conditions and pollution) states that planning 
decisions should ensure that “a site is suitable for its proposed use taking account 
of ground conditions and any risks arising from land instability and contamination. 
This includes risks arising from natural hazards or former activities such as mining, 
and any proposals for mitigation including land remediation (as wells as potential 
impacts on the natural environment arising from the remediation).” 
 
Paragraph 204 of the NPPF states that planning policies should ensure that worked 
land is reclaimed at the earliest opportunity…and that high quality restoration and 
aftercare of mineral sites takes place. 
 
At paragraph 146 of the NPPF (Green Belt), the guidance states that certain other 
forms of development are also not inappropriate in the Green Belt. This includes 
mineral extraction. 
 
In light of the above, bearing in mind the mineral extraction has taken place, 
Government guidance supports the restoration of land following such works. 
 
Impact on the Green Belt 
Assuming the restoration can be undertaken in a manner which preserves the 
openness of the Green Belt and does not conflict with the purpose of including 
land within it, the works can be acceptable in principle.  
 
In my view the proposals would not conflict with the purposes of the Green Belt 
(check unrestricted sprawl of large built-up areas, safeguard the countryside from 
encroachment etc.). I consider the restoration of the land to farmland/woodland 
as proposed together with ecological features and new planting, I consider the 
proposals would preserve the openness of the Green Belt.  
 
In reaching this conclusion, I consider that the access road and associated bunding 
and works would adversely impact the openness and character of the Green Belt. 



6 
 

However, these elements are relatively short term measures which would be 
removed following completion of the restoration works. No permanent 
development is proposed in the form of buildings. 
 
Use of the land for agriculture or forestry would not constitute development. I 
therefore consider the proposals represent appropriate development in the Green 
Belt. 
 
Impact on Area of Outstanding Natural Beauty (AONB)/landscape 
The site is located within the Kent Downs AONB. 
 
The Countryside and Rights of Way Act 2000 states that the Local Planning 
Authority should conserve and enhance Areas of Outstanding Natural Beauty. 
Designating an Area of Outstanding Natural Beauty protects its distinctive 
character and natural beauty and can include human settlement and development.     
 
There are therefore two considerations directly related to a site’s AONB status 
when determining a planning application.  Firstly, does the application conserve 
the AONB and secondly, if it does conserve the AONB does it result in an 
enhancement.  A failure to achieve both of these points will result in a conflict 
with the requirements of the Act. 
 
Whilst the Sevenoaks Landscape Character Assessment considers the surrounding 
landscape to be of medium sensitivity, the site itself it is considered (by the 
applicant) to be of low sensitivity, because of the physical impact of the sand 
extraction and the proximity of the M25. The eastern portion of the site is unspoilt 
countryside, the main site is described as generally vegetated in character with 
the northern portion currently unrestored and unmanaged. There are a number of 
longer distance views towards the site. There are also several public footpaths 
close-by, including one passing through the north-eastern corner of the site just 
north of the larger quarry/lake. 
 
In terms of the impact on the landscape, there would undoubtedly be loss of 
vegetation and habitats. However, I consider the impact generally to be modest in 
the short term. The visual impact would be mitigated as the restored site becomes 
established. The supporting documentation concludes that overall the effect on 
the character of AONB would be negligible and moderately beneficial on 
completion and once the haul road is removed and restored to its natural 
appearance. 
 
Though there would be views of the site, I consider the finished form, however 
“artificial”, would represent an improvement to the existing appearance, which 
includes the man made structures (quarry etc.), although this is not evident from a 
distance. Replanting of the site and re-use for agricultural/ forestry purposes 
would, in my view, be beneficial to the long term character of the site and in my 
view would enhance the long-term open and rural character of the AONB. 
 
I would also note that the Kent Downs AONB group have responded (Feb 2021) and 
consider the proposals to represent a significant long-term improvement to the 
landscape. 
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Biodiversity 
The site lies adjacent to Westerham Wood SSSI (north of M25 and smaller area to 
south adjacent to proposed access road). The ecological interests on site are 
recognised in the documentation, especially Great Crested Newts (GCN) and 2 bat 
species, which are considered to be of “County value”. 
 
The site accommodates a number of rare/notable species including bats, badgers, 
hazel dormouse and reptiles and GCN. It is accepted that most of habitats within 
the site would be displaced, some lost permanently.  
 
The proposals would create an ecological enhancement area, central wetlands and 
restored pasture with new woodland. This will be managed for a period following 
completion of the works. 
 
It is noted that the enhancements would only partly address the impact and that 
the net effect would remain adverse. However, the applicant concludes that the 
impact would cease to be significant following works, with the provision of a new 
ecological area to the north-west of the site and the ponds helping to enable that 
the GCN in particular would be able to recolonise the site. 
 
The proposals would clearly impact the ecology of the site which has become 
established particularly following the cessation of works on the site, however, 
subject to suitable mitigation I consider the proposals would be likely to 
satisfactorily preserve ecological interests.  
 
The full details would be subject to consultation with KCC Ecology and other 
relevant ecological bodies. 
 
Impact on Heritage Assets  
The southern portion of the site lies within a Zone of Archaeological Potential. 
 
The NPPF also states that great weight should be given to the conservation of 
heritage assets (para.193). and policy EN4 of the ADMP seeks to protect such 
assets. 
  
The majority of the southern portion of the site has already been significantly 
disturbed/excavated and the applicant therefore considers that the impact on 
heritage assets would be likely to be negligible. I note that English Heritage have 
not raised any concerns to the proposals. In the circumstances, I do not consider 
the impact in this regard would be significant. 
 
Highways Impact 
Since the original submission, additional information has been submitted in the 
form of a Proposed Routing Agreement (Technical Note). This is intended to take 
into account concerns previously raised by SDC. The overall number of movements 
essentially remain as before. 
 
In summary, the proposals are estimated to involve some 150-200 lorry movements 
per day (in and out)(via access from London Road to the east of Westerham and 
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thus avoiding the Town Centre). The phased restoration is anticipated to take 
approximately 6 years, working 0700-1800 Monday to Friday & 0700-1300 
Saturdays. The proposals assume 200 movements in an 11-hour day, equating to 18 
per hour (one every 3.3 minutes). 
 
The proposals broadly assume 2/3rds of the traffic will utilise Beggars Lane 
(presumably via Brasted) and 1/3 from London Road north (from Biggin Hill). 
 
Original estimates suggested that the increase in HGV traffic along the A25 
eastwards (linking to the M25) would be approximately 9% on weekdays and 21.7% 
on Saturdays (and 26% on Beggars Lane on weekdays and 54% on Saturdays). (It is 
also anticipated that there would be an 8% and 14.5% increase on London Road 
north, but the portion of the road within the district is less sensitive as there are 
few residential properties immediately adjacent to this road). 
 
In summary, the additional information states that: 
 
No objections have been raised by KCC Highways, including to the routing 
agreement, which states as follows, in summary: 
 

 There will be a limit on daily numbers to 200 (100 in & 100 out). Weekdays only 
(but I note later e-mail includes Saturday morning use.) 

 Daily limit of 100 movements (50 in & 50 out) travelling east along the A25 via 
Brasted and Sundridge (50% of total). 

 They address concerns raised by SDC regarding the alternative of using A25 
west not fully considered as follows:  

o alternative discounted because shortest haul route via A25 EAST;  
o If route accessed via WEST it would ALL pass through Oxted and 

Limpsfield.  
o Now proposed to limit movements EAST along A25 (100 movements total) 

to reduce impact on air quality. 
 

 There will be no HGV movements through Westerham town centre. 
 
The overall conclusion remains as before; that the impact on the highway network 
would not be significant.  
 
The impact on the highway network will be subject to scrutiny by Kent Highways.  
 
Furthermore, I note from the supporting information that it is proposed to route 
HGV traffic via the north and east to avoid any related HGV movements through 
Westerham Town. Nevertheless, even if the number of HGV movements eastwards 
via Brasted would not be significant in highway terms, use of the narrow and 
restricted route through Brasted in particular remains a concern in terms of the 
adverse impact on residential amenity. 
 
As before, I also consider the increase in HGV traffic along generally along the haul 
route is likely to result in increased noise and disturbance with potential impact on 
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residential amenity (and indeed occupiers/users of the adjacent (Churchill C of E) 
primary school) and I give some further thought to this below. 
 
Air Quality  
It is acknowledged that part of the site (along M25) lies within an AQMA. The A25 is 
also designated as an AQMA along its length. The reports submitted conclude that 
no HGV traffic will pass close to any residential receptors within the nearest 
AQMAs.  
 
However, as access to Beggars Lane is to be restricted from the west (i.e. NOT via 
Westerham Town Centre), the main routes to the site access would come via 
London Road from the north and the A25 to the east. As now proposed 50% of this 
traffic is projected to utilise Beggars Lane via Brasted and Sundridge, with the rest 
from London Road (from Biggin Hill). The A25 Brasted and Sundridge in within an 
AQMA. 
 
There appears to be little discussion on the impact on residences adjacent to the 
A25 in Sundridge and Brasted. The proportion of HGV’s associated with the 
development using this route would be likely to be relatively high. I note that air 
quality monitoring receptors in Brasted exceed Nitrogen Dioxide levels. The 
applicant’s conclusion is that the impact would be “moderate adverse” but “not 
significant”. 
 
In light of the above, I consider there would be an adverse impact, even if 
relatively modest, on occupiers of properties particularly in Sundridge and Brasted. 
This adds weight to my concern regarding the weight of HGV traffic using this 
route. 
 
In addition, whilst is note that the submitted information appears to conclude that 
the impact on air quality adjacent to the M25 would be acceptable (presumably 
because of the weight of proposed traffic as a proportion of that already using the 
M25), I consider the siting of the access route to the south of the M25 and in 
proximity to the north of Westerham Town (including residential properties and 
the primary school), I consider the impact on air quality would inevitably be a 
negative one which would adversely impact the amenities of occupiers of these 
adjacent properties. 
 
Noise & vibration  
Whilst there are some noise sensitive receptors (houses and school) close to the 
site/access, the applicant concludes that the impact in these regards is not 
considered to be significant especially when set against the background for the 
M25 noise. Working on site and noise from plant would be subject to a 
Management Plan and potentially conditions. 
 
It is noted that the Report principally assesses the impact of the proposed access 
road and works on the site rather than the impact of HGV traffic on the local 
highway network, especially through Sundridge and Brasted. 
 
Although I note that a modelled assessment of this indicates an insignificant 
change in noise levels as a result of traffic along these roads (Croydon Road north, 
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London Road and A25 and Beggars Lane), again it raises concerns regarding the 
impact on residential properties adjacent to the A25. 
 
Flood Risk  
The site is not identified as being at risk of flooding and the proposed measures, 
which includes on-site drainage to ponds, are considered to mitigate any 
significant impact in this regard. I have no reason to dispute the assessments 
provided and would note that KCC will assess the technical implications in this 
regard. 
 
Impact on amenity of neighbouring occupiers 
Policy EN2 of the ADMP requires proposals to provide adequate residential 
amenities for existing and future occupiers of the development and would 
safeguard the amenities of existing and future occupants of neighbouring 
properties by ensuring that development does not result in, and is not located in 
areas where occupiers of development would be subject to, excessive noise, 
vibration, odour, air pollution, activity or vehicles movement…” 
 
Much of the information submitted focusses largely on the impact on the works 
access roadway and the site itself and concludes that the impact on the amenities 
of neighbouring occupiers would be modest.  
 
However, it is the A25 between the M25 at Sevenoaks and the site access at 
Beggars Lane which appears to be likely to be the main route to and from the site. 
This passes through Sundridge and Brasted which are particularly sensitive in my 
view, because of the nature of residential development which is sited close to, and 
fronting, the main road, with many properties being set only a few metres back 
from the roadway. When combined with the associated general noise, disturbance, 
vibration, fumes resulting from the potential increased traffic flows, I consider the 
impact would materially harm the amenities presently enjoyed by the occupiers of 
properties in this locality. 
 
Furthermore, use of Beggars Lane to serve the proposed site access combined with 
the proposed levels of HGV movements would inevitably, in my view, result in a 
degree of noise and disturbance and exacerbate existing air pollution levels to the 
detriment of properties to the north of Westerham Town (including the primary 
school and the adjacent residential properties). 
 
Additional information 
Additional information was previously submitted in the form of a slope stability 
assessment (KCC notification on 23.11.18). In brief summary, the report concludes 
that the original scheme to de-water the northern lake would be likely to result in 
failure of the northern slope (the existing weight of water infill providing an 
element of stability at present). It is asserted that infilling the lake would improve 
long-term stability and thus the long-term integrity of the adjacent M25 
embankment. 
 
However, what was not clear in the report is whether there are lesser measures 
which could be undertaken which would also have the desired effect of preventing 
land slip. The assessment appears to be based on the proposals as submitted, 



11 
 

rather than perhaps assessing a number of alternatives to inform the final 
proposals. The supplementary information submitted appears to re-iterate that the 
present proposals are the only realistic option for restoring the quarry. 
 
Much of the information submitted is highly technical in nature and it will be for 
KCC and their advisors to take a view as to whether the measure proposed are 
acceptable. 
 
Conclusion  
I consider there to be no substantive objections on Green Belt, AONB, ecological or 
heritage grounds,  
 
However, as before, whilst I note that it is now proposed to restrict traffic 
movements eastwards along the A25 through Brasted and Sundridge, I consider the 
combined impact from additional HGV movements in terms of associated noise, 
disturbance, fumes and vibration would be detrimental to the amenities of 
occupiers living along this route. 
 
I am not in a position to comment on whether the proposals represents an over-
engineered solution which goes beyond what is reasonably necessary to secure the 
satisfactory restoration of the site, as previously alleged by third parties. It is for 
KCC to be satisfied that the proposals represent a satisfactory solution. 
 
The additional information goes someway (briefly) to explaining why they do not 
intend to use A25 access to the West of Westerham, but this does not serve to 
reduce the impact on residential amenity from movements eastwards along the 
A25. 
 
Recommendation: That an objection be raised on the grounds above. 
 
Case officer: Jim Sperryn  Date: 11.2.21 
 
Manager/Principal: Mike Holmes             Date: 15.02.21  
 


