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Full Statement of Case for Cholsey Parish Council, Crowmarsh Parish Council and Wallingford Town Council

Wendy Tobitt
Resident of Wallingford since 2011. Employee Berks, Bucks & Oxon Wildlife Trust 2010-2018. Volunteer with Thames Path National Trail since 2019. Co-chair Wallingford Neighbourhood Plan Review steering group 2023-current.


	Appeal Reference: 
	APP/U3100/W/25/3361505

	Planning Application Reference: 
	MW.0115/21


	Appellant
	London Rock Supplies Ltd

	Site
	Land at White Cross Farm, Wallingford, Oxfordshire

	Proposal
	“Extraction and processing of sand and gravel including the
construction of new site access roads, landscaping and screening bunds, minerals washing plant and other associated infrastructure with restoration to agriculture and nature conservation areas, using inert fill”

	Refusal reason
	Due to its location, the proposed development would have an adverse landscape and visual impact on the River Thames, the Thames Path National Trail and on the setting of the Chilterns National Landscape (Area of Outstanding Natural Beauty), contrary to the provisions of policy C8 of the Oxfordshire Minerals and Waste Local Plan – Part 1 Core Strategy and policy ENV1 of the South Oxfordshire Local Plan 2035.



Summary
This document identifies the cumulative effects of the adverse and negative impacts that the proposal to extract gravel from this sensitive site will have on:  
· the landscape and biodiversity in the Thames Wallingford to Goring Conservation Target Area, and the setting of the Chilterns National Landscape;
· the tranquillity of River Thames and the Thames Path National Trail experienced by everyone who uses the river and the footpath;
· the valuable natural capital asset of the site. 
I will refer to the NPPG document Enabling a Natural Capital Approach. CCW believes this should be used when balancing the benefits and harms of extracting gravel, a non-renewable resource from the land, against the natural capital benefits and values of the site, which has the Thames Path National Trail passing through it. The proposal should be refused.
Introduction
This statement looks at relevant policy and guidance relating to the values of Protected Landscapes, the Thames Path National Trail, the importance of biodiversity as recognised in the Oxfordshire Local Nature Recovery Strategy, and the benefits of the site for natural capital value. 

1. The proposed development would have an adverse landscape and visual impact on the River Thames
1.1	The Appellant does not recognise that the entire width of the River Thames, and therefore the river bed, at this location between Carmel College, Mongewell and the White Cross Farm gravel site, is in the Chilterns National Landscape (NL). In our opinion, the river bed and the river at this location should be given the same ‘duty of protection’ as it would have if it was land in the Chilterns NL.
1.2	This ‘duty of protection’ comes from Section 245 (Protected Landscapes) of the Levelling-Up and Regeneration Act of 2023. It is an active duty which means authorities should seek to avoid harm and contribute to the conservation and enhancement of the national beauty, special qualities and key characteristics of Protected Landscapes.
1.3	‘Special Qualities’ of Protected Landscapes are now recognised as ‘Valued Qualities’ in accordance with current landscape character assessment practice.  ‘Duty of protection’ is applied to functions outside of a Protected Landscape, which may have an effect on land in a Protected Landscape. In this case ‘functions’ include the storage of floodwater from the River Thames. CCW states in our Flooding Evidence the site has an important role in Natural Flood Management. 
1.4	The proposed development would cause significant harms for at least six years on people’s enjoyment of fishing, paddling, rowing and boating on the River Thames through loss of extended and open views to the Ridgeway on the Berkshire Downs (in the North Wessex Downs National Landscape), and loss of tranquillity.

1.5	We endorse the Full Consultation Reponses from OCC Landscape Officer in Annex 7 of CD11.02, page 72 esepcially paras 44 to 76.


2. The proposed development would have an adverse landscape and visual impact on the Thames Path National Trail
2.1	The route of the Thames Path National Trail is on a Public Right of Way between Wallingford and Cholsey. The Trail was designated in the National Parks and Countryside Act of 1949 and opened in 1996. It is 185.2 miles long between the Source of the River Thames and London. For most of its route the Trail lies close to the River Thames and passes through diverse rural and urban landscapes. 
2.2	The Thames Path is a very popular walking route for long-distance walkers, including many people visiting the UK specifically to walk the Thames Path. Hundreds of thousands of people use the Trail every year. The Trail is the most popular easy-access route for local residents to enjoy the riverside and countryside.
2.3	The tranquillity of the Thames Path becomes apparent when walking south from Wallingford, where the Trail passes along residential roads, and returns to the riverside. It emerges from a ‘tunnel’ of overhanging willow trees onto a meadow. This is the northern section of the Thames Wallingford to Goring Conservation Target Area (CTA). Although the bridge carrying the A4130 Wallingford bypass is ahead, the views open up and the feeling of tranquillity here is palpable, with wildflower-rich grassland to the right and the river to the left. It would be unusual to see otters here, but they are known to use the streams that cross this field. The field is often grazed by cattle.
2.4	Passing beneath the road bridge, another vista opens up with two majestic Black Poplar trees the significant eye-catchers in the field ahead. This field is often grazed by cattle. Stand still for a moment to notice mature trees on the river bank opposite, providing an atmospheric backdrop to the river. Beyond the river, in the parish of Mongewell, are buildings that formed Carmel College, and before that the home of the Right Rev Shute Barrington, the Bishop of Durham (1791 to 1826). He is buried in the family vault of St John the Baptist, the Grade 1 church at Mongewell which is obscured by the mature trees. To the right there are long views across the field to the Berkshire Downs on the horizon. This chalk escarpment is within the North Wessex Downs National Landscape. Many people speak of this tranquil view as the one they treasure most when they walk from Wallingford.
2.5	The feeling of tranquillity is experienced when walking from Cholsey to Wallingford through the Thames Wallingford to Goring CTA. The Thames Path passes through Cholsey Marsh nature reserve, with birdsong and wild flowers, and gardens of houses along the Reading Road. It emerges onto the field approaching the appeal site. Barn owls hunt here. Warblers sing. Kingfishers perch on riverside trees. In summer Swallows and House Martins nesting at Carmel College swoop across the river and the fields.  Two Black Poplar trees are notable. The sound of their leaves in the wind during summer, and the dramatic bare outline of the trees in winter are among the reasons why people enjoy walking here. The Wallingford bypass road bridge is ahead, and the town beyond. This means the last area of tranquillity for people to experience is the field that the Appellant proposes to dig up for gravel, bringing intrusive noise from heavy industrial machinery, dust from the removal process, obstructions and barriers; all of which will destroy feelings of tranquillity.
2.6 	The cumulative effects of the loss of views and tranquillity, obstructions to the views in the form of barriers and fences, and extensive damage to the surface of the Thames Path caused by floodwater remaining on the land for longer, will be significantly harmful for everyone using the Thames Path National Trail.
2.7 	CCW attaches significant weight to the loss of views from the Thames Path and the harms to the tranquillity of this location. We endorse the Full Consultation Reponses from OCC Landscape Officer in Annex 7 of CD11.02, page 72, in particular para 60.
2.8	The NHL15 Tranquillity Assessment, CD16.03 identifies the tranquil effects of seeing rivers and natural land (Indicators P01 and P02), and seeing natural designations (P09). The White Cross gravel extraction site lies within Zone 3: Area of Mixed Tranquillity and Zone 4: Area of Low Tranquillity. A Strategy to improve tranquillity is recommended, especially: page 138, para 7.14.
2.9	 The Landscape Institute’s GLVIA 3rd edition, CD16.11 states on page 113 para 6.33: ‘The visual receptors most susceptible to change are generally likely to include (second bullet) people, whether residents or visitors, who are engaged in outdoor recreation, including use of public rights of way, whose attention or interest is likely to be focused on the landscape and on particular views.’
2.10 	The loss of the long views across fields to the Berkshire Downs would have a negative impact on people’s enjoyment of the Thames Path National Trail for at least six years.  The proposed obstructions and barriers would increase the risk of floodwater and groundwater flooding remaining for longer periods of time on the Thames Path. 
2.11	The height of straw bales has not been given. If they obstruct views of the gravel workings, they will be high enough to shade the Path and prevent the ground from drying out. This will cause the surface to erode, become damaged and difficult to walk on. This physical damage to the surface of the Path will have a negative impact on people’s enjoyment of their walk.

3. Due to its location, the proposed development would have an adverse landscape and visual impact on the setting of the Chilterns National Landscape (Area of Outstanding Natural Beauty).
3.1	We endorse the Chilterns National Landscape submissions of 10 and 23 April 2025. PINS reference: APP/U3100/W/25/3361505. CD16.09 and CD16.10.
3.2	CCW states the proposal site lies in the setting of the Chilterns NL, and is covered by the ‘duty of protection’ in Section 245 (Protected Landscapes) of the Levelling-Up and Regeneration Act of 2023. This is a valued landscape identified within the SODC Local Plan 2035 CD12.03 and the emerging Joint Local Plan 2041 CD13.01
3.3	The National Planning Policy Framework (NPPF) CD12.10 para 187 strengthened planning authorities’ responsibilities to contribute to and enhance the natural and local environment. 
3.4	The proposed gravel extraction does not:
· protect or enhance the valued landscape of the Chilterns National Landscape;
· recognise the intrinsic character and beauty of the countryside;
· recognise the wider benefits from natural capital and ecosystem services;
3.5	Contrary to NPPF Para 192, CCW believes proposed gravel extraction does not:
· adequately identify, map and safeguard components of wildlife-rich habitats and the wider ecological network of the Thames Wallingford to Goring CTA;
· promote the conservation, restoration and enhancement of Floodplain Grazing Marsh, a priority habitat within the ecological network of the Thames Wallingford to Goring CTA, as identified in the Oxfordshire Local Nature Recovery Strategy;
· recognise the wider benefits from natural capital and ecosystem services.
3.6	Contrary to NPPF Para 198 the proposals: 
· will have significant adverse impacts on the health and quality of life of children and staff at Elizabeth House Day Nursery and Pre-School, which is 100 yards away, immediately opposite the site on Reading Road; 
· do not mitigate and reduce to a minimum the noise associated with gravel workings on this site;
· will not protect the tranquillity of the site, which is cherished for its recreational and amenity value.

4. Enabling a Natural Capital Approach is new legislation published by the Government in February 2025.
4.1	NPPF Para 187 refers to ‘recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural capital and ecosystem services.’
4.2	Enabling a Natural Capital Approach is guidance for policy and decision makers to help them consider the value of a natural capital approach to planning.
[bookmark: _Hlk200980604]4.3	CCW requests the Planning Inspector consider using this NPPG document ‘Enabling a Natural Capital Approach’ when considering the merits of proposal for gravel extraction. We believe the proposal should be screened for the value of natural capital, as recommended in the ENCA Guidance document CD16.12
4.4	There are several natural capital elements identified within this site, indicating that screening for natural capital should be carried out. 
	Screening question
	Natural Capital value relevant to this site

	Is the proposal likely to affect opportunities for outdoor recreation? 
	Nature-based outdoor recreation from fishing, boating, rowing, walking/running the Thames Path, is a major source of non-market value provided by the environment. This includes very high values provided by riverside paths. 

	Is the proposal likely to affect tranquillity and air quality?
	Loss of tranquillity experienced by people using the Thames Path and the River Thames due to presence and noise from gravel workings. Also, the loss of tranquillity and increased noise pollution for children and staff at Elizabeth House Day Nursery.

	Is the proposal likely to affect biodiversity of species in a Conservation Target Area (CTA).
	Biodiversity is core to natural capital and can also be a final cultural service in its own right. The habitat on this CTA site is Floodplain Grazing Marsh, a habitat of principal importance for the conservation of biodiversity in England as identified under the Natural Environment and Rural Communities Act 2006. 

	Is the proposal likely to affect the sustainability of natural non-renewable resources.
	Extracting gravel from this soil will damage the soil structure and the Floodplain Grazing Marsh habitats that rely upon it.

	Is the proposal likely to affect flood water storage to slow the flow during periods of extreme rainfall. 
	The site is providing Natural Flood Management services, see 1.3.

	Is the proposal likely to affect carbon storage
	Floodplains are known to store carbon very efficiently through the root structures of the plants and the soil.

	Is the proposal likely to affect groundwater: water stored beneath or within soil and rocks
	Groundwater at this site contributes to the health of the River Thames. If it is polluted or drained through the inert backfill, this will pollute the River Thames.

	Is the proposal likely to affect soil health
	Soil is an essential natural capital asset that provides important ecosystem services including a store for carbon and water, as a reservoir of biodiversity and as a buffer against pollution. 




5. Biodiversity and the impacts of proposal on this site. 
5.1	The site lies within the Thames Wallingford to Goring Conservation Target Area (CTA). This is 183 hectares of river meadowland adjacent to the River Thames between Wallingford and Goring with its principal habitat of Floodplain Grazing Marsh a UK Biodiversity Action Plan (BAP) priority habitat identified when the UK BAP was published in 1994.
5.2	The Government recently published Blueprint for Halting and Reversing Biodiversity Loss: the UK’s National Biodiversity Strategy and Action Plan for 2030. CD 16.15    Figure 2: Summary of the goals and targets of the GBF (Global Biodiversity Framework) on page 12 includes Target 14: Integrate biodiversity in decision making at every level.  CCW expects the priority habitat of Floodplain Grazing Marsh at the site to be considered positively when weighing the balance between the need for extracting gravel, non-renewable resource, and the benefits and values of the biodiversity and natural capital if gravel is not extracted.  
5.3	The Thames Wallingford to Goring CTA is identified within the River Corridor ecological network in the Oxfordshire Local Nature Recovery Strategy (OLNRS).  
5.4	Priorities and Potential Measures for nature recovery in the CTA are in OLNRS CD16.14 draft statement of biodiversity priorities on the Map.
5.5	CCW believes the proposal will irrevocably damage the soil structure of Floodplain Grazing Marsh. The biodiversity value of the habitat will be lost when soil is moved, stored and randomly redistributed over inert material. The Appellant’s restoration plans do not provide the high-quality restoration of Floodplain Grazing Marsh that is required by the OLNRS for this site. The ecological data is several years out of date.
5.6	The South Oxfordshire District Council letter of 25 June 2024, Ref P24/S1674/CM. CD10.06.  points out that the Ecology Survey data supplied by the Appellant is at least three years old, and some nine years old, which is not in line with CIEEM best practice. 
[bookmark: _Hlk200787378]
The proposal is contrary to the following policies
NPPF CD12.10 Paras 187, 192 and 198
SODC 2035, CD12.03 Policies ENV1 and ENV7 
Cholsey Neighbourhood Plan CD12.04 Policy E3. 
Joint Local Plan 2041, CD13.01 NH1 Nature Recovery, NH4 Chilterns and North Wessex Downs National Landscapes, NH5 Landscape, NH6 Valued Landscapes, NH7 Tranquillity and tranquil areas, CE6 Flood Risk & Drainage, CE10 Pollution sources and receptors: impact of new development on health, nature and neighbouring environment, CE12 Soils & contaminated land: protecting and enhancing soils.
Conclusion
In Natural Capital terms this land is more valuable and beneficial as a carbon store on tranquil floodplain meadows with a priority habitat of Floodplain Grazing Marsh and the very popular Thames Path National Trail than it would be as a quarry. 
The proposal will significantly harm:
· the landscape and biodiversity of this site in the Thames Wallingford to Goring Conservation Target Area, and the setting of the Chilterns National Landscape;
· the experiences of everyone using the River Thames and the Thames Path National Trail; and
· the ability of the river’s floodplain to be a valuable natural capital asset to store floodwater and carbon. 
The highly significant natural capital benefits outweigh the limited benefits of extracting a non-renewable resource which will cause significant harms. The proposal should be refused.
Conditions of Approval  
If the Inspector allows this Appeal, we request the following Conditions of Approval be considered:
1. The provision of a safe, dry alternative route for the Thames Path National Trail during periods of flooding across the 15m strip between the river and the safety fence. 
2. A hard-wearing surface of natural material is laid as part of the restoration work when the gravel workings have finished. 
3. New Ecology Study to be made of the site to provide up to date information on the priority habitats of the Thames Wallingford to Goring CTA.
4. Create a new Restoration Plan to meet the recommendations in the Oxfordshire Local Nature Recovery Strategy.
5. The Restoration Plan and the subsequent 30-year Management Plan are approved and then monitored by an appropriate organisation such as the Freshwater Habitats Trust, which has experience of floodplain grazing marsh restoration in Oxfordshire.
Conditions 1 and 2 will help to maintain the safe and accessible route of Thames Path National Trail during and after the site’s operation.
Conditions 3-5 will help to ensure the correct and successful ecological restoration of a Priority habitat, Floodplain Grazing Marsh, in the Thames Wallingford to Goring CTA.
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