
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
19 February 2021

A report by the Executive Director - Economy and Infrastructure
_____________________________________________________________________

Application Reference No. 1/20/9012

Application Type: Full Planning Permission

Proposal: Proposed extension to the north of Silvertop Quarry

Location: Silvertop Quarry, Hallbankgate, Brampton, CA8 2PE

Applicant: Thompson’s of Prudhoe

Date Valid: 1 October 2020

Reason for Committee Level Decision: Objection(s) received from representee
_____________________________________________________________________

1.0 RECOMMENDATION

1.1 That planning permission be GRANTED subject to conditions set out in Appendix 
1 to this report.

2.0 THE PROPOSAL

2.1 Full planning permission is sought for a 2.08ha extension area to the north of the 
existing working area for a working period of three years and a further three 
years for restoration, in total worked and restored within a six year time frame.

2.2 The proposed extension area would be worked in the same manner as the 
existing quarry, this area will be used solely for the quarrying of stone and 
processing and stockpiling will be undertaken in the extant planning permission 
area of 1/12/9008.  The proposed extension area would allow 600,000 tonnes 
(230,000 cubic metres) to be worked over the three year period and restoration 
of the site would involve importation of approximately 100,000 tonnes and take a 
further three years to restore.  There will be screen bunds created along the 
internal haul road consisting of soil and spoil which will be reused in the 
restoration works.  The restoration scheme will tie in with the approved 
restoration scheme for the overall quarry working.

2.3 Silvertop Quarry started operations in 1953 (planning permission BA80) for the 
extraction of limestone over an area of 76.89 ha and has planning permission 
(1/97/9021) to operate until 21 February 2042. 

2.4 The extension area would operate through the same conditions that are imposed 
on planning permission 1/12/9008.  The material would be extracted from the 
extension area and processed in original permission area 1/97/9012 and operate 
under the working arrangements and conditions of planning permission 
1/97/9012.

3.0 SITE DESCRIPTION

3.1 Silvertop Quarry is located to the north east of the village of Hallbankgate.   The 
area is predominately agricultural land with a scattering of farmhouses and 
hamlets.  The landscape is rolling, hilly and plateau farmland and moorland with 



 

conifer plantations and semi natural woodland in small valleys.  Silvertop Quarry 
lies adjacent to the North Pennines Area of Outstanding Natural Beauty (AONB).

3.2 Silvertop Quarry is accessed from the A689 Brampton to Alston Road.  The A689 
connects onto the strategic highways network of A69(T) which connects to the 
east and west of the Country.

Where is the proposed extension area in relation to the extant planning 
permission 1/97/9021 area ?

3.3 The proposed extension area is to the north east of the extant planning 
permission current working area.  The two areas are separated by a traditional 
stone wall and are well screened by views to the natural depression in the 
landscape.  The extension area would be 2.08 ha (5.14 acres) in size, in 
quarrying terms this is a relatively small area, hence the short term working of 3 
years.

4.0 SITE PLANNING HISTORY

4.1 Silvertop Quarry commenced under planning permission BA80 granted in 1953 
for extraction of limestone over 76.89 ha. There was an extant planning 
permission 1/97/9012 in place for the working of Silvertop Quarry until 21 
February 2042.  This was amended in 2012 under planning permission 
1/12/9008 ”Variation of Condition 3 of Planning Consent 1/97/9021 to allow 
detailed working within the Western Field area”, approved 2 October 2012.   
Planning permission 1/12/9008 provided an update of the conditions with regards 
updating of Minerals and Waste Planning Policies and delayed the Review of 
Minerals Permission (ROMP) which was due in 2015 to 2027.

4.2 Silvertop Quarry also has permission for the importation of inert material 
(construction, demolition and excavation waste) to be screened and processed, 
under planning permission 1/19/9009.

5.0 CONSULTATIONS AND REPRESENTATIONS

5.1 Carlisle City Council Planning Department: No response received. 

5.2 Carlisle City Council Environmental Department: No objection.

5.3 Carlisle City Council Conservation Officer:  Hadrian’s Wall is 5.7km north it is 
quite distant, but it straddles the buffer zone. I am mindful of it’s proximity to the 
North Pennines Area of Outstanding Natural Beauty and wonder if there is any 
leverage for S106 funding towards measures such as possible cycle link 
improvements along the route of the former Lord Carlisle Railway line, which was 
a borderlands cycle and walking infrastructure bid. 

5.4 Cumbria County Council Highway Authority: The proposal relates to 
extension to Silvertop Quarry.  The applicant is seeking an extension to the 
existing quarry of 2.08ha.  The proposal is to extract 600,000 tonnes of limestone 
over a three year period and the land will then be restored to an appropriate 
landform using a small quantity of imported construction, demolition and 
excavation waste.  This application does not include any operational changes to 
Silvertop Quarry and specifically the proposal does not include any alterations to 
the highway access onto the A689, or the number of vehicles which have 



 

permission to access and egress the site.

As agreed as part of the previous planning application 1/97/9021 the site working 
hours are to remain unchanged, Monday to Friday 07.00 to 19.00 hrs, Saturday 
07.00 to 13.00 hrs and no working Sunday, Bank or Public Holiday.  This is in 
accordance with condition 7.  The proposed extension will also not increase the 
approved limit of 150 HGV’s leaving the site on a Monday to Friday and on a 
Saturday no more than 75.  As the proposals are not increasing the number of 
HGV’s entering and leaving the site along with no changes to the vehicular 
access into the site from the A689, the Highway Authority have no objections 
with regards to the approval of planning permission as the development will not 
impact on the highway network.

5.5 Cumbria County Council Lead Local Flood Authority: The proposed quarry 
extension is located at the high point of the siteat 250m AOD.  Borehole 
investigations undertaken by the application within the Flood Risk Assessment 
demonstrate that the underlying strata is dry within the proposed development 
area.  It is noted that there are no watercourses or permanent surface water 
drainage features within the site boundary.  Off site however there is an ordinary 
watercourse on the western boundary of the site approximately 300m from the 
extension area

It is proposed to manage surface water from the extension area into the existing 
drainage arrangement whereby surface water flows via overland flows to an 
existing sink hole located on the site boundary.  The catchment area of the 
existing drainage to which the runoff from the north excavation area will 
discharge to is approximately 10.5ha. As a result the FRA considers that the 
proposed development will have limited effect on the sink and it is therefore 
considered that the flood risk downstream has not been increased.

This provision is acceptable to the LLFA as the proposed development will not 
increase the volume of surface water entering the existing drainage 
arrangements via the sink hole.  This is due to the material to be extracted within 
the proposal is within a dry area and the catchment of the sink hole remains 
unchanged.

5.6 Highway’s England: No objection.

5.7 Cumbria County Council Historic Environment Officer: The proposal lies on 
the very edge of the Hadrian’s Wall World Heritage Site visual impact zone and 
so I suggest you may wish to consult Historic England to see if they have any 
issues regarding the application.

In terms of the proposal’s physical impact on archaeological assets, the applicant 
has helpfully commissioned an archaeological desk-based assessment and an 
archaeological earthwork survey which have identified that assets survive within 
the site.  The results show that two cairns, which possibly contain prehistoric 
burials, as well as two medieval boundary earthworks will be disturbed by the 
proposed quarry extraction. 

I therefore recommend that, in the event planning consent is granted, the 
archaeological assets that have been identified on the site are subject to 
archaeological investigation and recording in advance of development.  I advise 
that this work should be commissioned and undertaken at the expense of the 
developer and can be secured through the inclusion of a condition in any 



 

planning consent.  I suggest the following form of words:

No development shall commence within the site until the applicant has secured 
the implementation of a programme of archaeological work in accordance with a 
written scheme of investigation which has been submitted by the applicant and 
approved by the Local Planning Authority.

This written scheme will include the following components:

i) An archaeological evaluation;
ii) An archaeological recording programme the scope of which will be dependent 

upon the results of the evaluation;
iii) Where significant archaeological remains are revealed by the programme 

of archaeological work, there shall be carried out within one year of the 
completion of that programme on site, or within such timescale as otherwise 
agreed in writing by the LPA: a post-excavation assessment and analysis, 
preparation of a site archive ready for deposition at a store approved by the 
LPA, completion of an archive report, and submission of the results for 
publication in a suitable journal.

5.8 North Pennines AONB: Our primary concern assuming all else remains the 
same is the extent to which the development alters the view from receptors within 
the AONB if at all.  Assuming a screening/bunding is proposed if there is any 
anticipated increased negative impact particularly when seen from higher ground 
to the south/south east (Cold, Brown and Tindale Fells and perhaps the 
Tindale/Tarnhouse Rigg Public Bridleway) in views looking north/north west.

5.9 Historic England: No comments.

5.10 Natural England: The proposed development will not have significant adverse 
impacts on protected landscapes and designated sites and has no objection.

5.11 Cumbria County Council Ecologist (external): No response received at the 
time of writing the report.

5.11 Environment Agency: drawing no NT12629-034 received on 30 October 2020 
that represents relationship between the existing northern part of the quarry, the 
proposed extension and the abstraction north from this area. This drawing also 
shows the cross section showing the geological sequence of the area. The cross 
section indicates that the abstraction is some 30m downhill from the proposed 
extension and separated from this area by the outcrop of the igneous rock that 
will act as a barrier to the downward flow. It is considered therefore unlikely that 
the abstraction would be affected by the proposed extension.

The cross section as well as sections included in the drawing no. NT12629-022 
suggests that the excavation will not go beyond 230m AOD (assessed with 
accordance with these drawings) in the northern area and the Geotechnics, 
Surface Drainage and Flood Risk Report indicate that the proposed extension 
will continue working the same strata as currently in this area, referred to as the 
Scremerston Limestone.

Taken the above into consideration it is considered unlikely that the abstraction 
would be affected by the proposed extension therefore the objection can be 
removed.



 

Considering that the restoration of the site include importation and deposit of 
waste (landfilling) it is important to demonstrate what relationship the site has 
with the surface and groundwater environment. It is suggested therefore that the 
condition that refers to the groundwater monitoring (Condition 28 of the planning 
permission no 1/97/9021) remains in place and is enforced if necessary in order 
to determine that the site have no detrimental impact on other water features.

5.12 Cumbria County Council Rights of Way: There are no recorded public rights of 
way in the vicinity of the development area

5.13 Ramblers Association: No response received.

5.14 Mineral Valuation Office: No response received.

5.15 Farlam Parish Council: No observations.

5.16 Nether Denton Parish Council: No response received.

5.17 There is no local Member for Brampton the seat is currently vacant.  Adjoining 
Member Councillor W J Graham Corby and Hayton has been consulted but no 
reply had been received when this report was prepared. In the event a reply is 
received in advance of Committee this will be reported to Members on the update 
sheet.

5.18 Four representations have been received who raise concerns with regards to the 
number of HGV’s on the public highway, depletion valuation of property, impact 
on public right of way, impact on North Pennines AONB and impact on local life.

6.0 PLANNING POLICY

6.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 provides that 
planning applications must be determined in accordance with the development 
plan unless material considerations indicate otherwise. Government policy is a 
material consideration that must be given appropriate weight in the decision 
making process.

6.2 The Cumbria Minerals and Waste Local Plan 2015-2030 was formally adopted 
on 6 September 2017. The key policies relevant to the determination of this 
planning application are considered to be: 

 Policy SP1 - Presumption in Favour of Sustainable Development
 Policy SP4 - Transparent Decision Making
 Policy SP7 - Minerals Provision
 Policy SP8 - Minerals Safeguarding
 Policy SP9 - Strategic Areas for New Mineral Developments
 Policy SP13 - Climate Change Mitigation and Adaptation
 Policy SP14 - Economic Benefit
 Policy SP15 - Environmental Assets
 Policy SP16 - Restoration and Aftercare
 Policy DC1 - Traffic and Transport
 Policy DC2 - General Criteria
 Policy DC3 - Noise
 Policy DC4 - Quarry Blasting
 Policy DC5 - Dust
 Policy DC6 - Cumulative Environmental Impacts

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents
http://www.cumbria.gov.uk/planning-environment/policy/minerals_waste/MWLP/home.asp


 

 Policy DC16 - Biodiversity and Geodiversity
 Policy DC17 - Historic Environment
 Policy DC18 - Landscape and Visual Impact
 Policy DC19 - Flood Risk
 Policy DC20 - The Water Environment
 Policy DC21 - Protection of Soil Resources
 Policy DC22 - Restoration and Aftercare
 Policy SAP4 - Areas for Minerals

6.3 The Carlisle District Local Plan 2015-2030 (CDLP) - adopted 8 November 2016. 

Policy SP1 – Sustainable Development

Policy IP2 – Transport and Development

Policy CC5 – Surface Water Management and Sustainable Drainage System

Policy CM5 – Environmental and Amenity Protection

Policy G1 – Landscapes

Policy GI3 – Biodiversity and geodiversity

Policy GI2 – Areas of Outstanding Natural Beauty

Policy HE1 – Hadrian’s Wall World Heritage Site

6.4 The National Planning Policy Framework (NPPF) was published in a revised and 
updated form in February 2019. The national online Planning Practice Guidance 
(PPG) suite was launched in March 2014 and is continually updated. Both are 
material considerations in the determination of planning applications. The 
following sections and paragraphs of the NPPF are considered to be relevant to 
the determination of this application:

 Paragraph 8 – Achieving sustainable development
 Paragraphs 11-14 – Presumption in favour of sustainable development
 Paragraph 38 – Decision making
 Paragraph 47 – Determining applications
 Paragraph 80 – Building a strong competitive economy
 Paragraph 102 – Promoting sustainable transport
 Paragraph 117 – Making effective use of land
 Paragraph 148 – Meeting the needs of climate change, flooding and coastal 

change
 Paragraph 155 – Planning and flood risk
 Paragraph 170 – Conserving and enhancing natural environment
 Paragraph 174 – Protect and enhance biodiversity and geodiversity
 Paragraph 203, 205, 207 and 208 – Facilitating the sustainable use of 

minerals

Planning Policy Guidance : Minerals

 Paragraph: 001 Reference ID: 27-001-20140306
Paragraph: 007 Reference ID: 27-007-20140306
Paragraph: 010 Reference ID: 27-010-20140306

http://www.carlisle.gov.uk/planning-policy/Adopted-Plans/Carlisle-District-Local-Plan-2015-2030
http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

7.0 PLANNING ASSESSMENT

7.1 The key planning issues relevant to the proposed schemes are considered to be:

Has the proposal been screened under The Town and Country 
(Environmental Impact Assessment) Regulations 2017

7.2 The proposed extension area has been assessed under The Town and Country 
(Environmental Impact Assessment) Regulations 2017 Schedule 2 Part 13b 
(changes and extensions) as not being EIA development.  The Screening 
Opinion was issued on 14 August 2019.  The continuation of operations for a 
period of 10 years would not have any singular or cumulative impacts with 
regards to the environment, nature conservation, historic environment, flooding 
and ground water, noise, dust and vibration.

Background to Existing Silvertop Quarry

7.3 Silvertop Quarry operates under extant planning permission 1/97/9021 – 
determination of planning conditions.  Planning permission 1/97/9021 condition 1 
states : This permission shall be for a limited period only expiring on 21 February 
2042, by which date the operations hereby permitted shall have ceased. All 
buildings, plant and machinery, including foundations and hardstandings shall be 
removed from the site, and the site shall have been restored in accordance with 
the approved scheme, within 12 months of the cessation of working.

7.4 There are a number of conditions of planning permission 1/97/9021 which control 
operations at the quarry, which include controls over the number of HGV’s 
operating from the quarry, hours of working, noise, dust, vibration, control of 
blasting, artificial lighting, safeguarding of watercourses, safeguarding of 
boundary fencing, archaeology, soils and restoration.  The proposed extension to 
the working area would not have any impacts on extant planning permission 
1/97/9021 in terms of operations, working, transport movements and hours of 
operation.

7.5 The applicant has estimated that, if this proposed extension was to be granted 
planning permission, that all the limestone reserve will be exhausted from 
Silvertop Quarry in the next 4-5  years, based on the current rate of extraction.

What would be the working method in the proposed extension area ?

7.6 The extension area would be worked in the same way as existing quarrying 
operations.  There would be no processing or treatment of stone in the extension 
area, all material would be transferred by internal HGV to the existing operational 
areas consented under extant planning permission 1/97/9021.

7.7 There is a limestone reserve of 230,000 cubic metres (600,000 tonnes) available 
in the extension area and approximately 12m thick.  The mineral is overlain by 
soil and overburden material between 0.3m and 3m thick.  It is the intention to 
work the mineral following the exhaustion of the existing limestone reserves in 
the Northern Area.  Soil and overburden would be used to create landscape 
mounds along the haul roads, which once operations are complete would be re-



 

used in the restoration scheme.

Is there a need for the extension area?

7.8 NPPF (Paragraph 207) states that Mineral Planning Authorities should plan for a 
steady and adequate supply of aggregates by making provision for the 
maintenance of landbanks for at least ten years for crushed rock.  This is echoed 
by Cumbria MWLP Policy SP7 (Minerals Provision), which states provision for 
potential further mineral working will be made by identifying Preferred Areas 
and/or Areas of Search to enable a landbank at the Local Aggregates 
Assessment level of at least seven years sales for sand and gravel and at least 
ten years for crushed rock to be maintained throughout the plan period.  The 
Local Aggregates Assessment demonstrates there is a land bank for limestone of 
over 40 years based on 10-year average sales (2.0Mt per annum) meaning new 
reserves are not required to come on stream until 2048.   The LAA runs a 
number of scenarios and based on the highest sales figures from 2015 (2.52Mt 
per annum) there would be a landbank of over 30 years meaning reserves are 
not required to come on stream until 2040.

7.9 On the basis of the available figures, no action is needed to maintain the 
landbank and that no further provision in the plan (as up to 2020) can be justified.  
However, it is possible that a case could be made for extensions to meet 
shortfalls in particular supply areas or to meet specific needs.  This is supported 
by the NPPF (Paragraph 207) which goes on to state that a period longer than 10 
years may be appropriate to take account of the need to supply a range of types 
of aggregates, the location of permitted reserves relative to markets, and the 
productive capacity of permitted sites.  This approach has been carried forward 
in the Local Plan which, in accordance with Policy SP7 (Minerals Provision) 
includes the area which is the subject of this planning application as an Area of 
Search in Site Allocations M10.

7.10 Cumbria MWLP Site Allocations document identified the ‘Area of Search 
identified’ in Policy SAP4 (M10) as an area to the south west of the western 
working area of Silvertop Quarry.  This Site Allocations area of search is 
approximately 5.86 ha (14.48 acres).  The western area was working between 
2012 and 2016 and proved there was very little mineral available within the 
western working area.  Cumbria MWLP site allocations M10 after intrusive 
investigations including drilling work have identified that the is no winnable 
limestone reserve in Cumbria MWLP Area of Search identified as M10.  There is 
also no winnable limestone reserve within the large area to the east of the main 
quarry area.   The only remaining reserve available is in the proposed extension 
area.

7.11 The proposed extension area is 2.08ha (5.14 acres) significantly less than the 
Site Allocation area of search M10.  The reserve would also be significantly 
reduced to around 600,000 tonnes over the 3 year period.  Mineral can only be 
worked where it is won.  In this instance the proposed extension area has the 
reserve to be worked to meet the shortfall and  would replace the Cumbria 
MWLP site allocation M10.  Silvertop Quarry provides a much need reserve for 
the area the nearest alternatives are over 30 miles away.  The proposed 



 

extension area would continue to provide a much needed reserve for the area. 

Would the proposed extension area have any impact on Hadrians Wall 
World Heritage Site or North Pennines Area of Outstanding Natural Beauty 
and other Archaeological Impacts ?

7.12 Cumbria MWLP Policy DC17 states minerals and waste management 
developments, including restoration and afteruse, will, where necessary, 
preserve and, where appropriate, enhance Cumbria’s heritage assets and their 
settings.  Any such proposals that would result in harm to, or total loss of, the 
significance of a designated heritage asset, or its setting, (or a non-designated 
heritage asset of national significance, or its setting), or the Outstanding 
Universal Value of a World Heritage Site, will only be permitted where it can be 
clearly demonstrated that public benefits outweigh the harm and that the harm is 
necessary to achieve those benefits.

7.13 Carlisle Local Plan Policy HE1 states there is a presumption in favour of 
preserving the fabric, integrity and authenticity of archaeological sites that form 
part of the Outstanding Universal Value of Hadrian’s Wall World Heritage Site.  
New development will not normally be permitted on open land on the line of the 
wall.  New development within Hadrian’s Wall World Heritage Site and its buffer 
zone which enhances or better reveals its significance, or which accords with the 
approved Management Plan will be supported.  Proposed development in the 
buffer zone should be assessed for its impact on the sites Outstanding Universal 
Value and particular on key views both into and out of it.  Development which 
results in substantial harm will be refused.

7.14 The proposal has been supported by An Assessment of the Impacts on Hadrian’s 
Wall World Heritage Site (WHS), Survey of Archaeological Earthworks and  
Archaeological Desk Based Assessment.  The documents are comprehensive 
detailed assessments on the impacts of the proposed extension operations and 
the historic environment.   The Assessment of Impacts concludes that the 
proposed extension area would have a short term visual impact but this isn’t from 
the working within the quarry this would be from the landscape bund which is 
soils which are stored for the restoration works, these would be seeded and 
would eventually blend into the existing landscape.  These views would be short 
term impacts over the period of working which is 3 years.  The bund would then 
be removed and soils used in the restoration of the extension area.  I am  
agreeance with the findings of the Assessment of Impacts of Hadrian’s Wall 
WHS, due to the contours of the landscape and distance from Hadrian’s Wall 
WHS.

7.15 Hadrian’s Wall World Heritage Site is approximately 7km from the proposed 
extension operations at Silvertop Quarry, there is a buffer zone to Hadrian’s Wall 
WHS which takes the proposed extension to the boundary of the buffer zone.  
Silvertop Quarry is currently working in the northern area approved under 
planning permission 1/97/9012 and the proposed extension area adjoins this 
area and thereby there are already short term impacts when viewed from 
Hadrian’s Wall WHS.  The proposed extension area would see HGV movements 
along the ridge which would be part shielded by the screen bund which is to be 



 

constructed along the northern ridge with the soils and spoil which is to be 
removed and used in the restoration of the extension area, thereby creating 
glancing long distance views form Hadrian’s Wall WHS.   In terms of viewing 
these are long distant views which would be intermittent along with the short 
scale temporary time frame of the operations along with the intermittent view of 
HGV’s would not have a significant visual impact on Hadrian’s Wall WHS and are 
considered to be acceptable. 

7.16 Survey of Archaeological Earthworks and Desk Based Study identifies that there 
are Sites and Monuments Records show there are potentially five records which 
could be impacted on during the proposed extension operations,  namely:

45072 - Hayhouse Rigg Carin - A flat topped circular mound which appeared to 
be constructed from blocks of stone was identified during a walkover survey of 
the area in 1994 (site GS8).  Possible Bronze Age cairn.

45253 - Hayhouse Rigg Earthworks - Two small earthworks comprising a cairn 
and a ring bank.  One was identified by Lidar (but not found on the ground) and 
the other identified during a walkover survey.  They may be prehistoric or they 
may be related to post medieval mining

45073 - Hayhouse Rigg Carin - A large, flat topped, circular feature at the summit 
of Hayhouse Rigg, was identified during a walkover survey of the area in 1994 
(site GS9).  Possible Bronze Age cairn.

45255 - Hayhouse Rigg Field Boundary - Earthworks of a linear bank and ditch 
(full extent unknown) that demarcates the eastern edge of an area of ridge and 
furrow.

45153 - Hayhouse Rigg Quarries - A group of Post Medieval quarries are visible 
as earthworks on aerial photographs. These are situated at the western edge of 
Hayhouse Rigg.

7.17 The proposed extension area shows to run through the SMR points.  The County 
Council’s Historic Environment Officer has identified that the SMR points and a 
condition be imposed on the granting of any planning permission that an 
archaeological evaluation and recording of the SMR’s including works be 
recorded and a written scheme should be submitted prior to commencement of 
quarrying operations in the extension area.

7.18 Historic England have been notified of the proposal and have responded they felt 
that the proposed extension area did not fall within their consultation remit for 
responding to planning applications.

7.19 In considering the impacts of the extension operations of Hadrian’s Wall WHS 
and the Archaeological Earthworks which have been supported by robust 
documents clearly taking into account the effects the proposed extension area 



 

would have on Hadrian’s Wall WHS and Archaeological Earthworks in the area.  I 
consider the impacts would be minimal and can be controlled by a condition as 
recommended by County Council’s Historic Environment Officer.

7.20 I consider that the impacts on Hadrian’s Wall WHS and Archaeological 
Earthworks have been duly considered and there is compliance with  Cumbria 
MWLP Policy DC17 and Carlisle LP Policy HE1.

Would the proposed extension area create any additional highway impacts 
on A689/A69(T)?

7.21 Cumbria MWLP Policy DC1 requires proposals for minerals and waste 
developments should be located where they: are well related to the strategic 
route network as defined in the Cumbria Local Transport Plan, and minimise 
operational "minerals and waste road miles" where practicable.

7.22 Carlisle Local Plan Policy IP2 states all new development will be assessed 
against its impact upon the transport network. Development that will cause 
severe issues that cannot be mitigated against will be resisted. Development 
likely to generate significant levels of transport within isolated and poorly 
accessible areas will be resisted unless a clear environmental, social or 
economic can be demonstrated.

7.23 NPPF paragraph 102 requires transport movements to be considered and 
addressed at an early stage; environmental impacts should be identified and 
assessed.

7.24 Silvertop Quarry is accessed from the A689 (Brampton to Alston road), the A689 
is accessed onto the A69(T) at Brampton.  Silvertop Quarry is located 5km from 
the A69(T).   The majority of HGV’s leave the site and head to the A69(T), some 
may head towards Alston, but this is an “A” class road which is capable of taking 
HGV traffic.  Other traffic to Silvertop Quarry is general staff movements which 
consist of the quarry manager, office staff and operatives, 10 staff in total.

7.25 HGV movements from Silvertop Quarry are restricted to leaving the site of 150 
on a weekday and 75 on Saturdays, with no working Sundays or Bank/Public 
Holidays.  The proposed extension area would not generate any additional HGV 
movements as the material would be processed through the extant planning 
permission area covered by planning permission 1/97/9021.

7.26 CCC Highways and Highways England have raised no objection to the extension 
area as no additional HGV movements would be generated from the extension 
area as these are controlled through extant planning permission 1/97/9021.

7.27 I consider that traffic and transport have been duly considered and the continued 
operations complies with the planning condition under 1/97/9012 and with 
Cumbria MWLP Policy DC1, Carlisle LP Policy IP2 and NPPF paragraph 102.

Would the proposed extension area have any landscape and visual impact 
over and above the existing quarry workings ?

7.28 Cumbria MWLP Policy DC18 states proposals for development should be 



 

compatible with the distinctive characteristics and features of Cumbria's 
landscapes and should a. avoid significant adverse impacts on the natural and 
historic landscape; use Landscape Character Assessment to assess the capacity 
of landscapes to accept development, to inform the appropriate scale and 
character of such development, and guide restoration where development is 
permitted; in appropriate cases, use the Guidelines for Landscape and Visual 
Impact Assessment to assess and integrate these issues into the development 
process; ensure that development proposals avoid significant adverse visual 
impacts and consider the effects on: locally distinctive natural or built features; 
scale in relation to landscape features; public access and community value of the 
landscape; historic patterns and attributes; and openness and remoteness and 
direct minerals and waste developments to less sensitive locations, wherever this 
is possible, and ensure that sensitive siting and high quality design prevent 
significant adverse impacts on the principal local characteristics of the landscape 
including views to or from, and the setting of, Areas of Outstanding Natural 
Beauty, the Heritage Coast, National Parks or World Heritage Sites.

7.29 Carlisle City Local Plan Policy G1 states All landscapes are valued for their 
intrinsic character and will be protected from excessive, harmful or inappropriate 
development, particularly those areas less able to accommodate significant 
change. Where the opportunity arises, measures should be taken to enhance or 
restore valued landscapes.

7.30 Silvertop Quarry sits in Cumbria Landscape Characteristic type 11a rolling 
foothills. In Carlisle and Eden the type is characterised by rolling, hilly or plateau 
farmland and moorland generally 150-250m AOD adjoining the North Pennines 
AONB. The geology is predominantly Carboniferous limestone. However it varies 
throughout this type as it forms a transition between coastal plain, farmland and 
the high fells of the Lake District and North Pennines.

7.31 The planning application has been submitted with a comprehensive Landscape 
and Visual Impact Assessment (LVIA) including photomontages of the 11 view 
points used to assess the impacts of the extension area on the surrounding 
landscape which include public footpaths, public highways and Hadrian’s Wall 
WHS within a 5km study area.  

7.32 The report has been prepared using Guidelines for Landscape and Visual Impact 
Assessment (3rd Edition 2013) and Landscape Institute and Institute of 
Environmental  Management and Assessment as a baseline for the assessment, 
which is the most up to date guidance for Landscape and Visual Impact 
Assessments.

7.33 The viewpoints where agreed with the Minerals Planning Authority prior to the 
LVIA being undertaken.  The LVIA has taken into account singular and 
cumulative impacts of the proposed extension operations.

7.34 The eleven view points where the assessment was undertaken are:



 

Source of information from Landscape and Visual Impact Assessment

7.35 As can be seen the viewpoints were all within a 5km radius of Silvertop Quarry.  
There is a mixture of medium and high receptor sensitivity with the magnitude of 
change primarily being negligible-low or none, this is due to the nature of the 
landscape and the proposed extension area being located in a valley between 
ridges. To the north the ridge is 253m AOD and to the south is 250m AOD.  The 
existing quarry workings have a larger impact to the south as these are of a 
much larger scale and more visible than the proposed extension area.  The 
existing northern working area adjoins the proposed extension area thereby there 
have been existing temporary impacts on the landscape. The extension area 
would extend this for a further 6 years at the maximum.

7.36 The two main receptors being Hadrian’s Wall WHS and North Pennines AONB.  
The proposed extension area from Hadrian’s Wall would be negligible due to the 
extension area being of the southern side of Hayhouse Rigg ridge and the only 
views would be glancing views of HGV’s which currently happen to the northern 
working area.  The impact on North Pennines AONB Tindale Tarn again are 
negligible due to the distance and southern ridge.



 

7.37 The nature of landscapes is that they change over time and these can be seen 
as positive and negative changes. Minerals can only be worked where it is won 
and is a considered to be short term impact. I consider the landscape and Visual 
Impact Assessment submitted with the planning application has provided an in 
depth assessment of the proposed extension area impact on the landscape.  The 
existing quarrying operations have a far greater impact and these have 
permission to operate until 21 February 2042.  In terms of timescale for the 
extension operations these are short term timeframe and any limited landscape 
impacts would be on a short term temporary basis.

7.38 I consider the proposed landscape and visual impacts have been duly 
considered and complies with Cumbria MWLP Policy DC18 and Carlisle City 
Local Plan Policy G1.

Would the proposed extension area have any impact on biodiversity in the 
area ?

7.39 Cumbria MWLP Policy DC16 states proposals for minerals and waste 
developments, including ones for ROMP applications and time extensions, will be 
required to identify, where appropriate: any potential impacts on important 
biodiversity and geological conservation assets, as defined in the Strategic 
Policies, and on any functional ecological and green infrastructure networks; and 
their potential to enhance, restore or add to these resources; and to contribute to 
national and local biodiversity and geodiversity objectives and targets.

7.40 Carlisle City LP Policy GI3 states biodiversity assets across the District will be 
protected and, where possible, enhanced. All proposals for development should 
protect and (where possible) enhance any priority habitats, European and 
nationally protected species, and priority species as defined in the England, 
Natural Environment and Rural Communities Act (2006). Development proposals 
should also maintain and (where appropriate) enhance any recognised 
geodiversity assets identified in the Local Geodiversity Action Plan for Cumbria 
which may be affected by the development.

7.41 The planning application has been supported by Ecological Impact Assessment, 
Breeding Bird Survey and Great Crested Newt Survey.  The surveys have been 
undertaken due to the close proximity of the North Pennine Moors Special 
Protection Area (SPA) and Special Area of Conservation (SAC) and Geltsdale 
and Glendue Fells Site of Special Scientific Interest (SSSI) located 1.5km south 
of Silvertop Quarry.  Silvertop Quarry lies within the Impact Risk Zone.  The only 
qualifying species which have been identified are curlew, which record them in 
wider study area.  There has been no evidence that Silvertop Quarry is used as a 
foraging area by the protected species.

7.42 The Phase 1 Habitat Survey identifies the proposed extension area being of local 
value primarily poor semi-improved grazing grassland pasture with low diversity 
marshy grassland and mixed plantation woodland.   The extraction area is 
considered to be poor semi improved grassland.  The great crested newt survey 
was undertaken due to the close proximity of two ponds approximately 190m 
north of the proposed extension area and have recorded small great crested 
newt populations, however a licence from Natural England will be obtained in 
case  great crested newts are found in the proposed extension area.  Linkage 
between the ponds and the proposed extension area are relatively lacking due to 
the nature of the terrain.



 

7.43 The report further considers the impacts on :

Bats: Bats are protected under the Wildlife and Countryside Act 1981.  Whilst 
there are no bats or potential roots within the proposed extension this may be a 
foraging area.  Bats may be present on the existing quarry faces.

Brown Hare: Brown Hares were recorded during the survey period.  

Red Squirrell: Red Squirells are protects unde the Wildlife and Countryside Act 
1981.  There was no evidence of red squirells on site.

Badgers: Badgers are Protected under the Badgers Act 1992.  There was no 
evidence of badgers on site.

Common Retiles: Common reptiles are protected under the Wildlife and 
Countyside Act.  These was no evidence of common repitles on site.

7.44 The mitigation measures include undertaking works outside the bird breeding 
season and great crested newts surveillance will be undertaken prior to any soil 
stripping.  The compensation strategy includes the introduction of three new 
great crested newt ponds these will be planted with local native aquatic plants, 
the introduction of four new hibernacula piles and new course grassland.  The 
compensation strategy is a biodiversity net gain

7.45 Natural England have been consulted and confirm that the proposed 
development will not have significant adverse impacts on protected landscapes 
and designated sites and has no objection to operations in the proposed 
extension area.  Cumbria County Council Ecologist has not responded at the 
time of writing this report, there response will be provided on the update sheet.

7.46 I consider the proposed biodiversity impacts have been duly considered and the 
proposal complies with Cumbria MWLP Policy DC16 and Carlisle City Local Plan 
Policy GI3.

What are the environmentally sensitive considerations of the operations 
within the proposed extension area?

7.47 Noise: Cumbria MWLP Policy DC3 requires noise attributable to minerals and 
waste developments shall not exceed background noise levels, LAeq 1 hour (free 
field) by more than 10dB(A) at noise sensitive properties.  A Noise Management 
Plan has been submitted as part of the documents. The nearest noise sensitive 
properties are Carnetely Farm 550m west.  Carnetely Farm sits approximately 
50m below the proposed extension area due to the slope in the ground levels it is 
the opposite site of the ridge.  The property is closer to the existing operations 
currently being worked in the northern area it is 530m.  Also due to the nature of 
the land the proposed extension area sits behind the crest of the hill providing a 
noise barrier and the working would work away from Carnetely Farm to a 
distance of 856m.  The Noise Management Plan has recommended that a noise 
monitoring condition be imposed in the extension area to ensure noise levels 
don’t exceed 45 dBA at noise sensitive dwellings.  There is an existing condition 
in extant planning permission 1/97/9012 which provides regular noise monitoring.  
I propose that a noise monitoring condition is imposed on the working of the 
extension area. 



 

7.48 The extension area would be worked for a maximum of six years (3 years 
working/3 year restoration), the noise impacts on nearest noise sensitive 
dwellings would be the same as the existing northern working area and would be 
further reduced the further the working area moves south east.  I consider the 
proposed noise monitoring condition covers operations in the extension area and 
complies with Cumbria MWLP Policy DC3.

7.49 Dust: Cumbria MWLP Policy DC5 requires applications for new minerals and 
waste development, and for the expansion of existing operations, will only be 
permitted where the applicant can provide evidence that the proposed 
development will not have a demonstrable impact on amenity, human health, air 
quality and the natural and historic environment, with regard to dust emissions.  
This will include a dust assessment study.  A Dust Management Plan has been 
submitted as part of the documents.  Dust can be generated in dry and wind 
conditions, through movement of machinery and operations within the extension 
area.  The nearest sensitive receptor is Carnetely Farm a distance of 550m north 
of the extension area.  There is a dust management plan for the extant planning 
permission which remains in place.  I propose that a dust monitoring condition is 
imposed on the working of the extension area.

7.50 The extension area would be worked for a maximum of six years (3 years 
working/3 year restoration), the dust impacts on nearest noise sensitive dwellings 
would not introduce any addition dust in the extension working area and would 
reduce  further when the working area moves south east.  I consider the 
proposed dust monitoring condition covers operations in the extension area and 
complies with Cumbria MWLP Policy DC5.

7.51 Vibration: Cumbria MWLP Policy DC2 states Minerals and waste proposals  
must, where appropriate, demonstrate that assessments have been carried out, 
the relevant scope of which have been agreed in advance with the planning 
authority, and proposals have been designed to address, where relevant, impacts 
on the natural and historic environment or human health.  Vibration can be 
caused through blasting, movement of heavy machinery or HGV movements.  
The extension area would be 550m from the nearest receptor.  Blasting takes 
place at the quarry once every 5-6 weeks, the blasts are monitored and the 
readings are available for inspection, these limits are well within the requirements 
of condition 13 of planning permission 1/97/9021.  Blasting has not been an issue 
within the existing quarrying operations and the proposed extension area would 
be further away from receptor’s than existing quarry workings. Hours of blasting 
are also controlled to between the hours 10.00 to 16.00 Monday to Friday and   
10.00 to 12.00 on Saturdays with no blasting Sunday’s Bank/Public Holidays. 
The conditions will be imposed on the extension area working.

7.52 The extension area would be worked for a maximum of six years (3 years 
working/3 year restoration), the vibration impacts on the nearest noise sensitive 
dwellings would not introduce any addition vibration in the extension working 
area and would  further reduce as the working area moves south east.  I consider 
the proposed dust monitoring condition covers operations in the extension area 
and complies with Cumbria MWLP Policy DC2.

7.53 Flood and Surface Water Flood Risk: Cumbria MWLP Policy DC19 states all 
proposed minerals and waste management developments should be located, 
wherever possible, in areas with the lowest probability of flooding (Zone 1).  
Development proposals will not be considered without a site-specific Flood Risk 



 

Assessment, appropriate to the scale, nature and location of the development, 
for: 1 hectare or greater in Flood Zone 1; or new development (including minor 
development and change of use) in Flood Zones 2 and 3, or in an area within 
Flood Zone 1 that has critical drainage problems (as notified to the Local 
Planning Authority by the Environment Agency); or where proposed development 
or a change of use to a more vulnerable class may be subject to other sources of 
flooding.  The Flood Risk Assessment should assess potential effects from 
current and future flooding from all sources, whether it would increase flood risk 
elsewhere and measures to deal with these effects and risks.

7.54 The proposed extension area is located in Flood Zone 1, the existing northern 
working area is dry and above any water table.  The proposed extension area 
would not have an impact on flooding or surface water flooding in the area or to 
neighbour receptor’s due to the remote location of the operations.  During 
restoration works a new drainage channel will drain into the existing watercourse 
will be installed.  I consider the flood and surface water risk complies with 
Cumbria MWLP Policy DC18.

7.55 Carbon Emissions (Climate Change): The application has been supported with 
a Carbon Emissions report.  The report is based on transportation only and does 
not consider emissions associated with the extraction of limestone.  It is 
important to highlight that the extension of the existing quarry is likely to be more 
carbon efficient than the extraction from a new source.  The emissions have 
been considered against the nearest available alternative sources being Shap 
Beck 37 miles and Snow Hill being 36 miles.  The assessment is based on rigid 
trucks of 23 tonnes capacity.  The market for Silvertop Quarry is Carlisle, 
southern Scotland and the north east, thereby providing a facility close these 
areas in relation to the Shapbeck and Snowhill Quarries.

Source of information from Climate Change Report

7.56 The table shows the emissions of Silvertop in comparison to the nearest 
available alternatives and clearly demonstrates a reduction of 142-149 kyCO2e 
per truckload.

7.57 I consider that the carbon emissions have been duly addressed and considered 
and the proposed extension will continue to provide a significant reduction on 
carbon emissions by retaining a local service to the area.

7.58 Hours of operation: the hours of operation would be 07:00 to 17:30 hours 



 

Monday to Friday and 07:00 to 12:30 on Saturday there would be no working on 
Sundays, Bank or Public Holidays.

7.59 Staff: the continued operations would retain the five staff already operating 
Silvertop Quarry.

7.60 Temporary lighting: if temporary lighting is required this would be needed 
during the winter months.  It would be required ½ hour each side of operational 
hours to assist staff during the darker morning’s and evening’s.  Lighting can be 
controlled by an appropriately worded condition to ensure the dark skies of 
Carlisle District aren’t blighted by continuous all night lighting in rural locations.

7.61 Resiting of Trig Point: The applicant will need to consult with Ordnance Survey 
with regards to the resiting of the trig point which is located within the proposed 
extension area.

7.62 Any direct environmental impacts arising from the proposed extension operations 
have been duly considered.  I consider that all the environmental impacts have 
been duly considered and assessed against both local and national planning 
policy and these duly comply with the relevant policies.

How will the restoration of the operations impact on the area ? 

7.63 Cumbria MWLP Policy DC22 states proposals for minerals extraction, or for 
temporary waste facilities such as landfill, shall be accompanied by restoration 
and aftercare proposals with sufficient detail to clearly demonstrate that the 
overall objectives of the scheme are practically achievable, including a vision for 
overall restoration of the site, and to include proposals for appropriate afteruse 
and the means to achieve it.    The level of detail required will depend on the 
circumstances of each specific site including the expected duration of operations 
on the site.  In all cases, restoration schemes must demonstrate that the land is 
stable and that the risk of future collapse of any mine workings has been 
minimised.  After-uses that enhance biodiversity, geodiversity and the 
environment, conserve soil resources, conserve and enhance the historic 
environment, increase public access, minimise the impacts of global warming 
and are appropriate for the landscape character of the area, will be encouraged.  
These could include: nature conservation, agriculture, leisure and recreation, 
green infrastructure and woodland.

7.64 The agricultural land grade for the extension area is between 4 (poor quality) and 
5 (very poor quality).  The restoration scheme will improve the land grading to 3, 
3a or 3b which is an improvement on the existing whilst providing biodiversity net 
gain.

7.65 The restoration of any quarry site plays a major role in providing enhancements 
to an area.  The proposal is to use the overburden and import approximately 
100,000 tonnes of inert material to create the appropriate landform. The soils in 
the screen bunds on the internal haul road will be used in the restoration 
scheme. The contours would tie in with the existing northern working area as 
gently sloping agricultural land.  The restoration scheme would tie into the 
existing south facing slope.  The overall landform would create a valley feature 
including a small stream which would link to the existing watercourse.  The 
scheme also includes the creation of ponds to supplement the habitat for great 
crested newts.



 

7.66 The restoration of the proposed extension will eventually tie in with the overall 
restoration scheme for Silvertop Quarry which will create gently sloping 
agricultural land with exposed rock faces.  The overall restoration of the site is to 
provide a diverse habit for wildlife.

7.67 The restoration of the extension area will be subject of approrpriately worded 
conditions with regards to restoration and aftercare.

7.68 I consider the proposed restoration of the extension area has been duly 
considered and complies with Cumbria MWLP Policy DC18.

What are the concerns raised by local residents?

7.69 Four representations have been received who raise concerns with regards to the 
number of HGV’s on the public highway, depletion valuation of property, impact 
on public right of way, impact on North Pennines AONB and impact on local life.

7.70 Number of HGV’s on the public highway: Concern has been raised with the 
number of HGV’s on A689 and passing through Milton village.  Particular 
concerns is at the level crossing as the road coming from the north turn’s sharply 
across the level  and creates a pinch point and when HGV’s are on the level 
crossing cars have to wait for them to pass.  There is also concern over the 
speed of which HGV’s travel through Milton has a speed limit of 30 mph through 
the village.  The proposed extension area would not generate any HGV 
movements as the HGV movements are controlled by extant planning permission 
1/97/9021 which has permission to operate until 21 February 2042.  The 
permission before you is not requiring additional HGV access onto the A689 it is 
solely to extend the working area of the quarry.

7.71 Depletion valuation of property: Concern has been raised with regards to 
valuation of property.  This is not a planning merit issue as Silvertop Quarry is a 
working quarry and has permission to operation unto 21 February 2042.  The 
proposal is for an extension area worked over a period of six years.  Thereby the 
extant planning permission is still operational.

7.72 Impact on Public Right of Way: The proposed extension area does not have a 
public right of way.  The nearest Public Right of Way No 115034 is 690m east of 
the extension area.  The extension area would not have any impact on the public 
right of way.  Cumbria County Council Rights of Way Officer has confirmed there 
are no Rights of Way close to the extension area.  There has previously been a 
stopping up order under planning permission 1/97/9021 whilst work took place 
close to Public Right of Way 115034.

7.73 Impact on North Pennines AONB: Concern has been raised with regards to 
impacts on North Pennines Area of Outstanding Natural Beauty.  Silvertop 
Quarry is currently located 370m north of North Pennines Area of Outstanding 
Natural Beauty.  The proposed extension area would be 1.12km and due to the 
contours of the landscape the extension area would be mainly screened from 
views from North Pennines AONB.  These would be further reduced by the 
landscape bund which is proposed to protect long distant views.  There are 
existing quarrying operations in the northern area which are currently open 
views.  The minor impact would be over a short period of time of six years, where 
current operations have a further 21 years of impact.

7.74 Impact of Local Life:  The proposed extension area would have a life span of 



 

six years.  The existing operations at Silvertop Quarry have planning permission 
to operate until 21 February 2042.  The extension area in terms of operations as 
short scale impacts and there would be no additional impact on local life than the 
main quarrying operations.

7.75 I have taken the concerns raised by local residents and have duly considered 
and appropriately addressed these impacts.  The proposed extension area does 
not include any highway HGV movements; the depletion value of property is not 
a planning consideration as the quarrying activities are existing; there are no 
Public Rights of Way affected by the extension area; any impacts on the North 
Pennines AONB are short term in relation to the existing quarry workings and 
impact on local area made no worse by the extension area as the quarry is 
existing.

Carlisle City Council enquired if a Section 106 Obligation for highway 
improvements could be considered?

7.76 Carlisle City Council have enquired if a Section 106 obligation could be 
considered to improve cycling between Silvertop Quarry and A69.  I spoke to the 
planning officer at length with regards to this and explained this was an extension 
to the existing quarry workings which has permission to operation under 21 
February 2042 and I have also spoken to the Highway Authority with regards to 
this and they have confirmed that the proposed extension area would not have 
any additional impacts on the A689 as this  operates through extant planning 
permission 1/97/9021 and there are no proposed changes to the HGV 
movements on the extant planning permission.

7.77 I thereby conclude that it would be unreasonable to consider a Section 106 
Obligation for the proposed extension area as there would be no additional 
impacts on the local highway network.

8.0 CONCLUSION

8.1 I consider the proposed extension would continue to provide the area with a 
much needed mineral reserve.  The nearest alternatives are in excess of 35 
miles which would not be sustainable in terms of climate change.

8.2 Silvertop Quarry is an operational quarry and has operated without any 
complaints for a number of years.  The quarry occupies a rural location, close to 
the strategic highway network.  The quarry does not have any nearby residential 
receptors, who’s amenities would be impacted by the operations in the proposed 
extension area. I consider the operations in the proposed extension area at 
Sillvertop Quarry complies with National and Local Planning Policies. 

8.3 The environmental considerations with regards to noise, dust, vibration, ground 
water, flooding, biodiversity and traffic have all been considered and comply with 
local plan policies DC1, DC3, DC5, DC16 and DC 20. 

8.4 The objection raised by the Local Resident have been duly considered and 
addressed within the report, the concerns raised by objectors are considered as 
extremely important when making a planning decision.  In this case the concerns 
relate to existing operations which currently operate under an extant planning 
permission.  The proposed extension area would not have any further impacts on 
the area and these are operations over a short term period where the existing 
operations have permission to operate until 21 February 2042.



 

8.5 In summary, I consider that the proposed development is in accordance with the 
development plan, there are no material considerations that indicate the decision 
should be made otherwise and with the planning conditions proposed, any 
potential harm would reasonably by mitigated. Furthermore, any potential harm 
to interests of acknowledged importance is likely to be negligible and would be 
outweighed by the benefits of the development. It is therefore recommended that 
this application be granted subject to conditions.

Human Rights

8.6 The Human Rights Act 1998 requires the County Council to take into 
consideration the rights of the public under the European Convention on Human 
Rights.  Article 8 of the Convention provides that everyone has the right to 
respect for his private life and home save for interference which is in accordance 
with the law and necessary in a democratic society in the interests of, amongst 
other things, public safety, the economic wellbeing of the country or the 
protection of the rights and freedoms of others.  Article 1 of Protocol 1 provides 
that an individual’s peaceful enjoyment of his property shall not be interfered with 
save as necessary in the public interest and subject to conditions provided for by 
law. For any interference with these rights to be justified the interference needs 
to be proportionate to the aims that are sought to be realised. The County 
Council has a duty to consider the policies of the development plan and to 
protect the amenities of residents as set out in those policies. 

8.7 The proposal would have a limited impact on the visual, residential and 
environmental amenity of the area but it is considered that those impacts would 
be insufficient to interfere with the rights of the applicant and satisfactory controls 
could be imposed on the proposed development to protect the amenities of the 
most affected residents. The impacts on the rights of local property owners to a 
private and family life and peaceful enjoyment of their possessions (Article 8 and 
Article 1 of Protocol 1) would be minimal and proportionate to the wider social 
and economic interests of the community and could be satisfactorily controlled by 
planning conditions.

Angela Jones
Executive Director - Economy and Infrastructure

Contact: Jayne Petersen 

Electoral Division Identification: Irthing



 

Appendix 1
Ref No. 1/20/9012

Development Control and Regulation Committee – 19 February 2020

Appendix 1 - PROPOSED PLANNING CONDITIONS

Time Limit for Implementation of Permission
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004.

Approved Scheme

2. The development hereby permitted shall be carried out, except where modified 
by the conditions to this permission, in accordance with the following: 
=

a. The submitted Application Form – dated 27 September 2020
b. Planning Statement – dated September 2020
c. Ecological Impact Assessment – dated September 2020
d. Bird Breeding Survey – dated November 2019
e. Great Crested Newt Survey – dated September 2020
f. Carbon Emissions (Climate Change) Report – dated November 2017
g. Geotechnics, Surface Water and Flood Risk Assessment – dated 

September 2020
h. Noise and Dust Management Plan – dated July 2020
i. Assessment of Potential Impacts on Hadrian’s Wall World Heritage Site – 

dated April 2019 (updated September 2020)
j. Survey of Archaeological Earthworks – dated September 2020
k. Archaeological Desk Based Assessment – dated July 2020
l. Landscape and Visual Impact Assessment – dated September 2020
m. Plans numbered and named:

i) NT12629-003 - Location Plan
ii) NT12629-035 - Site Plan
iii) NT12629-033 - Proposed Restoration Plan-A1
iv) NT12629-036 - Proposed Development-A3
v) NT12629-0NT12629-039 - North Extension Restoration Plan-A3L38 

Site investigation Locations-A1
vi) NT12629-037 - Location of Limestone Reserves-A3

n. The details or schemes approved in accordance with the conditions 
attached to this permission. 

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme.

Timeframe for Working and Restoration

3 The extension area shall be worked for a maximum of three years and shall be 
completely restored within 3 years of cessation of working the site.   Written 
notification shall be submitted within 14 days of commencement of soil 



 

stripping works and 14 days of restoration works starting.

Reason: To ensure the site is not worked permanently and the amenities of the 
nearby residents are protected.

Hours of Operation

4 No operations, including the loading or transportation of minerals or operations 
of quarry plant, shall take place on site outside the following hours:-

07.00 to 19.00 hours Mondays to Fridays
07.00 to 13.00 hours on Saturdays

No operation of quarry plant or loading or transportation of minerals, shall take 
place on Sundays or on Bank or Public Holidays.

This condition shall not operate so as to prevent the use of pumping equipment 
and the carrying out, outside these hours, of essential maintenance to plant 
and machinery used on site.

Reason: To ensure that no operations hereby permitted take place outside normal 
working hours which would lead to an unacceptable impact upon the 
amenity of local residents.

Access and Traffic

5 There shall be no vehicular access to or egress from the site other than via the 
approved access on A689, as approved under planning permission 1/97/9021.

Reason: To avoid vehicles entering or leaving the site by an unsatisfactory route.

7 The total number of laden heavy goods vehicles leaving Silvertop Quarry shall 
not exceed 150 on any weekday and 75 on Saturdays. A record of all laden 
heavy goods vehicles leaving Silvertop Quarry each day shall be maintained by 
the operator and access to this record shall be afforded to the local planning 
authority on request.

Reason: To keep to acceptable levels the impact of lorry traffic on the amenity of 
local residents and other road users.



 

Control of Blasting

8 Except in the case of emergency, such instances to be notified to the local 
planning authority, blasting shall not take place on site outside the following 
hours:-

10.00 to 16.00 Mondays to Fridays
10.00 to 12.00 on Saturdays

There shall be no blasting on Saturday afternoon, Sundays, or Bank or 
National Holidays.

Reason: To restrict blasting to those hours of the day when it will cause least 
inconvenience and disturbance to people living and working in the 
locality.

9 The number of blasting operations shall not exceed 3 in any one week.

Reason: To safeguard the amenity of local residents by restricting the number of 
blasting events with can take place.

10 Before soil stripping commences in the extension area a scheme for the 
monitoring of ground vibration shall be submitted for approval by the mineral 
planning authority and shall be subsequently implemented in full. The scheme 
shall include the requirement to produce and maintain a regression line model 
to inform blast design so that ground vibration from blasting does not exceed a 
peak particle velocity of 6mm per second in 95% of all blasts as measured at 
the following dwellings: 

 Carnetely
 New Garth
 Silver Top

The scheme shall also include locations and types of equipment used to 
monitor blasts.

Reason: To safeguard the amenity of local residents and to protect the structural 
integrity of buildings and structures outside the site boundary, by 
ensuring that blasting vibration does not cause a nuisance outside the 
site boundary.

Control of Noise

11 All plant, machinery and vehicles used on site shall be effectively silenced at all 
times and maintained in accordance with the manufacturers recommendations.

Reason: To safeguard the amenity of local residents by ensuring that the noise 
generated in their operation is minimised and so does not constitute a 
nuisance outside the boundaries of the site.

12 The rating levels for cumulative noise from all plant and machinery during the
operational life of the site shall not exceed 5dB above the existing LA90 
background levels and 10 dB above the existing LAeq at any noise sensitive 
premises as assessed in accordance with British Standard 
4142:2014+A1:2019.



 

Reason: To protect the amenities of local residents from noise pollution and to 
conform with Policy DC3 of the CMWLP.

13 Before soil stripping commences in the extension area a scheme for the 
monitoring of noise shall be submitted to and approved in writing by the Mineral 
Planning Authority.  When approved the scheme shall be implemented in full. 
The scheme shall include:-

i) noise monitoring locations;
ii) frequency of measurements;
iii) presentation of results;
iv) modelling procedures;
v) procedures to be adopted if noise limits go above a certain level.
vi) procedure for investigating complaints notified to the operator by the Local 

Planning Authority.

Reason: To enable the effects of the development to be adequately monitored 
during the course of the operations.

Control of Dust

14 Drilling equipment shall be fitted with effective dust suppression measures and 
maintained in accordance with the manufacturers instructions.

Reason: To safeguard the amenity of local residents by ensuring that dust does 
not constitute a nuisance outside the boundary of the site.

15 Before soil stripping commences in the extension area a scheme detailing dust 
suppression measures shall be submitted to and approved in writing by the 
local planning authority.  When approved the scheme shall be implemented in 
full.

i) Such measures shall include the spraying of haul and access roads, 
ii) working areas, 
iii) plant and stockpiling areas with water to satisfactorily suppress dust in 

periods of dry weather in order that it does not constitute a nuisance 
outside the site.

Reason: To safeguard the amenity of local residents by ensuring that dust does 
not constitute a nuisance outside the boundary of the site.

16 All vehicles used to transport mineral from the site onto the public highway 
shall be sheeted so as not to deposit any mineral upon the highway.

Reason: To ensure that material is not released into the air or deposited upon the 
highway in the interest of local amenity and highway safety.

Control of Artificial Lighting

17 All artificial lighting units installed on the site shall be so sited and shielded as 
to be incapable of direct sight from any residential property outside the site.

Reason: To safeguard the amenity of local residents.



 

Safeguarding of Watercourses and Drainage

18 Any chemical, oil or diesel storage tanks on the site shall be sited on 
impervious bases and surrounded by impervious bund walls. Bunded areas 
shall be capable of containing 110% of the largest tank's volume and should 
enclose all fill and drawpipes.

Reason: To avoid the pollution of any watercourse or groundwater resource.

19 There shall be no discharge of foul or contaminated drainage from the site into 
either groundwater or any surface waters, whether direct or via soakaways.

Reason: To avoid the pollution of any watercourse or groundwater resource.

Archaeology

21 No development shall commence within the site until the applicant has secured 
the implementation of a programme of archaeological work in accordance with 
a written scheme of investigation which has been submitted by the applicant 
and approved by the Local Planning Authority.

This written scheme will include the following components:

i) An archaeological evaluation;
ii) An archaeological recording programme the scope of which will be 

dependent upon the results of the evaluation;
iii) Where significant archaeological remains are revealed by the 

programme of archaeological work, there shall be carried out within 
one year of the completion of that programme on site, or within such 
timescale as otherwise agreed in writing by the LPA: a post-
excavation assessment and analysis, preparation of a site archive 
ready for deposition at a store approved by the LPA, completion of 
an archive report, and submission of the results for publication in a 
suitable journal..

Reason: To afford the opportunity for an examination to be made to determine the 
existence of any remains of archaeological or historic interest within the 
site and to decide on any action to be required for the preservation, 
protection, examination or recording of such remains.

Stripping, Storage and Use of Soils and Overburden

23 Prior to any mineral extraction taking place within the extension area the topsoil 
and subsoil shall be stripped and mounds shall be constructed in accordance 
with drawing no: ‘EP1 rev A - Phasing plan’.  Soils shall only be stripped when 
dry and friable.

Reason: To ensure the residential and visual amenities of the nearby residents are 
protected.

24 At least 48 hours prior notice shall be given to the Mineral Planning Authority of 
the commencement and estimated duration of each phase of soil stripping 
operations. If the boundary of the area to be stripped is not marked by 
identifiable features it shall be clearly marked with suitable pegs.



 

Reason: To allow the Mineral Planning Authority to monitor the soil handling 
operations.

25 All available topsoil and subsoil shall be separately stripped from any part of 
the site before it is excavated or is traversed by heavy vehicles or machinery 
(except for the purposes of stripping that part of stacking topsoil on that part).

Reason: To ensure that all the topsoil and subsoil is separately removed from the 
site prior to the commencement of excavations and to prevent any 
avoidable damage to the structure of the soils.

26 All topsoil, subsoil, soil-making material and other overburden which has been 
stripped or removed shall be stacked separately in accordance with the 
approved plans and prevented from mixing.

Reason: To secure the satisfactory storage and retention of overburden and soils 
for restoration.

27 The stripping, movement and respreading of soils shall be restricted to 
occasions when the soil is in a suitably dry and friable condition and the ground 
is sufficiently dry to allow passage of heavy vehicles and machinery over it 
without damage to the soils and the topsoil can be separated from the subsoil 
without difficulty.

Reason: To prevent any avoidable damage to the structure of the soils.

28 The maximum height of any topsoil, subsoil or overburden mound above the 
average original ground level of the land on which they stand shall be:-

 Topsoil 4 metres;
 Subsoil 6 metres.

Reason: To reduce the damage to the soil structure and fertility.

29 All topsoil and subsoil shall be retained on the site and none shall be sold off or 
removed from the site.

Reason: To ensure that all the available soils are kept for use in the restoration of 
the site.

30 Soil storage and screening mounds shall be sown down to grass in the first 
available sowing season following their construction.

Reason: To reduce the washing away of soils in the interests of pollution control 
and in the interests of visual amenity.

Control of Weeds

31 All non-cropped areas of the site and all topsoil, subsoil and overburden stacks 
shall be kept free from noxious agricultural weeds and all necessary steps shall 
be taken to destroy such weeds at early stages of growth to prevent seeding.

Reason: To properly manage the site and to prevent the spread of weeds onto 
adjacent land.
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