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6.

LAND USE AND AGRICULTURE

This Draft ES includes some references to the replacement of Marsh Lane Level crossing
(and associated works at Dodds Farm and Apsley Manor Farm accommodation
crossings). Any work at these locations falls outside of the scope of the Project and no
references will be included in the final ES accompanying the TWAO Application.

Summary
This Draft ES includes some references to the replacement of Marsh Lane Level crossing
(and
works at Dodds
Farm and
Apsley
Manor Farm
accommodation
A
landassociated
use and agricultural
assessment
is being
undertaken,
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included a desk study
crossings). Anybywork
these
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site at
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analysis.
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classification
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to assess effects
on agricultural resource.
Baseline


The study area includes a range of land uses from residential, commercial and
community land uses in urban areas to woodland and agricultural in the rural
areas.



The agricultural land classification system is based on classifying agricultural land
into five grades, with Grade 1 being the highest quality and Grade 5 the lowest
quality. Based on the provisional land classification maps a large proportion of the
agricultural land within the study area is Grade 3 land followed by Grade 4 land. A
small proportion is recorded as Grade 2 land with no Grade 1 or Grade 5 land
recorded.



Agricultural land within the Study Area consists of mainly arable and grassland.
Livestock businesses include mainly beef cattle, dairy cattle and sheep farming.
No commercial orchards, vegetables or protected crops were identified during the
desk study.



Network Rail and the EWR Alliance have undertaken extensive meetings
regarding the impacts of the Project on landholdings, residential and commercial
land-uses. A number of changes have already been made in the design to avoid
or reduce those effects.

Effects


Permanent and temporary land take would result in significant effects on a
number of residential and community receptors and, to a lesser extent,
commercial receptors.



Construction works would result in significant effects due to the temporary land
take of Sub-grade 3a land. No significant effects are predicted on other land
grades.
Mitigation


The Project will seek to further optimise land take and undertake consultation with
the affected receptors. Where land take cannot be avoided compensation will be
agreed.



Agricultural land used temporary used for construction will be restored to its
previous condition.
Residual Effects


Where land take can be avoided effects would reduce to negligible. Some
significant residual effects may still remain where properties are demolished.
These would be subject to compensation.



Provided land taken temporary for construction is restored back to its former
condition, no significant residual effects are predicted on agricultural land quality
in the long term.
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6.1

Introduction

6.1.1

This chapter of the Draft ES identifies and assesses the effect of the
Project on land use and agriculture during construction and operation
phases. The assessment of land use addresses the likely significant
effects on local communities and both community and private assets. The
agricultural assessment considers likely significant effects on agricultural
land quality and farm-based enterprises.

6.1.2

The assessment of the land use and agriculture effects of the Project
covers the shorter term effects during construction and the longer term
effects arising from the operation of the Project. The scope of assessment
undertaken is summarised as follows:


The physical character of the land resource;



The land resource’s soils and agricultural land capability;



The use being made of that resource by agricultural interests;



The structure and nature of the agricultural enterprises insofar as they
are affected; and



Local community and private assets and their amenity33.

6.2

Limitations and Assumptions

6.2.1

In addition to the general ES limitations and assumptions in Section 4.11
of Chapter 4 (EIA Methodology), the following topic-specific limitations
and assumptions have shaped this chapter.

6.2.2

The Project Area used for this draft assessment does not include those
areas identified for environmental mitigation such as those in relation to
ecology and flooding. An assessment of the effects of these proposed
areas will be included in the final ES chapter for this topic.

6.2.3

At this stage, predictive agricultural land classification grading to confirm
agricultural land quality is still on-going, as are farm level assessments to
identify impacts on farm-based enterprises. While a preliminary
assessment on land quality has been carried out using provisional land
classification maps and the proposed permanent and temporary land take,

33

The pleasantness or attractiveness of a place.
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the assessment of impacts on farm holdings cannot be completed prior to
the completion of the farmer interviews, which are required to determine
the sensitivity of the farm businesses and to collect additional information
relevant to the assessments, and are not included in this consultation
draft. To ensure that sufficient information is available for the final iteration
of the assessment prior to submission of the TWAO, further land
referencing and engagement and consultation with landowners will be
undertaken.
6.2.4

The final ES will also include cumulative construction effects with HS2
which will be addressed in Chapter 15 (Cumulative Effects). This will
assess cumulative effects on agriculture and land use, for example, where
one farm loses land to both HS2 and the Project. This chapter presents
the assessment undertaken to date.

6.2.5

There is no recognised, detailed guidance on the method for assessing
the magnitude or sensitivity of land use, agricultural land quality or farm
holdings for the purposes of carrying out EIA. Therefore the methodology
in this assessment has been developed using best practice taken from
previously undertaken agricultural impact assessments supplemented by
the use of professional judgement. This methodology was set out in the
Scoping Report and further details on consultation undertaken can be
found in Section 6.4.

6.2.6

When combining a number of datasets from different sources, digitised by
different operators at varying scales, it is inevitable that a small amount of
rounding error will occur. For example, there may be small variations
within datasets; these are where data is missing or overlapping and
combining them can result in small rounding variations in statistics. Whilst
reasonable efforts have been made to eliminate such potential error
sources, some residual inaccuracies may remain. The small scale of such
rounding errors does not impact the conclusions drawn from accessing
the derived statistics. In addition, due to the different date and scale of
datasets used for the land use classification and the agricultural land
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quality, the mapped land use and the mapped land quality is not
completely consistent.
Land Use
6.2.7

The mapping of the land use breakdown as part of the desktop
assessment was subject to particular limitations. The approach relied on
the use of Ordnance Survey (OS) Mastermap data, Bing Aerial
Photography and Google StreetView and therefore the land use coding is
based on the date of this data.

6.2.8

The desk based approach provides the most efficient method for
identifying land use for a project of this scale. However, there are some
inherent limitations with identifying land uses by desk study. For example,
crowded urban areas often have a complex morphology; for instance,
small chapels/places of worship are not easily recognised compared to
the more obvious church/graveyard combinations. In areas of particular
uncertainty, both for urban and rural areas, the desk study was
supplemented by a site visit using publicly accessible land to identify the
land use and enable a robust assessment to be carried out.

6.2.9

In some instances a building or land may have more than one use and a
decision had to be made as to which land use type to assign to that
building or land. Where small businesses (usually small retail or
restaurants) exist with residential accommodation above, the residential
category was used as a worst case, because residential was considered
to have a higher sensitivity than commercial. The commercial land use
type was used where the site was wholly business.

6.2.10

It is not possible to fully define the receptor value and sensitivity across all
the different types of land use. Therefore, to ensure a robust assessment,
the significance of effect on land uses other than agriculture was
determined by assessing the magnitude of the impact and the sensitivity
of the land use within a hierarchy, rather than looking at the sensitivity of
receptors individually.
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Agriculture
6.2.11

The initial desktop assessment of agricultural land quality was based on
the use of provisional land classification maps34, which are available from
Natural England (NE) as a digital 1:250,000 scale map. These were
digitised by NE from 1 inch to 1 mile maps produced by the Ministry of
Agriculture, Fisheries and Food (MAFF) in the 1960s and 1970s. These
maps were not finalised or updated by MAFF and hence are known as
‘provisional’.

6.2.12

The limitation of the mapping is that the scale does not allow for detailed
grading of small parcels of land. It also does not provide the detail
necessary to distinguish ‘best and most versatile’ (BMV) agricultural land.

6.2.13

The initial desktop assessment of the agricultural land use was based on
obtaining publicly available data on agriculture within the 250m Study
Area rather than on individual farm holdings due to the size of the study
area and the large number of land titles. Information on land use came
from existing published data sets including OS mapping, aerial
photography, agricultural census data and observations from publicly
accessible land.

6.2.14

The above data sources provide information on the agricultural land use
at the time that the data was gathered. Farm holdings may be subject to
crop rotation or diversification, which would not be evident from the data
above. Therefore the land use mapping represents a temporal snapshot
of the land use.

6.2.15

The Scoping Report initially proposed that walkover surveys would be
carried out to screen landholdings and assets to identify which could be
scoped out and which should be taken forward for further analysis. Where
there were access limitations in relation to this assessment (i.e. on private
land), in-depth walkover surveys could not be carried out and this was
substituted by an enhanced desk study and walkover surveys from
publicly accessible areas. It was considered that this alternative method

34

Publications.naturalengland.org.uk, (2016). Natural England Access to Evidence – Regional Agricultural Land Classification
Maps. [online] Available at: http://publications.naturalengland.org.uk/category/5954148537204736 [Accessed 14 September
2016].
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provided sufficient information to adequately screen landholdings and land
use assets.
6.2.16

Land referencing was carried out by the EWR Alliance, using publicly
available land registry information. The Land Registry information
therefore could not be verified apart from during interviews with
landowners, which highlighted one inaccuracy in land title boundary.
There were also some gaps in land titles along the route where Land
Registry information was not available. In addition, land titles are not
necessarily representative of farm businesses as a farm holding may be
made up of different land titles but there is no other publicly available
source of such information.

6.3

Legislation, Policy and Guidance
International Policy Context

6.3.1

The European Commission (EC) adopted a Soil Thematic Strategy in
2006 with the objective to protect soils across the European Union (EU)35.
While the EC withdrew the proposal for a Soil Framework Directive in May
2014, the Seventh Environment Action Programme, a decision of the
European Parliament and the Council which entered into force on 17
January 2014, recognises that soil degradation is a serious challenge.
The decision requires that by 2020 land is managed sustainably and soil
is adequately protected in the EU, and commits the EU and its Member
States to increasing efforts to reduce soil erosion and increase soil
organic matter36.
National Policy Context

6.3.2

Although there remains no specific legislation for the protection of soil and
agricultural land in the UK, in September 2009, the Government published
Safeguarding our Soils: A Strategy for England37. This strategy calls for

35

European Commission (2006), ‘Communication from the Commission to the Council, the European Parliament, the
European Economic and Social Committee and the Committee of the Regions - Thematic Strategy for Soil Protection’
[SEC(2006)620] [SEC(2006)1165] COM(2006)231 final. European Commission.

36

European Commission (2013), ‘Living well, within the limits of our planet. 7th EAP — The new general Union Environment
Action Programme to 2020’. European Commission.

37

Defra (2009), ‘Safeguarding our Soils: A Strategy for England’, Defra.

Volume 2 Chapter 6 Page 6

The Network Rail (East West Rail Western Section Phase 2) Order
Draft Environmental Statement

effective protection for soil during construction and development. It seeks
to ensure that planning decisions take sufficient account of soil quality and
states that:
"The presence of best and most versatile agricultural land is a material
consideration in planning decisions, but has to be taken into account
alongside other sustainability considerations including: biodiversity, the
quality and character of the landscape, accessibility to infrastructure,
workforce and markets and maintaining viable communities."
6.3.3

The National Planning Policy Framework (NPPF)38 recognises the
protection of soil as an important component of the enhancement of the
natural and local environment (paragraph 109). With regard to agricultural
land, the NPPF states in paragraph 112:
"Local planning authorities should take into account the economic and
other benefits of the best and most versatile agricultural land. Where
significant development of agricultural land is demonstrated to be
necessary, local planning authorities should seek to use areas of poorer
quality land in preference to that of a higher quality."

6.3.4

Little weight of protection is given to land of lower quality unless the land
has other special environmental characteristics.

6.3.5

The NPPF also seeks to support a prosperous rural economy and advises
against the unnecessary loss of valued community facilities and services
(paragraph 70).
Local Policy Context

6.3.6

In terms of local planning policy, soil and agricultural land are referred to
as follows by the six local authorities in which the Project Area sits. Note
that the summary of policies is accurate at the time of writing (October
2016), although some changes would be expected as each authority
progresses the plan drafting and adoption process.

38

DCLG (2012), ‘National Planning Policy Framework’, DCLG.
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6.3.7

Cherwell District Council (CDC) adopted the Cherwell Local Plan 2011203139 in July 2015, which sets out various CDC policies. Policy SLE 5
refers to the need for High Speed 2 (HS2) to "Minimise adverse social and
economic impacts, by maintaining accessibility and avoiding the
severance of communities and agricultural holdings". Policy ESD 10
seeks to protect the natural environment requires the reuse of soils. Policy
BSC 10 and BSC 12 seek to protect open space, recreation provision and
community facilities.

6.3.8

Aylesbury Vale District Council (AVDC) does not have an up-to-date local
plan, having withdrawn both its core strategy (in 2010) and its draft local
plan (in 2013). Saved policies from 2007 do not include the policy on
'development of the best and most versatile agricultural land', so at
present AVDC relies on the NPPF for direction on this topic.

6.3.9

Wycombe District Council's (WDC) Core Strategy40 was adopted in July
2008, setting out various WDC policies. Policy CS 17 states that the
Council will prevent the inappropriate sub-division of agricultural land to
avoid degradation of land of amenity value, and will require developments
to avoid unacceptable soil pollution. Policy CS 15 also states that the
Council will resist the loss of community/built sports facilities and land
allocated for such facilities.

6.3.10

Milton Keynes Council (MKC) adopted its Core Strategy41 in July 2013.
However its previous policy on 'Protection of the Best and Most Versatile
Agricultural Land' was deleted in 2008 and not replaced. The previous
local plan Policy C2 on the protection of community facilities is due to be
replaced by the future Plan: MK following a consultation on the 'Plan: MK
Strategic Development Directions' document in Spring 2016.

6.3.11

Central Bedfordshire Council (CBC) submitted its Development Strategy
to the Secretary of State in October 2014. However the Council's
Executive Meeting on 6 October 2015 recommended withdrawal of the

39

Cherwell District Council (2015), ‘The Cherwell Local Plan 2011-2031’, Cherwell District Council.

40

Wycombe District Council (2008), ‘Wycombe Development Framework. Adopted Core Strategy Development Plan
Document’, Wycombe District Council.

41

Milton Keynes Council (2013), ‘Core Strategy’, Adopted Version. Milton Keynes Council.
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CBC Development Strategy and production of a new local plan. The Core
Strategy and Development Management Policies42 do not refer to
agriculture or soils. Policy CS3 however relates to community facilities,
stating that the existing community, education, open space, recreation,
sports, play and health facilities will be safeguarded.
6.3.12

Bedford Borough Council (BBC) adopted its Core Strategy and Rural
Issues Plan43 in April 2008 (the BBC Core Strategy); however this does
not refer to agricultural land or soils. BBC is currently preparing its Local
Plan 2035; the Issues and Options paper lists 'Safeguarding the potential
of best and most versatile agricultural land' amongst those to be
addressed through the local plan development management policies. The
BBC Core Strategy does however support the retention of local
community facilities and employment uses in Policy CP18.

6.4

Approach and Methodology
Data Collection

6.4.1

Baseline data were collected through an initial extensive desk study
carried out in 2015, which was supplemented by site visits to ground-truth
the desk-based analysis and to make further observations on land use
and type of agricultural activities, also carried out in 2015. The desk study
covered a number of

sources including OS MasterMap, aerial

photography, agricultural census data, agri-environment scheme data,
provisional land classification maps, post-1988 subdivision survey digital
data, ALC Strategic Map, geology and soil maps and climatological data.
Spatial Study Area
6.4.2

For agriculture and land use, effects are mainly expected to occur within
areas where there is proposed to be permanent land take, or adjacent to,
or in close proximity to these areas. During the construction process,
additional land is likely to be temporarily affected by the requirement for
construction compounds, storage areas and construction vehicle access.

42

Central Bedfordshire Council (2009), ‘Core Strategy and Development Management Policies’, Central Bedfordshire Council.

43

Bedford Borough Council (2008). ‘Development Plan Document: Core Strategy and Rural Issues Plan’, Bedford Borough
Council.
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As a consequence, the study area, including all areas that may potentially
be affected by the Project (both temporary and permanent) extends 250m
from the Project Boundary (based on the 2015 Project Boundary, which
covered a wider area than the current Project Boundary). Based on
professional judgment and previous experience of similar assessments, it
was considered that this study area was sufficient to be able to
understand the context of potentially affected land use and agriculture. As
the assessment is mainly focused on land take related impacts, 250m
from the Project Boundary was considered sufficient to capture all of the
main areas of land take (although some areas of mitigation land extend
outside of this boundary). This would allow a more focused approach than
the previously proposed 1km study area outlined in the Scoping Report.
The 250m study area applied to both the desk study and initial site visits
from publicly accessible land. The ALC surveys and farmer interviews are
focused on land within the Project Boundary.
6.4.3

For the purpose of reporting, the study area is divided into Local Authority
areas (sub-sections). Although the assessment reports effects on a subsection level, this is then combined and brought together in a summary
Project wide assessment.
Temporal scope

6.4.4

The assessment considers the effects of both the construction phase and
the operation phase of the Project.
Consultation

6.4.5

Details of the scoping process undertaken for this Draft ES are
summarised in Chapter 4 (EIA Methodology). The scoping responses
related to land use and agriculture are summarised in Table 6.1.
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Table 6.1 Scoping Responses
Consultee

NE

Comment

Addressed

Assess according to para 112 of
NPPF and recommend
considering soils in terms of
sustainable use of land and
ecosystem services in line with
para 109 NPPF. The ES should
cover:

The degree to which soils are
disturbed or harmed and whether
BMV land is involved is assessed
in the section on Effects.

1. Degree to which soils are to be
disturbed or harmed and whether
BMV agricultural land is involved.

ALC surveys are being
undertaken.

2. If required, undertake an ALC
and soil survey at a detailed level.

Details of how adverse impacts
on soil can be minimised are
provided in the section on
Mitigation.

3. The ES should provide details
of how adverse impact on soil can
be minimised.

EWR
Consortium

6.4.6

Would like to see 3a and 3b ALC
differentiated.

ALC surveys are being used to
differentiate between Sub-grades
3a and 3b. However due to the
extent of the Project and access
restrictions not all land could be
surveyed. For the purpose of
assessment all undifferentiated
Grade 3 land is assumed to be 3a
as worst case scenario.

NE responded to the Scoping Report, requesting that the assessment was
undertaken in accordance with the NPPF's paragraphs 109 and 112. In
particular, NE requested that the assessment should consider impacts on
soils, BMV agricultural land, be supported by an Agricultural Land
Classification (ALC) and soil survey (if required) and provide details of
how adverse impacts on soil can be minimised. In accordance with the
consultation response from NE, this assessment considered impacts on
soils, in particular BMV agricultural land, in the section on Effects. ALC
surveys have been undertaken of small areas to supplement the desk
study. Measures to minimise impacts on soils are provided in the
Mitigation section 6.7.

6.4.7

The EWR Consortium in its response to the Scoping Report requested
that agricultural land Sub-grades 3a and 3b are differentiated.
Differentiation of Sub-grade 3a and 3b would allow identification of BMV
agricultural land.
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6.4.8

Although in the tables in the Baseline section Grade 3 land is reported as
provided by the provisional land classification maps, for the purpose of the
assessment of

effects on land quality it is assumed that all

undifferentiated Grade 3 agricultural land is Sub-grade 3a and therefore
BMV agricultural land. This is reflected in the tables in the Effects section
6.6.
6.4.9

In addition the EWR Consortium were consulted with regard to the change
in extent of the study area as outlined above. The Consortium did not
have a concern with the reduced width of the study area (email dated 24th
October 2016).

6.4.10

In addition, the National Farmers' Union (NFU) and Country Land and
Business Association (CLA) were consulted on the scope and method for
assessing impacts on farm-based enterprises. No response has been
received to date.
Methods
Land use

6.4.11

The land use baseline study identified the physical character of the land
resource in the study area. The land use assessment considered
residential, community and commercial/employment land uses in terms of
local community and private assets. Agricultural land use is considered
separately as set out below.

6.4.12

A systematic review of the study area was undertaken in Autumn 2015
using 25 cm resolution aerial photography and large-scale OS MasterMap
data. Identified land uses were digitised using geographical information
systems (GIS) and categorised into the following land use categories:


Commercial;



Community;



Military;



Railway/Road;



Residential;



Utility;
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6.4.13



Water;



Woodland; and



Other.

Community land includes any area of public open space, allotments,
recreational and leisure facilities, places of worship, public/council
buildings including schools and health care facilities.

6.4.14

The 'other' category includes bare ground, disused land and land where
an established form of use was unclear or could not be determined even
after completion of the desk study and field walkover.

6.4.15

Following the desktop assessment, a drive and walk-over survey was
undertaken in Autumn 2015 using public highways and rights of way to
verify the land use classifications assigned through the desk study and
address any areas of uncertainty.

6.4.16

Following the baseline study, the assessment of the effects of the Project
on land use considered the impacts arising from:


Temporary and permanent land take;



Damage to property e.g. demolition of buildings, garages or damage to
gardens;



Severance of properties, facilities and land from other properties and
infrastructure;



Presence of construction activities and workers;



Change to amenity value;



Construction of roads/stopping up of roads; and



Other matters.

Agriculture
6.4.17

The agricultural baseline assessment covered two aspects; the land
resource's soils in terms of agricultural land quality and the types and
nature of agricultural enterprises.

6.4.18

The following sources were consulted, in Autumn 2015, to identify the
types and nature of agricultural land use in the study area:
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6.4.19



Agricultural census data44 - this provides information on the type and
nature of agricultural activities within 1km grid squares and was used
to set the context of agricultural activities in the study area;



Agri-environment scheme data45 46, - publicly available datasets on
Environmental Stewardship agri-environment schemes were overlain
on the study area to provide information on the portion of land within
such schemes. Environmental Stewardship schemes, which closed to
new applicants in 2014, had an uptake where coverage was in the
region of 70% of total Utilisable Agricultural Area (UAA) of England.
The information from the datasets was used to check that the
agricultural landscape was typical of this coverage. Agreements were
usually either Entry Level Stewardship or Entry Level plus Higher
Level Stewardship, the difference being that Higher Level Stewardship
is targeted at priority habitats, species, historic and landscape
features, and Entry Level Stewardship described as being broad and
shallow environmental management. In occasional situations
agreements were Higher Level Stewardship only; this was for sites
that were atypical, where it was not possible to meet the requirements
of Entry Level due to the specific nature of the habitat;



Urban-rural boundaries47 - where available, updated urban-rural
boundary datasets were obtained to identify areas where land had
recently been taken out of agricultural use; and



Aerial photography - 25 cm resolution aerial photography was used to
further distinguish between different agricultural uses.

This data gathering was enhanced by overlying farm title maps to identify
individual farm businesses affected by land take and severance issues.
The impact on individual holdings including farm viability is being
investigated through carrying out farmer interviews with affected farmers
after scoping out land titles that were below the Defra definition of
commercial holdings, which are holdings with substantial levels of farming
activity (more than 5ha of agricultural land) and where the desk study
identified effect would be of negligible magnitude.

6.4.20

Agricultural land quality is assessed on the classification system
developed by MAFF48. The ALC system classifies land into five grades

44

Defra, (2015). June 2014 Agricultural Survey Statistics. Retrieved from https://www.gov.uk/government/statistical-datasets/structure-of-the-agricultural-industry-in-england-and-the-uk-at-june. Open Government Licence (OGL).

45

Natural England, (2015). Environmental Stewardship Scheme Live Agreements External.Office for National Statistics (ONS),
OGL.

46

Natural England, (2015). EXTERNAL Country Side Stewardship (CSS) HOLDINGS LIVE. ONS, OGL.

47

The Office of the Deputy Prime Minister (ODPM), (2001). 2001 Urban Settlements. ONS, OGL.

48

MAFF, (1988). Agricultural Land Classification of England and Wales - Revised guidelines and criteria for grading the quality
of agricultural land.
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numbered 1 to 5; Grade 1 land being the highest quality and Grade 5 the
lowest quality land. Grade 3 is further divided into two Sub-grades (3a and
3b). BMV agricultural land falls into Grades 1, 2 and Sub-grade 3a and is
considered land which is most flexible, productive and efficient in
response to inputs and which can best deliver food and non-food crops for
future generations49.
6.4.21

A range of published datasets, as described below, were reviewed to
determine land quality along the Project and small areas were surveyed to
a detailed level to check the provisional and predictive grading.

6.4.22

The agricultural land quality of the study area was initially mapped using
the provisional land classification maps, which are available as a digital
1:250,000 scale map from NE. Such a scale does not allow detailed
grading for small parcels of land and does not provide the sub-division
into Sub-grades 3a and 3b. Where available post-1988 subdivision survey
digital data has also been used, which does differentiate between Subgrades 3a and 3b. The mapped provisional land classification and post1988 subdivision survey digital data (where available) are provided on
Figures 6.2a - h.

6.4.23

NE's ALC Strategic Map Information - "Likelihood of BMV Agricultural
Land Dataset" was also obtained, which contains NE's predictions of the
likelihood of BMV agricultural land (i.e. ALC Grades 1, 2 and 3a). The
maps are considered to be dynamic and subject to amendment as more
detailed surveys become available.

6.4.24

Further information was taken from a review of geology maps50, soils
maps51,52, and climatological data53.

6.4.25

ALC surveys were undertaken to supplement the desk study. The ALC
survey includes a study area-wide desk study of soils51 and climatic
information53, followed by targeted fieldwork to study soil and site

49

http://planningguidance.communities.gov.uk/blog/guidance/natural-environment/brownfield-land-soils-and-agricultural-land/

50

British Geological Society, (2016). Retrieved from https://www.bgs.ac.uk/

51

Soil Survey of England and Wales, (1983). Soils of Eastern England 1:250,000 scale.

52

Cranfield Soil and AgriFood Institute (CSAFI), (2017). Retrieved from http://www.landis.org.uk/services/soilsguide/index.cfm.

53

The Met Office, (1989). Climatological Data for Agricultural Land Classification.
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limitations at specific locations where potential adverse effects may occur.
Due to the size of the study area, and in order to ensure that surveys were
focused on the areas where a significant adverse impact was most likely
to occur, ALC surveys were prioritised for areas where there would be
permanent land take of higher grade agricultural land as identified by the
provisional mapping. Temporary land take of Grade 3 has not been
surveyed as it assumed that temporary land take of Grade 3 land would
be restored to its previous condition. As there may be more practical and
technical limitations to restore land back to Grade 2 level, temporary land
take of Grade 2 was also surveyed. The surveyed sites include:

6.4.26



New highways overbridge for realigned Catherine Road;



Marsh Gibbon new accommodation bridge and footpath diversion;



Moco Farm new accommodation bridge;



Lower Blackgrove Farm new overbridge; and



Two additional sites were surveyed which are now outside of the
Project Boundary (November 2016) used for the purposes of this
assessment.

Fieldwork was undertaken with a hand held 50 mm diameter "Dutch"
auger and/or spade to a depth of 1 m. In addition, soil pits were excavated
to determine subsoil characteristics which could not be identified from the
auger sample. The stone content of the topsoil (diameter >20 mm) was
determined by sieving representative samples of soil extracted to a depth
of 250 mm. The soils were tested with a 10% solution of hydrochloric acid
to determine if the soils were calcareous. Those with a strong audible or
visible fizz were classified as calcareous.

6.4.27

Following the baseline study, the assessment of the impact of the Project
on agriculture considered the following:


The quantity and quality of agricultural land that would be permanently
acquired;



The quantity and quality of agricultural land that would be affected
temporarily;



The loss of agricultural buildings, access and other farm infrastructure;



The impact of land loss and severance on farm businesses;
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Construction effects (e.g. disruption, nuisance or temporary effects on
drainage and soils); and



The impact of the Project on farm viability.

Assessing Significance of Effect
6.4.28

The assessment considers the predicted physical impacts on the different
land use categories, agricultural land quality and farm holdings. This
includes assessing the temporary land taken during the construction
phase, the area of land severed, the area to be restored to agriculture or
other land use and the resulting residual permanent land loss to each
farm holding or other land use. The significance of effect is then
determined based on the magnitude of the impact and the sensitivity of
the affected receptor as set out in the significance criteria below.
Land use: sensitivity and magnitude

6.4.29

The identified land uses have been assigned a sensitivity value based on
Table 6.2 below.
Table 6.2 Criteria for Sensitivity of Land Use Receptors
Sensitivity

Land Uses

High

Residential, Community

Medium

Commercial, Military, Utility

Low

Water, Woodland*

Negligible

Railway/Road

*Water and woodland managed as a commercial or community resource were assigned the higher sensitivity level of that particular land
use category.

6.4.30

The magnitude of impact on land use depends on the number of
properties affected, the area of land take and the potential impact on the
viability and/or quality of the resource. The criteria applied to assess the
magnitude of impacts on land uses is summarised in Table 6.3.
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Table 6.3 Criteria for Magnitude of Land Use Impacts
Magnitude
of impact

Criteria

High

Change affecting quantity of resource and/or quality and integrity of
resource; marked change to key characteristics, features or elements.

Medium

Change affecting quantity of resource, but not adversely or beneficially
affecting the integrity; partial change to key characteristics, features or
elements.

Low

Some measurable change in attributes, quality or vulnerability; minor
change in quantity of, or alteration to, one (maybe more) key
characteristics, features or elements.

Negligible

Very minor change in quantity or alteration to one or more
characteristics, features or elements.

No change

No change in quantity or alteration to any characteristics, features or
elements.

Agricultural land quality: sensitivity and magnitude
6.4.31

The BMV agricultural land (Grades 1, 2, and 3a on the ALC system) is
considered to be a finite national resource and is given special
consideration in national policy and guidance. The actual sensitivity
category assigned will vary between different areas of the country
depending on how common it is to find BMV land there (i.e. loss of BMV
land is in decision-making terms usually regarded as less significant if
there are large areas of similar grade land available locally than it would
be if BMV was a scarce resource locally). This study area contains a high
portion of Grade 3 agricultural land (Figures 6.2a – h) therefore, for the
purposes of this assessment, Grade 1 and 2 land are considered to have
high sensitivity and Sub-Grade 3a land medium sensitivity. Grades 3b, 4
and 5 are considered to have low sensitivity as shown in Table 6.4 below.
Table 6.4 Criteria for Sensitivity of Agricultural Land and Soil Receptors
Sensitivity

Grade of Land Affected

High

Grades 1, 2 (BMV)

Medium

Sub-grade 3a (BMV)

Low

Sub-grade 3b, Grades 4, 5
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6.4.32

Sensitivity

Grade of Land Affected

Negligible

Non-agricultural and urban land

The magnitude of impact on agricultural land depends on the amount of
agricultural land to be lost due to the Project. The NE consultation
threshold for the loss of the BMV agricultural land is 20 ha. Any projectwide loss below this level is considered negligible. Above this threshold,
the boundaries reflect the farm size groupings used by Defra in its annual
“Agriculture in the United Kingdom” report54. Losses of 100ha and over
would be equivalent to the size of a large farm and so would be
considered of high magnitude. Medium and low thresholds are set at 50100ha and 20-50ha respectively reflecting the Defra groupings. To
account for the magnitude of a loss of soil resource, land graded as 3b, 4
and 5 is also considered. These are shown in Table 6.5.
Table 6.5 Criteria for Magnitude of Impact on Agricultural Land Quality and Soil
Resources (Project wide)
Magnitude
of impact

Area of Effect (Best and
Most Versatile Land)

Area of Effect (Lower
Quality Agricultural
Land)

High

≥ 100 ha

n/a

Medium

50 – < 100ha

≥ 250 ha

Low

20 – < 50 ha

50 – < 250 ha

Negligible

< 20 ha

< 50 ha

No change

0 ha

0 ha

Farm holdings: sensitivity and magnitude
6.4.33

The Scoping Report proposed that all local farm business would be
considered to be of ‘medium’ sensitivity in terms of national interest.
However, the sensitivity of an individual farm holding to change depends
on a number of factors such as size and nature of the holding. Therefore
the sensitivity of farm holding has been broken down into high, medium
and low. The criteria used to define farm sensitivity are provided in Table
6.6.

54

Defra (2014), ‘Agriculture In the United Kingdom 2013’, Defra.
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Table 6.6 Criteria for Sensitivity of Farm Holdings
Sensitivity

Farm Characteristics
Small farm size < 50 ha;

High

Dependent relationship with key infrastructure; or
Long-term Agricultural Holdings Act tenant.
Average farm size > 50ha < 100 ha;

Medium

Some flexibility over operations;
Mixed business farming some owned land and some medium;
or short-term rented land.
Large farm size > 100 ha;

Low

Large degree of flexibility; or
Short-term tenancy/licence or owner-occupied.

6.4.34

The methodology for determining the significance of effect on farm
businesses has been improved from that described in the Scoping Report
by reducing the subjectivity of the assessment and providing a more
transparent and efficient method of assessing magnitude. This change
was based upon application of professional judgment.

6.4.35

The criteria for the assessment of the magnitude of impacts proposed in
the Scoping Report were based on assessing the impact on the viability
and income of individual farm businesses. The magnitude criteria have
been amended to consider the main impacts of land take, severance,
infrastructure and nuisance on farm businesses.

6.4.36

The land title information identified in excess of 600 individual land titles
that would be directly affected by the Project with many of these titles of
less than 1ha in area. Where an individual farm business was made up of
multiple titles, it was not always possible to relate this to a business entity
and hence the interview targeting was made primarily based on the land
title information.

6.4.37

Defra has identified minimum thresholds to define commercial holdings.
Commercial holdings are those with substantial levels of farming activity.
These levels are classified as any holding with more than 5ha of
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agricultural land, 1ha of orchards, 0.5ha of vegetables or 0.1ha of
protected crops.
6.4.38

The desktop survey of land use indicated that there were no commercial
orchards or holdings growing vegetables or protected crops and therefore
these categories were excluded from the assessment. Holdings where the
significance of effects could only be negligible were excluded from further
analysis by identifying all titles over 5ha subject to land take where the
impact magnitude was low, medium or high (excluding impacts of
negligible magnitude i.e. land take of less than 5% and no impact on
infrastructure, severance or nuisance). Land titles belonging to nonagricultural enterprises such as property developers were also excluded.
This sifting reduced the number of holdings for detailed consideration to
19.

6.4.39

Face-to-face farmer interviews were then requested in autumn 2016 with
these remaining land title holders, to assess the factors that contribute to
the magnitude of impact including holding viability, and also to establish
the sensitivity of the holdings to change. The farmer interviews were also
used to inform mitigation and the Project design. To date nine farmers
have been interviewed. Two farmers declined the interview and four did
not respond to interview requests. Following change to the Project
Boundary (2015 version to November 2016) some of the original identified
land titles are now below the threshold for interview as described above
while new land titles above the threshold have been identified. The results
of the farm interviews will be reported in the final ES.

6.4.40

The methodology of assessment was refined to break down the
magnitude of an impact on a farm holding by considering the main
impacts of land take, severance, infrastructure and nuisance through the
initial desktop assessment as shown in Table 6.7.
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Table 6.7 Criteria for Magnitude of Impact on Agricultural Farm Holdings
Magnitude
of impact

Land take

Severance

Infrastructure

Nuisance

High

> 20% of all
land farmed

No access
available to
severed land

Direct loss of
farm dwelling,
building or
structure

Nuisance
discontinues
land use or
enterprise

Medium

10 - 20% of all
land farmed

Access
available to
severed land
via the public
highway

Loss of or
damage to
infrastructure
affecting land
use

Nuisance
necessitates
change to
scale or nature
of land use or
enterprise

Low

5 - 9% of all
land farmed

Access
available to
severed land
via private way

Infrastructure
loss/damage
does not affect
land use

Nuisance does
not affect land
use or
enterprise

Negligible

< 5% of all land
farmed

No new
severance

No impact on
farm
infrastructure

No nuisance
on land use or
enterprise

Significance of effect
The significance level attributed to each effect is based on the magnitude
of impact due to the Project, and the sensitivity of the affected receptor, as
shown in Table 6.8. It is considered that all effects assessed as being of
moderate significance and above are significant in EIA terms.
Table 6.8 Criteria for Significance of Effects

IMPACT
MAGNITUDE

6.4.41

RECEPTOR SENSITIVITY
High
Medium

Low

Negligible*

High

Major

Major

Moderate

Negligible

Medium

Major

Moderate

Minor

Negligible

Low

Moderate

Minor

Minor

Negligible

Negligible

Negligible

Negligible

Negligible

Negligible

* Negligible receptor sensitivity applies to ALC and land use receptors not farm holdings.
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6.5

Baseline

6.5.1

This section considers the existing land use and agricultural resource
within each sub-section in the study area. Existing land use within the
study area is shown on Figures 6.1a – h:

6.5.2



Figure 6.1a relates to the Cherwell District Council sub-section;



Figure 6.1b relates to the Aylesbury Vale: Claydon/Quainton subsection;



Figure 6.1c relates to the Aylesbury Vale: Winslow/Swanbourne subsection;



Figure 6.1d relates to the Aylesbury Vale: Aylesbury sub-section;



Figure 6.1e relates to the Milton Keynes Council sub-section;



Figure 6.1f relates to the Central Bedfordshire Council sub-section;



Figure 6.1g relates to the Bedford Borough Council sub-section; and



Figure 6.1h relates to the Wycombe District Council sub-section.

Figures 6.2a - h present the agricultural land quality within the study area
based on the provisional land classification maps and post-1988
subdivision survey digital data (where available):


Figure 6.2a relates to the Cherwell District Council sub-section;



Figure 6.2b relates to the Aylesbury Vale: Claydon/Quainton subsection;



Figure 6.2c relates to the Aylesbury Vale: Winslow/Swanbourne subsection;



Figure 6.2d relates to the Aylesbury Vale: Aylesbury sub-section;



Figure 6.2e relates to the Milton Keynes Council sub-section;



Figure 6.2f relates to the Central Bedfordshire Council sub-section;



Figure 6.2g relates to the Bedford Borough Council sub-section; and



Figure 6.2h relates to the Wycombe District Council sub-section.

Cherwell District Council Sub-Section
Land Use
6.5.3

The western extent of the Project is located in the urban area of Bicester.
The land use within this area consists mainly of commercial and
residential land with some community land use in the form of recreation
grounds and a park. Some agricultural land and woodland is located to
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the south. East of Bicester, the land use within the Cherwell District
Council Sub-section study area is mainly agricultural apart from residential
and community land use at Launton and community land use, in the form
of allotment gardens, south of the A4421 roundabout. A breakdown of the
mapped land use within the Cherwell District Council Sub-section study
area is provided in Table 6.9.
Table 6.9 Mapped Land Use within the Cherwell District Council Sub-section Study
Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

182.11

40.87

Agriculture - Farm Infrastructure

3.49

0.78

Agriculture - Farm Track/Verge

1.26

0.28

Agriculture – Grass

101.92

22.88

Agriculture - Grass: Equestrian

12.80

2.87

Agriculture - Non-productive Margins

7.43

1.67

Agriculture – Nursery

0.38

0.09

Commercial

45.00

10.10

Community

8.09

1.82

Railway/Road

33.99

7.63

Residential

21.27

4.77

Utility

1.31

0.29

Water

3.19

0.72

Woodland

23.23

5.21

Other

0.08

0.02

Total

445.54

100.00

Agriculture
6.5.4

The agricultural land use within the Cherwell District Council Sub-section
study area is mainly arable and grassland, with some equestrian use.
Some of the farm businesses appear to have diversified by providing
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space for commercial units. The aerial photography revealed few
farmsteads, suggesting larger farm sizes.
6.5.5

Agricultural census data suggest that livestock farm businesses within the
Cherwell District Council Sub-section study area may include beef and
dairy cattle and sheep.

6.5.6

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 26.52ha of land within the Cherwell District
Council Sub-section study area is within Entry Level plus Higher Level
Stewardship schemes and 117.46ha are within Entry Level Stewardship
schemes. This represents approximately 51% of agricultural land use
(arable and grass) within the Cherwell District Council Sub-section study
area which is less than the typical coverage of 70% in England.

6.5.7

Based on the provisional land classification maps and the post-1988
subdivision survey digital data, the majority of agricultural land within the
Cherwell District Council Sub-section study area is classed as Grade 4
agricultural land, as shown in Table 6.10.
Table 6.10 ALC Breakdown within the Cherwell District Council Sub-section Study
Area
ALC Grade

Area (ha)

Percentage (%)

Grade 3

22.15

4.97

Grade 3b

10.90

2.45

Grade 4

404.67

90.83

Not Surveyed

4.58

1.03

Urban

3.21

0.72

Total

445.51

100.00

Aylesbury Vale: Claydon/Quainton Sub-Section
Land Use
6.5.8

The majority of the land use within the Aylesbury Vale: Claydon/Quainton
Sub-section study area is agricultural. The main residential land use is
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located where the Aylesbury Vale: Claydon/Quainton Sub-section study
area includes the southern tip of Steeple Claydon, northern tip of Chardon
and eastern part of Calvert. There are also scattered residential properties
and smaller hamlets such as Verney Junction within the Aylesbury Vale:
Claydon/Quainton Sub-section study area. Most of the community uses
includes green spaces associated with the residential areas such as the
recreation grounds in Charndon and Calvert and allotments south of
Steeple Claydon. The Aylesbury Vale: Claydon/Quainton Sub-section
study area also includes the Buckinghamshire Railway Centre, a working
Steam Museum. The largest commercial area comprises the Greatmoor
Energy from Waste Plant, south of Calvert. There are also a number of
smaller commercial areas such as the Verney Junction Business Park.
6.5.9

A breakdown of the mapped land use within the Aylesbury Vale:
Claydon/Quainton Sub-section study area is provided in Table 6.11.
Table 6.11 Mapped Land Use within the Aylesbury Vale: Claydon/Quainton Subsection Study Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

777.28

46.77

Agriculture - Farm Infrastructure

15.48

0.93

Agriculture - Farm Track/Verge

6.11

0.37

Agriculture – Grass

493.09

29.67

Agriculture - Grass: Equestrian

36.27

2.18

Agriculture - Non-productive Margins

5.13

0.31

Commercial

54.53

3.28

Community

6.68

0.40

Railway/Road

64.18

3.86

Residential

21.73

1.31

Utility

6.71

0.40

Water

33.26

2.00

Woodland

138.94

8.36
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Mapped Land Use

Area (ha)

Percentage (%)

Other

2.66

0.16

Total

1,662.05

100.00

Agriculture
6.5.10

The agriculture land within the Aylesbury Vale: Claydon/Quainton Subsection study area consists of mainly arable and grassland. The
agricultural census data shows that within the Aylesbury Vale:
Claydon/Quainton Sub-section study area, livestock businesses include
beef cattle, dairy cattle and sheep farming. There was little evidence of
cattle grazing livestock during the field survey but sheep were present in
grassland areas.

6.5.11

The aerial photography identified few obvious farmsteads, indicating large
farm sizes. Equestrian use was evident from the desktop survey, the
aerial photography and the field survey.

6.5.12

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 462.52ha of land within the Aylesbury Vale:
Claydon/Quainton Sub-section study area is within Entry Level plus
Higher Level Stewardship schemes and 364.27ha are within Entry Level
Stewardship schemes. This represents approximately 65% of agricultural
land use (arable and grass) within the Aylesbury Vale: Claydon/Quainton
Sub-section study area which is less than the typical coverage of 70% in
England.

6.5.13

Based on the provisional land classification maps the majority of
agricultural land within the Aylesbury Vale: Claydon/Quainton Sub-section
study area is classed as Grade 3, which has not been sub-divided, and 4
agricultural land, as shown in Table 6.12. Based on the post-1988
subdivision survey digital data, only a very small amount of Grade 3 land
has been sub-divided.
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Table 6.12 ALC Breakdown within the Aylesbury Vale: Claydon/Quainton Subsection Study Area
ALC Grade

Area (ha)

Percentage (%)

Grade 3

652.64

39.27

Grade 3a

0.03

0.00

Grade 3b

3.19

0.19

Grade 4

875.29

52.66

Non-agricultural

130.89

7.67

Total

1,662.05

100.00

Aylesbury Vale: Winslow/Swanbourne Sub-Section
Land Use
6.5.14

The

majority

of

the

land

use

within

the

Aylesbury

Vale:

Winslow/Swanbourne Sub-section study area is agricultural. The main
area

of

residential

land

use

is

where

the

Aylesbury

Vale:

Winslow/Swanbourne Sub-section study area encompasses the northern
part of Winslow, although isolated residential properties are also scattered
throughout the Aylesbury Vale: Winslow/Swanbourne Sub-section study
area. Community use mainly consists of recreation grounds/sports pitches
of schools in Winslow, recreation grounds at Newton Longville and the
Newton Longville Football Club grounds. Allotments are located south of
Redfield and a library and community centre and two schools are located
in Winslow within the Aylesbury Vale: Winslow/Swanbourne Sub-section
study area.
6.5.15

Commercial land use is located within Winslow and small areas scattered
around the Aylesbury Vale: Winslow/Swanbourne Sub-section study area.
Bletchley landfill site is located at the eastern extent of the Sub-section
study area.

6.5.16

A breakdown of the mapped land use within the Aylesbury Vale:
Winslow/Swanbourne Sub-section study area is provided in Table 6.13.
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Table 6.13 Mapped Land Use within the Aylesbury Vale: Winslow/Swanbourne
Sub-section Study Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

244.60

35.70

Agriculture - Farm Infrastructure

6.72

0.98

Agriculture - Farm Track/Verge

2.90

0.42

Agriculture – Grass

261.41

38.16

Agriculture - Grass: Equestrian

6.60

0.96

Agriculture - Non-productive Margins

2.34

0.34

Agriculture – Nursery

2.50

0.37

Commercial

13.74

2.00

Community

13.26

1.93

Railway/Road

32.67

4.77

Residential

22.79

3.33

Utility

2.00

0.29

Water

3.98

0.58

Woodland

67.88

9.91

Other

1.68

0.25

Total

685.07

100.00

Agriculture
6.5.17

The agriculture land within the Aylesbury Vale: Winslow/Swanbourne Subsection study area consists of mixed farming with arable and grassland.
The Agricultural Census data suggests that livestock includes beef cattle,
dairy cattle and sheep. Cattle and sheep grazing and equestrian land use
were all in evidence from the field survey.

6.5.18

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 37.37ha of land within the Aylesbury Vale:
Winslow/Swanbourne Sub-section study area are within Entry Level plus

Volume 2 Chapter 6 Page 29

The Network Rail (East West Rail Western Section Phase 2) Order
Draft Environmental Statement

Higher Level Stewardship schemes and 179.59ha are within Entry Level
Stewardship schemes. This represents approximately 43% of agricultural
land

use

(arable

and

grass)

within

the

Aylesbury

Vale:

Winslow/Swanbourne Sub-section study area which is less than the
typical coverage of 70% in England.
6.5.19

Based on the provisional land classification maps and the post-1988
subdivision survey digital data, the Aylesbury Vale: Winslow/Swanbourne
Sub-section study area includes 41.94ha of Grade 2 and 19.31ha of Subgrade 3a land, which is classed as ‘BMV’ land. The post-1988 subdivision
survey digital data, which does sub-divide Grade 3 land, only covers a
small area. The provisional land classification maps class the majority of
agricultural land within the Sub-section study area as Grade 3 agricultural
land, which has not been sub-divided into Sub-grade 3a and 3b. The area
of land within each ALC grade is shown in Table 6.14.
Table 6.14 ALC Breakdown within the Aylesbury Vale: Winslow/Swanbourne Subsection Study Area
ALC Grade

Area (ha)

Percentage (%)

Grade 2

42.89

6.26

Grade 3

468.49

68.39

Sub-grade 3a

19.33

2.82

Sub-grade 3b

64.67

9.44

Grade 4

76.77

11.21

Not Surveyed

1.96

0.29

Other

10.88

1.59

Urban

0.07

0.01

Total

685.07

100.00

Aylesbury Vale: Aylesbury Sub-Section
Land Use
6.5.20

At the northern extent of the Aylesbury Vale: Aylesbury Sub-section study
area, the main land use is agricultural. Towards the south of the Aylesbury
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Vale: Aylesbury Sub-section study area the route passes through the
urban area of Aylesbury and the main land use is residential, commercial
and community and a small area of military use. Smaller residential areas
are located at Waddesdon and north of Aylesbury at Berryfields. Further
development is taking place at Berryfields and has been classed as ‘other’
in the land use mapping. Community land use includes schools, a college
and recreation grounds and public green spaces.
6.5.21

Commercial areas within the Aylesbury Vale: Aylesbury Sub-section study
area include business parks, industrial and trade estates within Aylesbury
and Hunters Farm Industrial Estate to the north of Aylesbury.

6.5.22

A breakdown of the mapped land use within the Aylesbury Vale:
Aylesbury Sub-section study area is provided in Table 6.15.
Table 6.15 Mapped Land Use within the Aylesbury Vale: Aylesbury Sub-section
Study Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

345.05

37.05

Agriculture - Farm Infrastructure

6.87

0.74

Agriculture - Farm Track/Verge

2.33

0.25

Agriculture – Grass

160.78

17.26

Agriculture - Grass: Equestrian

8.14

0.87

Agriculture - Non-productive Margins

4.87

0.52

Commercial

71.38

7.66

Community

45.62

4.90

Military

0.89

0.10

Railway/Road

102.29

10.98

Residential

121.38

13.03

Utility

10.18

1.09

Water

6.64

0.71

Woodland

14.91

1.60
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Mapped Land Use

Area (ha)

Percentage (%)

Other

30.05

3.23

Total

931.39

100.00

Agriculture
6.5.23

Agriculture within the Aylesbury Vale: Aylesbury Sub-section study area is
dominated by arable with grassland occupying half that of the arable area.
Livestock recorded in the agricultural census includes beef cattle, sheep
and dairy cattle. Aerial photography revealed one likely dairy farm within
the Aylesbury Vale: Aylesbury Sub-section study area.

6.5.24

The desk study and initial walkover survey found that some farm
businesses have diversified and that there is also equestrian land use.

6.5.25

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 1.83ha of land within the Aylesbury Vale:
Aylesbury Sub-section study area are within Higher Level Stewardship
schemes (an unusual situation where there is no Entry Level, used for
atypical situations or specific priority habitats), 107.47ha within Entry
Level plus Higher Level Stewardship schemes and 47.89ha within Entry
Level Stewardship schemes. This represents approximately 31% of
agricultural land use (arable and grass) within the Aylesbury Vale:
Aylesbury Sub-section study area which is much less than the typical
coverage of 70% in England.

6.5.26

Based on the provisional land classification maps the majority of
agricultural land within the Aylesbury Vale: Aylesbury Sub-section study
area is classed as Grade 3 agricultural land, which has not been subdivided into Sub-grade 3a and 3b. A large portion is also Grade 4
agricultural land. Based on the post-1988 subdivision survey digital data,
a small amount of Grade 3 land has been sub-divided. The area of land
within each ALC grade is shown in Table 6.16.
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Table 6.16 ALC Breakdown within the Aylesbury Vale: Aylesbury Sub-section
Study Area
ALC Grade

Area (ha)

Percentage (%)

Grade 3

394.91

42.40

Sub-grade 3a

1.18

0.13

Sub-grade 3b

96.75

10.39

Grade 4

174.07

18.69

Other

4.18

0.45

Urban

260.30

27.95

Total

931.39

100.00

Milton Keynes Council Sub-Section
Land Use
6.5.27

The majority of this Milton Keynes Council Sub-section study area is
located within the town of Milton Keynes and therefore land use is mainly
residential, commercial, community and road/rail. There is also a small
military area. Small areas of agricultural land are located towards the
southern end of the Milton Keynes Council Sub-section study area,
outside of the urban land.

6.5.28

There are a number of community uses within the Milton Keynes Council
Sub-section study area including a museum, schools, a college, parks,
leisure centres, recreation/sports grounds, playgrounds, the National Bowl
entertainment venue and allotments. There is also a variety of commercial
land use within the Milton Keynes Council Sub-section study area
including industrial estates, retail, offices, eating establishments and a
sporting club.

6.5.29

A breakdown of the mapped land use within the Milton Keynes Council
Sub-section study area is provided in Table 6.17.
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Table 6.17 Mapped Land Use within the Milton Keynes Council Sub-section Study
Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

106.07

8.91

Agriculture - Farm Infrastructure

1.29

0.11

Agriculture - Farm Track/Verge

0.76

0.06

Agriculture – Grass

55.27

4.64

Agriculture - Grass: Equestrian

28.87

2.43

Agriculture - Non-productive Margins

0.60

0.05

Agriculture – Nursery

0.57

0.05

Commercial

262.86

22.08

Community

148.27

12.46

Military

0.62

0.05

Railway/Road

251.21

21.10

Residential

173.68

14.59

Utility

2.53

0.21

Water

22.32

1.88

Woodland

118.83

9.98

Other

16.64

1.40

Total

1,190.39

100.00

Agriculture
6.5.30

The land use within this Milton Keynes Council Sub-section study area is
predominately non-agricultural. The agricultural census data includes
livestock numbers but there was no evidence of grazing livestock during
the field survey.

6.5.31

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 43.59ha of land within the Milton Keynes
Council Sub-section study area are within Entry Level plus Higher Level
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Stewardship schemes and 44.97ha within Entry Level Stewardship
schemes. This represents approximately 55% of agricultural land use
(arable and grass) within the Milton Keynes Council Sub-section study
area which is less than the typical coverage of 70% in England.
6.5.32

The provisional land classification maps suggest that the majority of
agricultural land within the Milton Keynes Council Sub-section study area
is Grade 3 agricultural land but there is a small proportion of Grade 2
agricultural land (73.52 ha), which is classed as ‘BMV’ land. Based on the
post-1988 subdivision survey digital data, there is also a small area of
Sub-grade 3a land (67.73 ha), which is also classed as ‘BMV’ land. The
provisional land classification maps predate a lot of the development
within Milton Keynes and since the ALC mapping was undertaken there
has been a growth of urban land, which is now considerably more than
suggested by the ALC data in Table 6.18.
Table 6.18 ALC Breakdown within the Milton Keynes Council Sub-section Study
Area
ALC Grade

Area (ha)

Percentage (%)

Grade 2

73.52

6.18

Grade 3

590.72

49.62

Sub-grade 3a

67.73

5.69

Sub-grade 3b

46.19

3.88

Grade 4

75.19

6.32

Non-agricultural

9.22

0.77

Other

13.61

1.14

Urban

314.15

26.39

Total

1,190.39

100.00

Central Bedfordshire Council Sub-Section
Land Use
6.5.33

The main areas of residential land use within the Central Bedfordshire
Council Sub-section study area are located to the east of Woburn Sands
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and at Lidlington, with smaller areas near Marston Crossing and near
Millbrook Station. Community uses include schools at Woburn Sands and
Lidlington, a golf course, green space, recreation grounds, allotments as
well as the Marston Vale Millennium Country Park.
6.5.34

There is also a large area of commercial use in the Central Bedfordshire
Council Sub-section study area including an industrial/business estate, a
large vehicle proving ground and Brogborough Pit and Lagoon which is
used by the Ampthill Angling Club. The Central Bedfordshire Council Subsection study area also includes restored gravel pits and uncultivated land
which has been classed as ‘other’ land.

6.5.35

A breakdown of the mapped land use within the Central Bedfordshire
Council Sub-section study area is provided in Table 6.19.
Table 6.19 Mapped Land Use within the Central Bedfordshire Council Sub-section
Study Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

211.98

31.68

Agriculture - Farm Infrastructure

3.10

0.46

Agriculture - Farm Track/Verge

0.99

0.15

Agriculture – Grass

67.38

10.07

Agriculture - Grass: Equestrian

23.00

3.44

Agriculture – Horticulture

1.33

0.20

Agriculture - Non-productive Margins

7.50

1.12

Commercial

78.20

11.69

Community

34.06

5.09

Military

0.00

0.00

Railway/Road

66.67

9.96

Residential

37.45

5.60

Utility

0.07

0.01

Water

33.65

5.03
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Mapped Land Use

Area (ha)

Percentage (%)

Woodland

56.15

8.39

Other

47.55

7.11

Total

669.07

100.00

Agriculture
6.5.36

Agriculture within the Central Bedfordshire Council Sub-section study area
is predominately arable with little grassland. There was however evidence
of grazing cattle seen during the field survey. The survey also identified
areas of rough grassland and uncultivated land that did not appear to be
agricultural.

6.5.37

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 60.72ha of land within the Central
Bedfordshire Council Sub-section study area are within Entry Level plus
Higher Level Stewardship schemes and 90.91ha within Entry Level
Stewardship schemes. This represents approximately 54% of agricultural
land use (arable and grass) within the Central Bedfordshire Council Subsection study area which is less than the typical coverage of 70% in
England.

6.5.38

The provisional land classification maps and post-1988 subdivision survey
digital data suggest that a large part of the land within the Sub-section
study area is non-agricultural. Of the agricultural land the majority of land
within the Central Bedfordshire Council Sub-section study area is Grade 3
agricultural land, which has not been sub-divided. Based on the post-1988
subdivision survey digital data, a small amount of Grade 3 land has been
sub-divided. The area of land within each ALC grade is shown in Table
6.20.
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Table 6.20 ALC Breakdown within the Central Bedfordshire Council Sub-section
Study Area
ALC Grade

Area (ha)

Percentage %

Grade 2

6.60

0.99

Grade 3

241.88

36.15

Sub-grade 3a

10.42

1.56

Sub-grade 3b

58.50

8.74

Grade 4

100.52

15.02

Non-agricultural

200.41

29.95

Other

38.20

5.71

Urban

12.55

1.88

Total

669.07

100.00

Bedford Borough Council Sub-Section
Land Use
6.5.39

The northern part of the Bedford Borough Council Sub-section study area
encompasses Bedford and the main land use is residential, commercial
and community. In the southern part of the Bedford Borough Council Subsection study area the land use is mainly commercial and agricultural.
Community land use within the Bedford Borough Council Sub-section
study area includes a hospital, church, schools, college, county hall, green
space, play areas and recreation grounds. Commercial use includes
industrial estates, retail parks, businesses, shops and a brewery. A
number of areas have also been classed as other, including conservation
areas, with and without public access.

6.5.40

A breakdown of the mapped land use within the Bedford Borough Council
Sub-section study area is provided in Table 6.21.
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Table 6.21 Mapped Land Use within the Bedford Borough Council Sub-section
Study Area
Mapped Land Use

Area (ha)

Percentage 9%)

Agriculture – Arable

109.20

19.03

Agriculture - Farm Infrastructure

0.90

0.16

Agriculture - Farm Track/Verge

0.25

0.04

Agriculture – Grass

2.39

0.42

Agriculture - Non-productive Margins

0.68

0.12

Commercial

134.19

23.38

Community

49.80

8.68

Railway/Road

109.91

19.15

Residential

82.21

14.33

Utility

0.37

0.06

Water

21.39

3.73

Woodland

18.16

3.16

Other

44.41

7.74

Total

573.85

100.00

Agriculture
6.5.41

The Bedford Borough Council Sub-section study area has limited
agricultural land use as the Sub-section study area is largely urban.
Where agricultural land is present, it is predominately arable, in large
fields with smaller grassland fields. The agricultural census data shows
that the dominant livestock is sheep.

6.5.42

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 57.82ha are within Entry Level Stewardship
schemes. This represents approximately 52% of agricultural land use
(arable and grass) within the Bedford Borough Council Sub-section study
area which is less than the typical coverage of 70% in England.
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6.5.43

Based on the provisional land classification maps most of the land is
either urban or non-agricultural. Of the agricultural land present, the
majority is Grade 3, which has not been sub-divided. Based on the post1988 subdivision survey digital data, a small amount of Grade 3 land has
been sub-divided and there a small area of Sub-grade 3a land (29.25 ha),
which is classed as ‘BMV’ land. The area of land within each ALC grade is
shown in Table 6.22.
Table 6.22 ALC Breakdown within the Bedford Borough Council Sub-section Study
Area
ALC Grade

Area (ha)

Percentage (%)

Grade 2

4.11

0.72

Grade 3

141.97

24.74

Sub-grade 3a

29.25

5.10

Sub-grade 3b

14.57

2.54

Non-agricultural

159.81

27.85

Other

5.53

0.96

Urban

218.42

38.06

Total

573.85

100.00

Wycombe District Council Sub-Section
Land Use
6.5.44

The northern part of the Wycombe District Council Sub-section study area
consists of mainly agricultural land while more residential areas are
located towards the southern part of the Wycombe District Council Subsection study area at Princes Risborough. Smaller residential areas are
located at Little Kimble, Smoky Row and Askett. Community facilities
include cricket, football and recreation grounds, health, community and
leisure centres, a school in Princes Risborough and green spaces in Little
Kimble and Smoky Row. Most of the commercial areas are located within
Princes Risborough, including industrial buildings, offices and superstore.
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6.5.45

A breakdown of the mapped land use within the Wycombe District Council
Sub-section study area is provided in Table 6.23.
Table 6.23 Mapped Land Use within the Wycombe District Council Sub-section
Study Area
Mapped Land Use

Area (ha)

Percentage (%)

Agriculture – Arable

115.92

20.97

Agriculture - Farm Infrastructure

3.52

0.64

Agriculture - Farm Track/Verge

1.99

0.36

Agriculture – Grass

160.83

29.09

Agriculture - Grass: Equestrian

70.92

12.83

Agriculture - Non-productive Margins

1.29

0.23

Commercial

23.36

4.23

Community

19.89

3.60

Railway/Road

46.51

8.41

Residential

99.16

17.94

Utility

0.08

0.01

Water

2.61

0.47

Woodland

5.67

1.03

Other

1.03

0.19

Total

552.78

100.00

Agriculture
6.5.46

Mixed farming appears to be the dominant farming type within this
Wycombe District Council Sub-section study area, with the arable fields
being large and the grassland fields much smaller. Much of the grassland
is in equestrian use.

6.5.47

The agricultural census data suggests that cattle are the dominant
livestock type within the Wycombe District Council Sub-section study
area.
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6.5.48

Review of publicly available datasets on agri-environment agreements
(Environmental Stewardship - Entry Level and Higher Level Stewardship)
indicated that approximately 1.18ha of land within the Wycombe District
Council Sub-section study area is within Entry Level plus Higher Level
Stewardship schemes and 87.04ha within Entry Level Stewardship
schemes. This represents approximately 32% of agricultural land use
(arable and grass) within the Wycombe District Council Sub-section study
area which is much less than the typical coverage of 70% in England.

6.5.49

The provisional land classification maps and post-1988 subdivision survey
digital data record approximately 158ha of Grade 2 and 7.55ha of Subgrade 3a within the Wycombe District Council Sub-section study area,
constituting ‘BMV’ land. The majority of the remaining land is classed as
Grade 4. The area of land within each ALC grade is shown in Table 6.24.
Table 6.24 ALC Breakdown within the Wycombe District Council Sub-section
Study Area
ALC Grade

Area (ha)

Percentage (%)

Grade 2

158.03

28.59

Grade 3

95.84

17.34

Sub-grade 3a

7.55

1.37

Sub-grade 3b

21.15

3.83

Grade 4

162.64

29.42

Not Surveyed

0.14

0.03

Other

35.48

6.42

Urban

71.95

13.02

Total

552.78

100.00

6.6

Effects

6.6.1

The Project would result in both permanent and temporary land take.
Temporary land take would occur during the construction phase, and
consist of land required for construction compounds, storage and
construction access. This would be a short-term temporary impact.
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Permanent land take would consist of land permanently taken up by the
Project.
6.6.2

An assessment of effects on land use, including review of amount of
temporary and permanent land take of each land use, was carried out and
is provided in Appendix 6.1. This section summarises the likely significant
land use effects identified within that assessment. The assessment
identified land uses that are likely to experience amenity impacts however
these effects are assessed in greater detail in Chapters 8 (Air Quality), 10
(Noise and Vibration), 12 (Landscape and Visual Impact) and 14 (Traffic
and Transport), as well as in Chapter 15 (Cumulative Effects).

6.6.3

In some cases the impacts assessed within this chapter will interact with
other areas. For example, a farmer is in many cases also a local resident
and issues relating to land take or severance may have an effect on both
the farm business and the amenity of the residence. The impacts
assessed in this chapter are limited to the agricultural resource and
business with amenity impacts (and other matters such as highways
safety) assessed more fully elsewhere in the ES.

6.6.4

This draft chapter does not report the effects on farm holdings, as set out
in the Limitations and Assumptions section at 6.2. The assessment of
effects on farm holdings will be included in the final assessment.
Cherwell District Council Sub-Section
Land Use

6.6.5

Temporary construction land take for the overbridge and highway
alignment on Bicester Road extends into the gardens/accesses of up to
three properties on Bicester Road and the grounds/access of Folly
Cottage and Station Cottage on Station Road. The temporary land take
could affect boundary fences/hedges which would require remediation
work to restore the land back to its former state. The construction works
could also restrict access as the temporary land take extends over the
front of the properties. Residential receptors are considered to be of high
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sensitivity. The magnitude of change would be medium and the
significance of the effect would be major adverse.
6.6.6

Due to the proximity of these properties they may also experience indirect
temporary impacts in terms of noise, dust, traffic and visual impacts during
the construction period. There may also be some amenity impacts during
operation on Station Cottage due to its proximity to the railway line.

6.6.7

Construction works to Charbridge Lane would also affect access to the
allotment gardens south of the roundabout during the construction period
and it is assumed the gardens would need to close for the duration of
works. This would be a short-term temporary impact. The allotment
gardens are a community facility and are considered to be of high
sensitivity. The magnitude of change would be low because the Project
may result in closure of the allotments but only for a temporary short
period. The significance of the effect would be moderate adverse.

6.6.8

The Project would also result in the permanent loss of approximately 20%
of the allotment gardens. Although the loss of this area may not affect the
integrity of its community use, it would reduce the availability of allotment
plots. The magnitude of change would be medium and the significance of
the effect would be major adverse.

6.6.9

A narrow strip of boundary vegetation and potentially part of the boundary
wall of St Mary’s Church, on Bicester Road, would be affected during the
construction phase of the new overbridge and highway alignment. The
construction works may affect access to the church and therefore use of
the church during the construction works; a short-term temporary impact.
As a community facility the church is considered to be of high sensitivity.
The magnitude of change would be low and the significance of the effect
would be moderate adverse. The construction works could result in
indirect temporary amenity impacts on church users in terms of noise,
dust, traffic and visual impacts.

6.6.10

The temporary construction land take also extends into the access and
part of the tennis courts of the Launton Sports and Social Club, a
community facility considered to be of high sensitivity. This may restrict
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access and use of the club during the construction works, a short-term
temporary impact. The magnitude of change would be low and the
significance of the effect would be moderate adverse. Users of the sports
club may also experience indirect temporary amenity impacts in terms of
noise, dust, traffic and visual impacts.
Agriculture
6.6.11

The Project would result in the loss of the following approximate areas of
agricultural land from the Cherwell District Council Sub-section study area
as shown in Table 6.25. The table also shows what percentage the land
take constitutes from the total agricultural land in that ALC grade within
the Cherwell District Council Sub-section study area. It was assumed as
worst case that all of the undifferentiated Grade 3 land is Sub-grade 3a.
Table 6.25 Summary of Agricultural Land Take within the Cherwell District Council
Sub-section Study Area

6.6.12

ALC Grade

Approximate
Temporary
Agricultural
Land Take
(ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take
(ha)

Percentage of
ALC Grade
(%)

Grade 1

0

0

0

0

Grade 2

0

0

0

0

Sub-grade 3a

0.18

0.84

0

0

Sub-grade 3b

0.06

0

0

0

Grade 4

72.45

0.01

8.72

2.15

Grade 5

0

0

0

0

Total land
take
(including
nonagricultural
land and land
outside of
study area)

79.89

-

8.72

-

The majority of land take is land temporary used for construction with a
smaller quantity of land permanently taken for the Project. Land
temporarily used for construction may be subject to changes in soil
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structure and characteristics due to compaction by heavy plant and
vehicles and handling and storage, particularly where topsoil is removed
to create construction compounds. However, no significant effects are
predicted on the loss of agricultural land quality as the areas of temporary
and permanent land take largely occur on Grade 4 land which is afforded
no specific protection through the planning policy framework and is of low
sensitivity. The temporary land take of over 50ha is considered to be of
low magnitude and minor significance while permanent land take of less
than 50ha is of negligible magnitude and significance.
Aylesbury Vale: Claydon/Quainton Sub-Section
Land Use
6.6.13

The construction of the Station Road underbridge may affect access to
Willow Croft and Station House during the construction works as the
construction land take extends over the access to these properties. The
construction works at the Queen Catherine Road level crossing may also
affect the access to the Railway Cottages. This would be a short-term
temporary impact. Residential receptors are considered to be of high
sensitivity. The magnitude of change would be medium and the
significance of the effect would be major adverse.

6.6.14

There would be a temporary loss of a narrow strip of the grounds of Pear
Tree House due to the construction works for the replacement of the
Claydon/Queen Catherine Road level crossing with a new overbridge. The
temporary land take could affect boundary fences/hedges which would
require remediation work to restore the land back to its former state.
Residential receptors are considered to be of high sensitivity. The
magnitude of change would be medium and the significance of the effect
would be major adverse.

6.6.15

Due to the proximity of these properties, as well as properties near Verney
Junction and near the Buckinghamshire Railway Centre, they are likely to
experience indirect temporary amenity impacts in terms of noise, dust,
traffic and visual impacts during the construction and/or operation period.
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6.6.16

The temporary construction land take includes a narrow strip of land along
the eastern boundary of the Buckinghamshire Railway Centre (BRC) and
a narrow strip to the west of the track. The operations at the BRC will not
be hindered by the Project. The only structure affected by the Project is
the re-build and restoration of one of the existing platforms. Three will
however be some minor disruption whilst new fencing is installed. As a
commercial enterprise the Buckinghamshire Railway Centre is of medium
sensitivity. The magnitude of change would be medium and the
significance of the effect would be moderate adverse.

6.6.17

Some amenity impacts are likely to be experienced by visitors to the
railway centre during the construction works.
Agriculture

6.6.18

The Project would result in the loss of the following approximate areas of
agricultural land from the Aylesbury Vale: Claydon/Quainton as shown in
Table 6.26. The table also shows what percentage the land take
constitutes from the total agricultural land in that ALC grade within the
Aylesbury Vale: Claydon/Quainton Sub-section study area. It has been
assumed as worst case that all of the undifferentiated Grade 3 land is
Sub-grade 3a.
Table 6.26 Summary of Agricultural Land Take within the Aylesbury Vale:
Claydon/Quainton Sub-section Study Area

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

0

0

0

0

Sub-grade 3a

57.89

8.87

5.81

0.89

Sub-grade 3b

1.75

54.82

0.98

30.65

Grade 4

43.69

4.99

7.38

0.84

Grade 5

0

0

0

0
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6.6.19

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Total land
take
(including
nonagricultural
land and land
outside of
study area)

113.29

-

14.23

-

The construction works would result in approximately 57.89ha of
temporary land take of potentially Sub-grade 3a agricultural land, which is
considered to be of medium sensitivity. Land temporarily used for
construction may be subject to changes in soil structure

and

characteristics due to compaction by heavy plant and vehicles and
handling and storage, particularly where topsoil is removed to create
construction compounds. However, some of the above temporary land
take would also be for environmental mitigation, which would likely retain
at least in part the existing soil structure. As the land take is more than 50
ha, the magnitude of change would be medium and the significance of
effect moderate adverse. Less than 20ha of Sub-grade 3a land would be
permanently lost which is of negligible magnitude and significance.
6.6.20

The loss of less than 50ha of temporary and permanent Sub-grade 3b and
Grade 4 land which is of low sensitivity is also of negligible magnitude and
significance.
Aylesbury Vale: Winslow/Swanbourne Sub-Section
Land Use

6.6.21

The construction land take extends over the boundary of a number of
properties on Buckingham Road, Highfield Road, Mill Close, Courthouse
Close and Old Station Close in Winslow. The land take is generally
restricted to a narrow strip of land at the back of the gardens, although
this may require work to restore the land back to its former state,
particularly if it involves removal of fences, trees or hedges. The land take
would be a short-term temporary impact. The magnitude of change is
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considered to be low and the significance of the effect would be moderate
adverse.
6.6.22

Due to the proximity of the above properties and other residential areas
within Winslow as well as White House and properties 106 – 132
Bletchley Road, these areas are likely to experience indirect temporary
effects in terms of noise, dust, traffic and visual impacts during the
construction and/or operation period.

6.6.23

The proposed new footpath route extends up to the boundary of four
properties on Highfield Road. This entails a very narrow strip of land at the
back of the gardens but this would be a permanent impact. The small
reduction in the size of the gardens is considered to be a low magnitude
of change and the significance of effect would be moderate adverse.

6.6.24

The permanent land take would affect Station House as this property is to
be demolished. This property is already in Network Rail ownership but
would affect tenants of the property who would have to move out. The
magnitude of change would be high and the significance of effect major
adverse.

6.6.25

The construction works would also require a strip of land at the Furze
Lane Burial Ground, which is used for parking. This could limit access to
and number of visitors to the cemetery but there would be no effect on the
cemetery itself. This would be a short-term temporary impact on a
community facility of high sensitivity. The magnitude of change is
considered to be low and the significance of the effect would be moderate
adverse.

6.6.26

Visitors to the cemetery are likely to experience indirect temporary
amenity impacts in terms of noise, dust, traffic and visual impacts during
the construction period.
Agriculture

6.6.27

The Project would result in the loss of the following approximate areas of
agricultural land from Aylesbury Vale: Winslow/Swanbourne Sub-section
study area as shown in Table 6.27. The table also shows what percentage
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the land take constitutes from the total agricultural land in that ALC grade
within the Aylesbury Vale: Winslow/Swanbourne Sub-section study area.
It has been assumed as worst case that all of the undifferentiated Grade 3
land is Sub-grade 3a.
Table 6.27 Summary of Agricultural Land Take within the Aylesbury Vale:
Winslow/Swanbourne Sub-section Study Area

6.6.28

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

3.77

8.79

1.76

4.10

Sub-grade 3a

56.47

11.58

10.20

2.09

Sub-grade 3b

20.18

31.20

0.92

1.43

Grade 4

5.27

6.86

1.87

2.44

Grade 5

0

0

0

0

Total land
take
(including
nonagricultural
land and land
outside of
study area)

92.80

-

14.98

-

The construction works would result in the temporary loss of
approximately 3.77ha and permanent loss of approximately 1.76ha Grade
2 land which is of high sensitivity. As the land take is less than 20ha it is of
negligible magnitude and significance.

6.6.29

The construction works would result in approximately 56.47ha of
temporary land take of potentially Sub-grade 3a agricultural land, which is
considered to be of medium sensitivity. The magnitude of change would
be medium and the significance of effect moderate adverse. The small
permanent loss of Sub-grade 3a land of less than 20ha is of negligible
magnitude and significance. Similarly the small loss of low sensitivity Subgrade 3b and Grade 4 land of less than 50ha is not significant.
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Aylesbury Vale: Aylesbury Sub-Section
Land Use
6.6.30

The majority of the Project within Aylesbury is restricted to land within
Network Rail ownership and roads. However, the construction land take
extends over back gardens of properties along Catherine’s Court, St
Edmunds Close and St Hilda’s Court and land at the back of flats on
Wycliffe End. The land take is generally restricted to a narrow strip of land
at the back of the gardens, although this may require work to restore the
land back to its former state, particularly if it involves removal of garden
sheds, trees or hedges. The land take would be a short-term temporary
impact; the magnitude of change would be low and the significance of the
effect moderate adverse.

6.6.31

Some of the residential areas are located adjacent to the Project and are
likely to experience indirect temporary effects in terms of noise, dust and
visual impacts during the construction period.

6.6.32

Construction works would also affect parts of three development sites,
one a mixed use development and the others residential developments.
The construction programme for the development sites is unknown but it
is assumed that the temporary land take could affect the timeframe for the
development sites. The magnitude of change would be low and the
significance of the effects moderate adverse.

6.6.33

The construction land take extends over green space and public footpaths
around Bear Brook adjacent to Griffin Lane. The construction works may
affect use of this area but this would be a short-term temporary impact.
The magnitude of change would be low and the significance of the effects
moderate adverse.
Agriculture

6.6.34

The Project would result in the loss of the following approximate areas of
agricultural land from the Aylesbury Vale: Aylesbury Sub-section study
area as shown in Table 6.28. The table also shows what percentage the
land take constitutes from the total agricultural land in that ALC grade
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within the Aylesbury Vale: Aylesbury Sub-section study area. It has been
assumed as worst case that all of the undifferentiated Grade 3 land is
Sub-grade 3a.
Table 6.28 Summary of Agricultural Land Take within the Aylesbury Vale:
Aylesbury Sub-section Study Area

6.6.35

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

0

0

0

0

Sub-grade 3a

11.79

2.98

2.32

0.59

Sub-grade 3b

3.48

3.60

0.38

0.39

Grade 4

11.17

6.42

2.03

1.17

Grade 5

0

0

0

0

Total land
take
(including
nonagricultural
land and land
outside of
study area)

29.17

-

4.83

-

The temporary and permanent land take of medium sensitivity Sub-grade
3a is less than 20ha and therefore is of negligible magnitude and
significance. Similarly the small loss of low sensitivity Sub-grade 3b and
Grade 4 land of less than 50ha is not significant. Due to the small quantity
of land take, the temporary and permanent land take within Aylesbury
Vale: Aylesbury Sub-section study area is not considered to be significant.
Milton Keynes Council Sub-Section
Land Use

6.6.36

The majority of the Project within Milton Keynes is restricted to land within
Network Rail ownership and roads.

6.6.37

A large area is proposed for environmental mitigation at Woburn Sands.
Part of this area has planning permission for residential development. If
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this land is required to be permanently maintained for habitat this may
reduce the number of houses that can be built on the development site.
The impact of the loss of planned residential development is considered to
be medium magnitude and the significance of the effects moderate
adverse.
6.6.38

Some of the residential areas are located adjacent to the Project and are
likely to experience indirect temporary impacts in terms of noise, dust,
traffic and visual impacts during the construction and/or operation period.
There may also be some amenity effects during operation due to proximity
to the railway.

6.6.39

The constructions works would require a strip of land adjacent to the
Bletchley allotment gardens. The works would mainly affect the boundary
fence and car park. However, depending on how much car park space is
lost, this could affect use of the allotment gardens during the construction
period if there is no alternative car parking space. This would be a shortterm temporary impact on a community facility of high sensitivity. The
magnitude of change would be low and the significance of the effects
moderate adverse.

6.6.40

The construction works would also require temporary land take of the
adjacent Selbourne Avenue Cemetery. Although the land take only entails
a strip of land near the boundary this could result in damage if there are
graves in this area, although it would not affect the use of the rest of the
cemetery. The cemetery is considered to be of high sensitivity. The
magnitude of change would be medium and the significance of the effects
major adverse.

6.6.41

Visitors to the cemetery and the allotments are also likely to experience
indirect temporary amenity impacts in terms of noise, dust, traffic and
visual impacts during the construction period.

6.6.42

The construction works would also affect the car wash and storage facility
at Old Signal Box Yard, Woburn Sands. The construction land take affects
the whole site which means that it would be unlikely for the site to be able
operate during the construction period. This would be a short-term
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temporary period. As commercial land use the site is considered to be of
medium sensitivity. The magnitude of change would be medium and the
significance of the effect moderate adverse.
Agriculture
6.6.43

The Project would result in the loss of the following approximate areas of
agricultural land from the Milton Keynes Council Sub-section study area
as shown in Table 6.29. The ‘Percentage of Agricultural Land’ column has
not been completed in this instance because it is known that much of the
mapped agricultural land resource in Milton Keynes has been subject to
urban development since the production of the ALC maps. It has been
assumed as worst case that all of the undifferentiated Grade 3 land is
Sub-grade 3a.
Table 6.29 Summary of Agricultural Land Take within the Milton Keynes Council
Sub-section Study Area

6.6.44

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

-

0

-

Grade 2

0

-

0

-

Sub-grade 3a

12.06

-

1.03

-

Sub-grade 3b

6.62

-

0.06

-

Grade 4

1.26

-

0.02

-

Grade 5

0

-

0

-

Total land
take
(including
nonagricultural
land and land
outside of
study area)

22.58

-

1.19

-

The temporary and permanent land take of medium sensitivity Sub-grade
3a is less than 20ha and therefore is of negligible magnitude and
significance. Similarly the small loss of low sensitivity Sub-grade 3b and
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Grade 4 land of less than 50ha is not significant. Considering the small
loss of agricultural land within the Milton Keynes Council Sub-section
study area, no significant effects on land quality are predicted.
Central Bedfordshire Council Sub-Section
Land Use
6.6.45

There would be temporary construction land take of the garden along the
boundary of Crossing Cottage, which may also affect a garden shed.
Although this would be a short term temporary impact this would require
remediation work to restore the land back to its former state. The
magnitude of change is considered to be low and the significance of effect
would be moderate adverse.

6.6.46

The new overbridge at Marston Road would affect the Chuffa Cottage and
an adjacent building at Marston Crossing. The land would be permanently
taken for the overbridge earthworks and the buildings demolished. As
these properties would be permanently lost, the magnitude of change
would be high and the significance of effect major adverse.

6.6.47

There may also be potential access disruptions to properties located just
to the north of these works as the construction land take extends to the
front of these properties. Restriction of access during construction works
would be a low magnitude of change and the significance of effect would
be moderate adverse.

6.6.48

The above properties and some of the residential areas located adjacent
to the route at Lidlington are likely to experience indirect temporary
amenity impacts in terms of noise, dust and visual impacts during the
construction and/or operation period.
Agriculture

6.6.49

The Project would result in the loss of the following approximate areas of
agricultural land from the Central Bedfordshire Council Sub-section study
area as shown in Table 6.30. The table also shows what percentage the
land take constitutes from the total agricultural land in that ALC grade
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within the Central Bedfordshire Council Sub-section study area. It has
been assumed as worst case that all of the undifferentiated Grade 3 land
is Sub-grade 3a.
Table 6.30 Summary of Agricultural Land Take within the Central Bedfordshire
Council Sub-section Study Area

6.6.50

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

0.22

3.40

0.10

1.47

Sub-grade 3a

21.07

8.35

0.79

0.31

Sub-grade 3b

3.16

5.40

0.05

0.0

Grade 4

2.26

2.25

0.44

0.44

Grade 5

0

0

0

0

Total land
take
(including
nonagricultural
land and land
outside of
study area)

49.72

-

2.09

-

The temporary and permanent land take of high sensitivity Grade 2 is less
than 20ha and therefore is of negligible magnitude and significance. The
temporary loss of over 20ha of medium sensitivity Sub-grade 3a land is of
low magnitude and minor adverse significance. The small loss of low
sensitivity Sub-grade 3b and Grade 4 land of less than 50ha is not
significant. No significant effects on land quality are predicted.
Bedford Borough Council Sub-Section
Land Use

6.6.51

The majority of the Project Area within the Bedford Borough Council Subsection study area is restricted to within Network Rail ownership. The
main land take impacts are within one area, at the Kempston Hardwick
level crossing.
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6.6.52

The closure and diversion of the Kempston Hardwick level crossing via a
new overbridge would affect South View. The works would require the
demolition of South View. As this property would be permanently lost, the
magnitude of change would be high and the significance of effect major
adverse.

6.6.53

These works would also require permanent land take of large portions of
the front gardens of four of the Eastwood Cottages. As this would be a
permanent impact, the magnitude of change would be medium and the
significance of effect major adverse.

6.6.54

The construction works would also require a small corner of temporary
land take of an additional cottage, which could affect boundary
fences/hedge and may restrict access to this and the four cottages as the
construction land take extends over the front of these properties. This
would be a short-term temporary impact. The magnitude of change would
be medium and the significance of effect major adverse.

6.6.55

Construction works at this location is also likely to affect the amenity of
Eastwood Cottages. They are likely to experience indirect temporary
effects in terms of noise, dust, traffic and visual impacts during the
construction period.
Agriculture

6.6.56

The Project would result in the loss of the following approximate areas of
agricultural land from the Bedford Borough Council Sub-section study
area as shown in Table 6.31. The table also shows what percentage the
land take constitutes from the total agricultural land in that ALC grade
within the Bedford Borough Council Sub-section study area. It has been
assumed as worst case that all of the undifferentiated Grade 3 land is
Sub-grade 3a.
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Table 6.31 Summary of Agricultural Land Take within the Bedford Borough Council
Sub-section Study Area

6.6.57

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

0

0

0

0

Sub-grade 3a

5.29

3.09

0

0

Sub-grade 3b

0.07

0.5

0

0

Grade 4

0

0

0

0

Grade 5

0

0

0

0

Total land
take
(including
nonagricultural
land and land
outside of
study area)

8.69

-

0

-

The loss of less than 20ha of medium sensitivity Sub-grade 3a land is of
negligible magnitude and significance. Considering the small loss of
agricultural land within the Bedford Borough Council Sub-section study
area, no significant effects on land quality are predicted.
Wycombe District Council Sub-Section
Land Use

6.6.58

The construction of the new overbridge at Marsh Lane would require a
narrow strip of temporary land take at the boundary of Willows Caravan
Park, Springfield Farm and Oak Tree Park at Marsh Lane as well as land
with planning permission for mobile homes. The land take is restricted to
the boundary but may affect boundary walls/hedges. Although this would
be a short term temporary impact this would require remediation work to
restore the boundary features. Access to these caravan parks may also
be affected during the constriction works as the construction land take
extends over the front of the caravan parks. This would be a short-term
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temporary impact. The magnitude of change would be low and the
significance of effect moderate adverse.
6.6.59

There would also be a narrow strip of permanent land take at the
boundary of Springfield Farm and Oak Tree Park. This would result in a
slightly reduced area but is unlikely to affect the integrity of the caravan
parks. The magnitude of change would be low and the significance of
effect moderate adverse.

6.6.60

The caravan parks may experience indirect temporary effects in terms of
noise, dust, traffic and visual impacts during the construction period.
Agriculture

6.6.61

The Project would result in the loss of the following approximate areas of
agricultural land from the Wycombe District Council Sub-section study
area as shown in Table 6.32. The table also shows what percentage the
land take constitutes from the total agricultural land in that ALC grade
within the Wycombe District Council Sub-section study area. It has been
assumed as worst case that all of the undifferentiated Grade 3 land is
Sub-grade 3a.
Table 6.32 Summary of Agricultural Land Take within the Wycombe District
Council Sub-section Study Area

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Grade 1

0

0

0

0

Grade 2

0

0

0

0

Sub-grade 3a

4.3

4.48

0.05

0.05

Sub-grade 3b

0

0

0

0

Grade 4

6.61

4.06

1.58

0.97

Grade 5

0

0

0

0
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6.6.62

ALC Grade

Approximate
Temporary
Agricultural
Land Take (ha)

Percentage of
ALC Grade
(%)

Approximate
Permanent
Agricultural
Land Take (ha)

Percentage
of ALC
Grade (%)

Total land
take
(including
nonagricultural
land and land
outside of
study area)

10.90

-

1.63

-

The loss of less than 20ha of medium sensitivity Sub-grade 3a land is of
negligible magnitude and significance. Considering the small loss of
agricultural land within the Wycombe District Council Sub-section study
area, no significant effects on land quality are predicted.
Summary
Land use

6.6.63

The land use assessment in the preceding sub-sections identified a
number of significant effects on residential and community receptors and,
to a lesser extent, commercial receptors. Mitigation is described in Section
6.7 to reduce significant effects where possible.
Agriculture

6.6.64

An assessment of the effects on agricultural land quality identified that
there could be significant effects on Sub-grade 3a land in the Aylesbury
Vale: Claydon/Quainton Sub-section study area and the Aylesbury Vale:
Winslow/Swanbourne

Sub-section

study

area

due

to

temporary

construction land take. No significant effects are predicted in the other
Sub-section study areas.
6.6.65

Considering the Project-wide effects over all Sub-section study areas, the
combined loss of agricultural land from the entire study area is shown in
Table 6.33.
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Table 6.33 Summary of Agricultural Land Take within the Entire Study Area

ALC Grade

Approximate
Temporary
Magnitude
Agricultural
Land Take (ha)

Significance

Approximate
Permanent
Magnitude
Agricultural
Land Take (ha)

Significance

Grade 1
High
Sensitivity

0

No change

No change

0

No change

No change

Grade 2
High
Sensitivity

3.99

Negligible

Negligible

1.86

Negligible

Negligible

Sub-grade
3a
Medium
Sensitivity

169.05

High

Major

20.20

Low

Minor

Sub-grade
3b
Low
Sensitivity

35.31

Negligible

Negligible

8.95

Negligible

Negligible

Grade 4
Low
Sensitivity

142.71

Low

Minor

13.32

Negligible

Negligible

Grade 5
Low
Sensitivity

0

No change

No change

0

No change

No change

Total land
take
(including
nonagricultural
land and
land outside
of study
area)

6.6.66

407.05

47.66

A high magnitude of change is predicted due to the temporary
construction land take of medium sensitivity Sub-grade 3a land of over
100 ha. The significance of effect is therefore considered to be major
adverse. The permanent land take of just over 20ha of Sub-grade 3a is of
low magnitude and minor adverse significance.

6.6.67

The loss of less than 20ha of high sensitivity Grade 2 land is considered
to be of negligible magnitude and significance. The loss of less than 50ha
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of low sensitivity Sub-grade 3b is also of negligible magnitude and
significance. The loss of over 100ha of low sensitivity Grade 4 land is
considered to be of low magnitude and minor adverse significance while
the permanent loss of less than 50ha is negligible.
6.6.68

Therefore the Project is predicted to result in significant effects on land
quality due to the temporary loss of potentially Sub-grade 3a land while
permanent land take and temporary land take of the other ALC grades are
not considered to be significant.

6.7

Mitigation

6.7.1

The Project design is an iterative process which seeks to balance the
technical requirements of the Project, the physical characteristics of the
existing railway and its environmental impacts. Part of the optimisation of
the Project design is to minimise land take of third party land where
possible.

6.7.2

Over the past two to three years NR and the EWR Alliance has discussed
the evolving Project requirements with many landowners, where there are
proposals to take significant areas of land.

6.7.3

The discussions have provided potentially affected landowners with an
explanation of the compensation code and how claims for land given up
will be dealt with. A large number of landowners have been consulted with
already, and as the scheme design progresses towards a final design the
EWR Alliance will continue to engage with landowners to explain the
Project and, in particular, the land requirements. This is an on-going
process.

6.7.4

In the course of communicating the Project requirements, Network Rail
and the EWR Alliance have been informed by landowners of areas of land
where they might have future plans or know of particular constraints. Such
requirements could be a landowner’s intention for potential development
or building project, an environmental scheme or Higher Level Stewardship
scheme, or there may be a particular reason why a proposed piece of
work may be inconvenient, either from a visual or practical point of view.
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Network Rail and the EWR Alliance has tried to take account of the views
of landowners and line side neighbours where able by taking reasonable
measures to avoid land take or severance. However, it is not always
possible to alter the Project design in such a way that completely negates
impacts on landowners, even when requested to do so. In which case,
mitigation measures are be discussed with landowners.
6.7.5

Compensation to landowners/occupiers in respect of the compulsory land
acquisition under the powers of the Transport and Works Order (including
on both permanent and temporary basis) will be assessed according to
the statutory Compensation Code.

6.7.6

Nevertheless a summary of general mitigation measures that would be
applicable to the Project is provided below.
Land Use
Construction mitigation

6.7.7

The Project will seek to further optimise construction land take of high and
medium sensitivity land uses. Consultation will be undertaken with
affected receptors to ensure disruption caused by the construction works
is minimised as much as possible. This would include the continued
consultation with the Buckinghamshire Railway Centre so that effects on
the amenity of visitors are avoided or reduced as far as practicable during
construction.

6.7.8

Construction working areas will be managed so that access to residential
properties,

community

facilities

such

as

allotment

gardens

and

commercial enterprises are maintained. Where the construction land take
results in the loss of car parking spaces, alternative parking spaces will be
identified and secured for the duration of the works.
6.7.9

Following the construction works, the Project will restore temporary land
take of property boundaries or gardens to their previous condition.

6.7.10

Care will be taken to minimise construction disturbance where works take
place adjacent to residential properties and community facilities such as
places of worship and cemeteries. Further mitigation measures to reduce
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amenity effects are considered in Chapter 8 (Air Quality), Chapter 10
(Noise and Vibration) and Chapter 12 (Landscape and Visual Impacts).
Operation mitigation
6.7.11

The Project will also seek to further optimise permanent land take of high
and medium sensitivity land uses. Where permanent land take of
allotment gardens near Charbridge Lane (or at other locations) cannot be
further reduced, consideration will be given to identification of nearby
alternative land which could replace the lost allotment plots so that there
is no net reduction of allotment plots within the Sub-section study area.
Agriculture

6.7.12

Liaison with affected landowners, tenants and agents will be on-going
during the various stages of the Project to minimise impacts.
Construction mitigation

6.7.13

The Project will fence off construction areas to provide a clear
demarcation of the construction area and to prevent access onto adjacent
areas of agricultural land which could result in damage of land and
disturbance to livestock.

6.7.14

Arrangements will be put in place to ensure that, wherever possible, farm
access is maintained during the construction works, as well as the
services required to maintain the operation of the farm such as water
supplies and drainage.

6.7.15

Best practice construction measures will be adopted to control the spread
of dust, contamination, invasive species, weeds and soil-borne, crop and
animal diseases.

6.7.16

The quality of land restoration has improved considerably over recent
years and agricultural land used during the construction phase will be
restored to its previous condition. This will require the correct specification
as to soil stripping, handling, storage and reinstatement, which will be
carried out in accordance with guidance provided in Construction Code of
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Practice for the Sustainable Use of Soils on Construction Sites55. A soil
resource survey will be carried out prior to construction to assist in the
categorisation of the soils and development on a Soil Handling Strategy.
During the period when land is in aftercare, any shortfall in production can
be made up through the payment of compensation. It is assumed that
agricultural land up to Grade 3 could be restored back to its former
condition but that it may be more difficult to restore land back to Grade 2.
6.7.17

Farm boundaries such as hedgerows, fences and walls affected during
construction will be reinstated.
Operation mitigation

6.7.18

The Project will also seek to further optimise permanent land take of
agricultural land.

6.8

Residual Effects

6.8.1

Mitigation is presented in the Mitigation Figures accompanying this Draft
ES. The below residual effects are therefore assessed as best as possible
based on the general mitigation recommendations above and the
assumption that small areas of temporary land take during construction
can be further optimised to avoid taking third party land.
Land Use

6.8.2

A summary of recommended mitigation measures and residual magnitude
and significance of effects is provided in Table 6.34.

55

Defra, (2009). Construction Code of Practice for the Sustainable Use of Soils on Construction Sites.
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Table 6.34 Summary of Residual Land Use Effects

Land Use

Sensitivity

Residual
Magnitude

Residual
Significance

Provision of land for
allotments nearby to
ensure no net loss.

Negligible

Negligible

Moderate

Keep allotment
gardens open and
maintain access.

Low

Moderate

Ensure access is
maintained, restoration
of any lost features.

Provided
access is
maintained
the
magnitude
would be
negligible

Provided
access is
maintained the
significance
would be
negligible

Temporary land take of
Launton Sports and Social
Club and access restriction.

Low

Moderate

Ensure access is
maintained, restoration
of any lost features.

Temporary land take of
gardens/access of up to three
properties on Bicester Road
and the grounds/access of
Folly Cottage and Station
Cottage on Station Road.

Medium

Major

Ensure access is
maintained, restoration
of any lost features.

Provided
access is
maintained
the
magnitude
would be
negligible

Provided
access is
maintained the
significance
would be
negligible

Impact Description

Magnitude

Significance

Mitigation

Permanent loss of
approximately 20% of the
allotment gardens.

Medium

Major

Temporary land take and
potential closure of allotment
gardens at Charbridge Lane.

Low

Temporary land take of
boundary land at St Mary’s
Church and access restriction.

Cherwell District Council Sub-Section
High

Community

High
Residential

Aylesbury Vale: Claydon/Quainton Sub-Section
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Land Use

Sensitivity

Impact Description

Magnitude

Significance

Mitigation

Medium

Temporary land take at
Buckingham Railway Centre

Medium

Moderate

Plan construction
works to reduce effect
on the amenity of
visitors where
practicable.

High

Access restriction at Willow
Croft, Station House and
Railway Cottages.

Medium

Moderate

Ensure access is
maintained

Temporary land take of
grounds at Pear Tree House.

Medium

Major

On-going design to
optimise land take,
compensation where
this is not possible,
restoration of any lost
features

Low

Moderate

Provision of alternative
parking, restoration of
any lost features. Plan
construction works to
minimise disturbance
(amenity value) and
maintain access.

Commercial

Residential

Residual
Magnitude

Residual
Significance

Provided
access is
maintained
the
magnitude
would be
negligible

Provided
access is
maintained the
significance
would be
negligible

Provided
access is
maintained
the
magnitude
would be
negligible

Provided
access is
maintained the
significance
would be
negligible

Aylesbury Vale: Winslow/Swanbourne Sub-Section
High

Temporary disturbance at
Furze Lane Burial Ground.

Community
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Land Use

Sensitivity

Impact Description

Magnitude

Significance

Mitigation

High

Temporary land take of
boundary/ gardens of
properties on Buckingham
Road, Highfield Road. Mill
Close, Courthouse Close and
Old Station Close in Winslow.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible,
restoration of any lost
features

Permanent land take of
boundary of four properties on
Highfield Road.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible

Residential

Residual
Magnitude

Residual
Significance

Provided
temporary
land take is
avoided and
access is
maintained
the
magnitude
would be
negligible

Provided
temporary land
take is avoided
and access is
maintained the
significance
would be
negligible

Provided
temporary
land take is
avoided
magnitude
would be
negligible

Provided
temporary land
take is avoided
the
significance
would be
negligible

Aylesbury Vale: Aylesbury Sub-Section
High

Temporary land take of green
space and public footpaths
around Bear Brook near Griffin
Lane.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible,
footpath diversion

High

Temporary land take of back
gardens of properties along
Catherine’s Court, St Edmunds
Close and St Hilda’s Court and
land at the back of flats on
Wycliffe End, Aylesbury.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible

Temporary land take of land
with planning permission for
residential development at
Bearbrook House and Hartwell

Low

Moderate

On-going design to
optimise land take,
compensation where

Community

Residential
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Land Use

Sensitivity

Impact Description

Magnitude

Significance

Sidings, Oxford Road and
Berryfields.

Mitigation

Residual
Magnitude

Residual
Significance

Provided
temporary
land take is
avoided and
access is
maintained
the
magnitude
would be
negligible

Provided
temporary land
take is avoided
and access is
maintained the
significance
would be
negligible

this is not possible

Milton Keynes Council Sub-Section
Medium

Temporary land take of whole
car wash and storage facility at
Old Signal Box Yard, Woburn
Sands.

Medium

Moderate

Compensation

High

Temporary land take of
boundary and car park of
Bletchley allotment gardens.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible,
provide alternative
parking

Temporary land take of
grounds of Selbourne Avenue
Cemetery.

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible,
protection of graves,
restoration of lost
features

Large area of land take of land
with planning permission for
residential development in
Woburn Sands.

Medium

Moderate

On-going design to
optimise land take,
compensation where
this is not possible

Commercial

Community

High
Residential

Central Bedfordshire Council Sub-Section
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Land Use

Residual
Magnitude

Residual
Significance

On-going design to
optimise land take,
compensation where
this is not possible,
restoration of any lost
features

Provided
temporary
land take is
avoided
magnitude
would be
negligible

Provided
temporary land
take is avoided
the
significance
would be
negligible

Moderate

Ensure access is
maintained

Provided
there is no
access
restriction
magnitude
would be
negligible

Provided there
is no access
restriction
significance
would be
negligible

Major

Compensation

Sensitivity

Impact Description

Magnitude

Significance

Mitigation

High

Demolition of Chuffa Cottage
and an adjacent building at
Marston Crossing.

High

Major

Compensation

Temporary land take of
boundary/garden of Crossing
Cottage.

Low

Moderate

Access restriction to properties
north of Marston Crossing.

Low

High

Residential

Residential

Bedford Borough Council Sub-Section
High

Demolition of South View

Residential
On-going design to
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Land Use

Sensitivity

Impact Description

Magnitude

Significance

Mitigation

Residual
Magnitude

Residual
Significance

Provided
temporary
land take is
avoided and
access is
maintained
the
magnitude
would be
negligible

Provided
temporary land
take is avoided
and access is
maintained the
significance
would be
negligible

Provided
temporary
land take is
avoided and
access is
maintained
the
magnitude
would be

Provided
temporary land
take is avoided
and access is
maintained the
significance
would be
negligible

optimise land take,
compensation where
this is not possible

Permanent land take of large
portion of front gardens of four
of Eastwood Cottages.

High

Major

On-going design to
optimise land take,
compensation where
this is not possible,
ensure access is
maintained, restoration
of any lost features

Temporary land take of corner
of one of Eastwood Cottages
and access restriction.

Medium

Major

On-going design to
optimise land take,
compensation where
this is not possible,
ensure access is
maintained, restoration
of any lost features

Low

Moderate

On-going design to
optimise land take,
compensation where
this is not possible,
ensure access is
maintained, restoration
of any lost features

Residential

Wycombe District Council Sub-Section
High

Residential

Temporary land take and
access restriction at Willows
Caravan Park, Springfield
Farm and Oak Tree Park at
Marsh Lane as well as land
with planning permission for
mobile homes.
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Land Use

Sensitivity

Impact Description

Magnitude

Significance

Mitigation

Residual
Magnitude
negligible

Permanent land take of narrow
strip at boundary of Springfield
Farm and Oak Tree Park.

Low

Moderate
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Agriculture
6.8.3

The assessment of the effects on agricultural land quality identified that
there could be significant effects on Sub-grade 3a land due to temporary
construction land take of more than 100 ha.

6.8.4

Land temporary taken for the construction phase would be restored back
to its former condition. Provided that the mitigation measures are effective
and land is restored back to its former condition, the long term residual
effects on agricultural land quality would be limited to the permanent loss
of agricultural land, which is not considered to be significant. No
significant effects are therefore predicted on agricultural land quality in the
long term.

6.8.5

Assessment upon agricultural landholdings is not complete and therefore
any further residual effects will be included in the Final ES.
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