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MINERALS AND WASTE PLANNING APPLICATIONS

W/13731/16:
Erection of a Waste Transfer Station, Anson Way, Ellough, Beccles 

Applicant:

S J Lake

Plans of the site to be displayed.

BRIEF Summary OF REPORT

1. The proposal is for the relocation of an existing operation to facilitate expansion of the business.

2. Permission is sought for a workshop/waste reception building; a portacabin office; a weighbridge; a concrete yard with bays and bins for storage, parking area and skip storage area.

3. One objection on the grounds of dust has been received.

4. Approval is recommended subject to conditions.

Action Recommended

5. That planning permission is granted subject to the following conditions.

1.
CM1 Display of permission and plans on site.

2.
CM2 Compliance with conditions.

3.
A8 Sheeting of vehicles.

4.
CC16 Prior approval to all external materials.

5.
H1 Hours of operation 0700 to 1800 hours Mon/Fri; 0700 to 1300 hours Saturdays.

6.
D3 Submission of scheme for the suppression of dust to include the use of water sprays over outdoor unloading areas during dry ground conditions.

7.
FL1 Precise details of illumination.

8.
FL2 Period of illumination.

9.
There shall be no outside storage of waste other than in the designated bins or bays at the end of each working day.

10.
No waste shall be stored within the site higher than 3 metres.

11.
Prior to the site being brought into use the whole of the site shall be hard surfaced in accordance with details which shall have been submitted to and approved in writing by the Waste Planning Authority.  Thereafter such arrangements as are approved by the Waste Planning Authority shall continue to be provided throughout the life of the site.

12.
Prior to the site being brought into use a 2 metre high close-boarded fence shall be erected along the frontage of the site as shown on drawing number 0348-1.

13.
There shall be no outside operation of any waste screening plant without the prior written approval of the Waste Planning Authority.

14.
Within three months of the use commencing, the estate road shall be surfaced and drained up to the site entrance, to the same standard as Anson Way.

15.
The colour of the vertical steel cladding to the proposed building shall be in accordance with details which shall have been submitted to and approved in writing by the Waste Planning Authority.

reason for recommendation

6. To exercise planning control having regard to policy and other material planning considerations. 

7. The development will allow an increase in waste recovery capacity and employment opportunities without any unacceptable impacts.

Alternative Options

8. To approve planning permission subject to different conditions.

MAIn BoDY OF rEPORT

BACKGROUND

9. The applicant currently operates a waste transfer station at Boasts Industrial Park, College Lane, Worlingham.  The applicant states that the business has grown from operating 150 skips up to 300 skips and has outgrown the present site.  The business currently employs four people and the applicant anticipates that the relocation could result in the employment of up to four more people.

10. The application site lies south of Worlingham and west of the B1127 on a partially developed industrial estate.  Access to the B1127 is via an existing private road serving the industrial estate.  The last 35 metres of the access are not yet made up.

PROPOSAL

11. Permission is sought for a waste transfer station on a 0.4 ha site consisting of the following elements:

a) combined workshop/waste reception building 18m x 6.75m monopitched and with a maximum height of 6.3m, constructed from box profile metal cladding and concrete blocks;

b) portacabin office, to be transferred from the existing site, 12m x 6m and 2.4m high;

c) weighbridge ;

d) concrete yard with two bays for storage of soil and rubble and four bins for storage of other materials;

e) parking area for five cars;

f) storage area for empty skips; 

g) 2-metre high palisade boundary fence with a 2-metre high close-boarded fence to the frontage. 

POLICY

Adopted Suffolk Structure Plan

12. ECON2
Most new employment development, including major development, will be located in or adjoining towns on areas allocated in local plans.  

13. ENV5
New development, including transport development, should be located and designed to minimise or avoid air, noise, water, land and light pollution.  The polluting effects of a development, the presence of other existing or proposed sources of pollution which may affect it, and any cumulative pollution impacts arising, should all be taken into account.  Development which would result in a significant pollution impact, and in particular development which would introduce a significant source of light which is not required for safety reasons, will not be acceptable.

14. WD1
The County Council will seek to maintain adequate provision for the management of waste generated within Suffolk.  In maintaining this provision favourable consideration will be given to management facilities identified in the appropriate Local Plan.  Regard will be had to the Government’s developing framework for sustainable waste management.

15. WD2
To encourage the recovery of waste materials and reduce the need for waste disposal by means of landfilling, the County Council will give favourable consideration to proposals for the recycling of waste and for the recovery of energy from waste, where there is no material conflict with other relevant policies of this Plan.

16. WD4
The County Council will give favourable consideration to proposals for the recovery and subsequent transfer of waste materials at locations other than current mineral workings and landfill sites provided:

a)
where the proposed development is to take place close to or within urban areas it does so within purpose designed facilities and is situated close to a principal road;

b)
there is no material conflict with other relevant policies of this Plan.

Adopted Waveney Local Plan

17. E2 
Within existing industrial areas (as defined on the proposals map) favourable consideration will be given to applications for new, or expansion to existing, B1 (Light Industrial) and B2 (General Industrial) uses.  

Where expansion of existing industrial or storage uses (B1, B2 and B8) cannot reasonably take place within an existing industrial area, applications on adjacent sites will be assessed against their impact on the surrounding land.  They should be well related to existing buildings, should not extend unacceptably into open countryside or have a significant adverse impact on surrounding residential or environmental amenity, traffic flows and highway safety or lead to a significant loss of environmental quality within the estate.

Applications for other development will not be allowed on land designated for industrial use.

18. E9
Proposals for new industrial or commercial development should:-

1.
achieve quality in design with particular attention to appearance and detailing on prominent road or site boundaries;

2.
provide safe access and adequate parking and manoeuvring spaces for cars and commercial vehicles;

3.
include comprehensive and effective landscaping;

4.
ensure that the living conditions of nearby residents are not unduly harmed;

5.
incorporate measures to assist the prevention of crime.

Waveney Local Plan Revised Draft

19.  E2
Planning permission will not be granted for the redevelopment or change of use to other land uses of the following Existing Industrial Areas:

Beccles Business Park (inter alia)

Within these areas applications for B1 (light industrial), B2 (general industrial) and B8 (storage and distribution) development will be permitted providing proposals do not have a significant adverse impact on surrounding land uses or environmental amenity or lead to a significant loss of environmental quality within the estate.

Where expansion of B1, B2 and B8 uses cannot reasonably take place within an existing industrial area development will be permitted on adjacent sites subject to the above criteria and in particular no significant adverse impact on the landscape.

Suffolk Waste Local Plan First Deposit Draft

20.  WLP1
Proposals for waste management development will be determined having regard to:

the Best Practicable Environmental Option;

the Proximity Principle;

the Waste Hierarchy; and

Regional Self-Sufficiency.

Proposals for development not consistent with the policies of this Plan will only be acceptable where it can be demonstrated that they represent the Best Practicable Environmental Option.

21. WLP2
Waste management development will only be acceptable where it can be demonstrated that it is compatible with existing or proposed neighbouring land uses, would not cause significant harm to the environment, residential or rural amenity and would not unacceptably harm human health or safety.

Conditions will be attached to planning permissions or legal agreements entered into to ensure satisfactory control of environmental impacts.  Waste development will not be acceptable where impacts cannot be satisfactorily controlled.

22. WLP4
Proposals for recycling or transfer of inert, and construction and demolition waste will be acceptable on land:

a)
identified in WLP 26 as a waste management site with potential for this use;

b)
in existing general industrial use (B2) or identified for this use in a Local Plan;

c)
at active mineral extraction sites.

On land suitable for general industrial use activities must take place within purpose designed facilities.

23. WLP9 Waste Transfer Stations, Materials Recycling Facilities and Household Waste Sites will be acceptable within purpose designed or suitably adapted facilities on land:

a)
identified in WLP26 as a waste management site with potential for this use;

b)
in existing general industrial use (B2) or identified for this use in a Local Plan;

At landfill sites proposals that will extend the life of landfill operations will also be considered against WLP24.

REPRESENTATIONS 

William Clowes, Printers, Beccles

24. The firm is currently constructing a prestigious new printing works on an adjoining site and object to the proposal on the grounds of potential contamination to the printing inks from dust.

CONSULTATIONS

Environment Agency

25. Does not object to the proposal and makes advisory comments.

County Archaeologist

26. Does not object to the development.

Highway Engineer

27. Does not object to the development and notes that the roads serving the site are not public highway and there is no proposal for them to be adopted.

Ellough Parish Council

28. Recommends approval subject to the roof colour being in keeping with other buildings and not yellow.

Beccles Town Council

29. Not received at the time of drafting this report.

Waveney District Council

30. Does not object to the development but asks the County Council to give careful consideration to the objection raised by Clowes and recommends a condition requiring a 2 metre high close-boarded fence to help minimise dust emissions.

COMMENTS OF THE DIRECTOR OF ENVIRONMENT AND TRANSPORT

31. Structure Plan policies support employment uses and the recovery and transfer of waste materials, subject to the proviso that there are no adverse impacts of the development.

32. Policies of the adopted and emerging Waveney Local Plan similarly support employment uses at this site.

33. Significant weight may be attached to policies WLP4 and WLP9 of the emerging Suffolk Waste Local Plan due to the stage reached in the local plan process.  These policies support the location of waste transfer stations and materials recycling facilities on land in existing general industrial use within purpose designed facilities.

34. The approach adopted in the Suffolk Waste Local Plan to assessing the Best Practicable Environmental Option is to accept, for inert and non-hazardous wastes, that recycling represents the Best Practicable Environmental Option where re-use is not practicable.  The proposed development accords with this approach.

35. With suitable conditions and controls this development could operate with no greater impact on the surroundings than any other industrial use typically to be found on such sites.

36. The provision of a hard surface over the whole site and the implementation of a dust management scheme should overcome any perceived dust problem.  Provision of a two metre high close-boarded fence around the entire site, as suggested by Waveney District Council, is not considered an effective means of controlling dust.  However, the provision of such fencing along the site frontage is recommended to screen visual impact of the site from the road.

Sources of further information

h) Correspondence received between 17 September and 8 December 2003 held on file .
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