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Development Control Committee
	Report Title:
	SE/15/1538: Rationalisation of land through the demolition and reorganisation of a number of buildings, the extension to a workshop and change of use of land to allow the relocation of a recycling facility and distribution of aggregates; Hollow Road Farm, Hollow Road, Fornham St Martin, Bury St Edmunds, Suffolk IP31 1SJ

	Meeting Date:
	20 October 2015

	Lead Councillor(s):
	Councillor Peter Beer

	Local Councillor(s):
	Councillor Beccy Hopfensperger

	Director:
	Geoff Dobson, Director of Resource Management

	Assistant Director or Head of Service:
	John Pitchford, Head of Planning

	Author:
	Anita Seymour, Development Manager, 01473 264747      


Brief summary of report
This application concerns an existing recycling facility which specialises in road planing operations within the East Anglia region. Operations have been established at this site for a number of years without complaint. 
The operator has no connection to the proposed West Suffolk Waste Operational Hub (WSOH) identified for land to the north of Hollow Road Farm. Any application for the WSOH would be considered by St Edmundsbury Borough Council as the Local Planning Authority.
It is proposed to rationalise the operations at the site through the demolition of a number of buildings, extension to a workshop and relocation of the existing recycling facilities. The application further proposes the creation of new office space, weighbridge and office and the creation of a new paddock area and for the continued use of a flat. There would be no increase in throughput of materials at the facility. 
Five letters of objection have been received from local residents. Concerns relate to noise, traffic generation and loss of traditional farm buildings.
The application is supported by Ecology Report, Heritage Assessment and Surface Water Assessment.
Councillors are encouraged to view the application prior to the Committee meeting, which is available at Gold Floor 2, Endeavour House or online at:
https://secure.suffolkcc.gov.uk/ePlanning/loadFullDetails.do?aplId=20640 
Action recommended
	That planning permission be granted subject to the following conditions: 
Except as may be modified or required by the other conditions attached to this permission by the Waste Planning Authority, none of the uses, operations and activities associated with the development hereby approved shall be carried out other than in accordance with the details as set out in application form dated 21 July 2015 and supporting statements:
Pde Consulting  Ltd Planning Supporting Statement dated July 2015;
Greenlight Environmental Consulting Ecology Report dated 1 June 2015;
AJA Heritage Statement dated May 2015;
Pde Consulting Ltd Preliminary Risk Assessment dated September 2015;
And accompanying plans:
Drawing no M14.184.D.002 dated May 2015 entitled “Proposed Development”;
Drawing no M17.184.D0015 dated July 2015 entitled ”Elevations Proposed”;
Drawing No M14.184.D.006 dated July 2015 entitled “Cross Sections”;
Drawing No M14.184.D.007 dated August 205 entitled “Weighbridge Office Elevations”.
Reason: to clarify those details approved and in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable. 
A copy of this permission, including all documents hereby approved shall be kept available for inspection at the site for the life of the development. 
Reason: in the interests of clarity and to inform both site operators and visiting persons of the site operational responsibilities and in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Permitted Uses
The development hereby permitted shall be used only as described in this permission.
Reason: to ensure control over such development on site so as to protect residential amenity, in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011.
Only vehicles and plant owned and operated by the applicant shall be serviced and maintained on the site.
Reason: to ensure control over such development on site so as to protect residential amenity, in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011.
Waste Capacity 
Within a 12 month period, a maximum of 50,000 tonnes of road planings and inert waste may be accepted at the site. The operator shall keep a record of all imported material which shall be made available to the Waste Planning Authority upon request.
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted in 2011.
Within a 12 month period, a maximum of 10,000 tonnes of aggregate may be brought into the site for sale. The operator shall keep a record of all imported aggregate which shall be made available to the Waste Planning Authority upon request.
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted in 2011.
Before commencement of development of the workshop, details of the colour of the workshop extension and weighbridge office shall be submitted to and agreed in writing by the Waste Planning Authority; the buildings shall thereafter be retained in the approved colour.
Reason: in the interest of visual amenity.
Lighting
No external floodlighting shall be installed until details of the location, height, design, timing, sensors and luminance of floodlighting (which shall be designed to minimise the potential nuisance of light spillage on bat habitats and highways), has been submitted to and received the prior written approval of the Waste Planning Authority.  The approved scheme shall be retained in its entirety throughout the life of the development.
Reason: in the interests of minimising the impact on protected and priority species and road safety in accordance with the NPPF Section 11, Policy WDM2 of the Suffolk Waste Core Strategy Adopted in 2011.
Surface Water
Within three months of the date of this consent a scheme of surface water containment  shall be submitted to and approved in writing by the Waste Planning Authority, the scheme shall include:
A Topographic plan clearly annotating which areas of the site are impermeable and permeable (to confirm the data used in the storage calculations).
Dimensioned plans and drawings clearly showing all aspects of the surface water drainage system including the conveyance system, lateral connections and their attributes i.e. size, gradient, volumes.
Infiltration testing on site in accordance with BRE365 to confirm the use of soakaways as a viable means of surface water disposal and groundwater levels show it to be possible.
Confirmation of the half drain time of the soakaways.
Infiltration systems shall only be used where it can be demonstrated that they will not pose a risk to groundwater quality.
Should the soakage rates confirm that the site isn’t as free draining as perceived, and then the storage volume calculations will need to be adjusted in accordance with actual rates.
The approved scheme shall be completed in its entity within six months of the date of this consent and thereafter retained. 
Reason: to ensure the site is adequately drained to prevent flooding and/or pollution and in accordance with NPPF Section 10 and Development Plan Policy DM6. And those Infiltration systems are only used where it can be demonstrated that they will not pose a risk to groundwater quality.
Contamination 
Within three months of the date of this consent a remediation strategy that includes the following components to deal with the risks associated with contamination of the site shall each be submitted to and approved in writing by the Waste Planning Authority: 
A Preliminary Risk Assessment (PRA) including a Conceptual Site Model (CSM) of the site indicating potential sources, pathways and receptors, including those off site. 
The results of a site investigation based on (1) and a detailed risk assessment, including a revised CSM. 
Based on the risk assessment in (2) an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken. The strategy shall include a plan providing details of how the remediation works shall be judged to be complete and arrangements for contingency actions. The plan shall also detail a long term monitoring and maintenance plan as necessary. 
A verification report demonstrating completion of works set out in the remediation strategy in (3) shall be submitted within six months of the date of this consent. The long term monitoring and maintenance plan in (3) shall be updated and be implemented as approved.
Reason: to protect and prevent the pollution of controlled waters from potential pollutants associated with current and previous land uses in line with National Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles and Practice (GP3).
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted a remediation strategy detailing how this unsuspected contamination shall be dealt with and obtained written approval from the Waste Planning Authority. The remediation strategy shall be implemented as approved.
Reason: to protect and prevent the pollution of controlled waters from potential pollutants associated with current and previous land uses in line with National Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles and Practice (GP3).
Ecology
No demolition shall take place until a Precautionary Method Statement for Protected and Priority species has been submitted to and agreed in writing by the Waste Planning Authority. The agreed actions, requirements and other measures shall be implemented in their entirety in accordance with the approved Method Statement.
Reason: to ensure protection of protected and priority species during development In accordance with NPPF Section 11 and Development Plan Policies: DM11 DM12.
Before demolition commences a scheme of mitigation for loss of nesting and foraging opportunities for bats and birds including a plan showing the location of the bird and bat boxes shall be submitted to and approved in writing by the Waste Planning Authority. The Scheme shall be completed within three months of the demolition of the buildings.
Reason: in order to provide compensatory habitat for protected and priority species which would experience a loss of habitat as a result of this development, and in accordance with NPPF Section 11 and Development Plan Policies CS2, DM11 and DM12.
Landscape
Before demolition commences details of the proposed hedge planting and implementation programme shall be submitted to and approved in writing by the Waste Planning Authority and these works shall be carried out as approved.
Details shall include:
Planting plans which provide for native hedging, schedules of plants, noting species, plant sizes and proposed number and densities;
Written specifications for remedial works and preparation of soil particularly to remove compaction (including cultivation and other operations associated with plant establishment); and
Type of rabbit protection and weed suppression to be implemented.
Reason: to ensure the site is properly planted and in the interests of visual amenity in accordance with NPPF Section 11.
All planting shall be maintained for five years after initial planting has been completed by:
Keeping the new planting free from competing grass and weeds. Where herbicides are used, they must be appropriate “translocated” types.
Replacing any plants on a one for one basis each year which are substantially damaged, seriously diseased or dead, with plants of a similar species and size.
Checking, adjusting and repairing all stakes, ties, shelters or fencing used in the scheme.
Removing protection no later than five years after planting.
Reason: to ensure the site is properly planted and maintained in the interests of visual amenity in accordance with NPPF Section 11.
Stockpiles
The stockpiles of inert waste shall not exceed 5m in height.
Reason: in order to protect visual amenity in accordance with the National Planning Policy for Waste.
Hours of operation
The screening and crushing equipment shall not be operated during the period 19:00-07:00 hours on any day, and not at all on Saturdays, Sundays, Bank and Public Holidays.
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
The servicing of vehicles and plant shall not take place between 19:00-07:00 hours.  
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Effective Silencers
Silencers shall be fitted to, used and maintained in accordance with manufacturers’ instructions on all vehicles, plant and machinery used on the site.  No machinery shall be operated with the covers open or removed.
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Noise from Reversing Vehicles
Within three months of the date of this consent, details of the proposed arrangements for minimising any adverse impact that the warning signal emitted by reversing vehicles may have on commercial residential or rural amenity shall be submitted to and approved in writing by the Waste Planning Authority. The approved arrangements shall be implemented and maintained throughout the life of the site.    
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Loudspeakers
No sound reproduction or amplification equipment (including public address systems and loudspeakers) which is audible at the nearest noise sensitive location shall be installed or operated on the site.
Reason: in the interests of minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Highways
The entrance gates shall be set back a minimum distance of 35m from the edge of the carriageway and shall open only into the site.
Reason: in the interest of road safety.
Within three months of the date of this consent, details of the areas to be provided for the purposes of loading, unloading, manoeuvring and parking of vehicles including secure cycle storage shall be submitted to and approved by the Waste Planning Authority. The approved scheme shall be carried out in its entirety before the development is brought into use and shall be retained thereafter and used for no other purpose.  
Reason: to ensure that sufficient space for the on-site parking of vehicles is provided and maintained in order to ensure the provision of adequate on-site space for the parking and manoeuvring of vehicles where on-street parking and manoeuvring would be detrimental to highway safety to users of the highway.
All vehicles leaving the site laden with loose items shall be effectively covered to prevent the spillage of any material.
Reason: to clarify those details approved and in the interests of highways safety and minimising the impact on the amenities of the local area in accordance with Policy WDM2 of the Suffolk Waste Core Strategy Adopted Version 2011, setting out general considerations relevant to all waste management facilities and which are required in order to make the development acceptable.
Oil Tanks
Any fixed or free standing oil or fuel tanks shall be fully bunded. 
Reason: to prevent contamination of the soil resource and pollution of the land drainage and groundwater regime. In accordance with Policy WDM2of the Waste Core Strategy adopted August 2011, and the National Planning Policy Framework. 


Reason for recommendation
Pursuant to section 70 of the Town and Country Planning Act 1990 and section 38(6) of the Planning and Compulsory Purchase Act 2004, the application for planning permission is to be determined in accordance with the development plan unless material considerations indicate otherwise. Officers are of the view that the proposed development is generally in accordance with the development plan and there are no material considerations that indicate that planning permission should be refused.
The development plan documents are the following; the Suffolk Waste Core Strategy, the St Edmundsbury Core Strategy and Bury St Edmunds Vision 2031. The proposed development is also in accordance with the National Planning Policy Framework and the National Planning Policy for Waste.
The proposals would provide upgraded facilities and provide more efficient and safe working environment. Improving the operational efficiency and overall appearance of the site.
Alternative options
To refuse consent or grant with different conditions.
Main body of report
Operations
The applicant operates a road planing business from the site which facilitates the maintenance and improvement of the highway network. The nature of the operations requires access for HGV’s 24 hours a day seven days a week although screening and processing and sale of materials would only take place Mondays to Fridays.
Materials generated from maintenance and improvement of the highway network including road planings and breakout are transported by HGV’s to the site and screened and stored for reuse in the construction industry or asphalt plants in the process of asphalt manufacture.
Small amounts of inert waste and soils not associated with road improvements are also imported for reprocessing and onward distribution.
A small quantity of aggregates is imported to the site for onward sale to customers.
The applicant has stated that the annual throughput passing through the recycling area would be 50,000 tonnes of waste per annum, and approximately 5-10,000 tonnes of aggregates are imported annually.
Site
The site is located on the northern fringe of Bury St Edmunds and comprises a group of former traditional Suffolk flint farm buildings, metal clad workshop, recycling area and vacant land previously stripped and used for soil storage from construction of agricultural storage buildings north of the applicant’s site. 
The site is bounded by agricultural land to the north and a waste transfer station and agricultural storage buildings to the east, to the south are lagoons used in association with sugar beet production.
The site is screened by bunds and vegetation on its northern, southern and western boundaries. Immediately to the east is a further waste management building and modern agricultural storage buildings.
Access to the site is via the A134/A143 roundabout interchange which leads to the A14 approximately 1km to the southwest of the site.
The current recycling operations are located approximately 460m from the nearest residential accommodation to the northwest.
Proposal
It is proposed to rationalise the site through the demolition and reorganisation of a number of buildings, construct an extension to the existing workshop and change the use of land to allow the relocation of the existing recycling facility and aggregates facility. The application includes the creation of new office space, installation of a weighbridge and associated office, the creation of a new paddock area and for the continued occupation of a residential flat.
The demolition of the buildings would provide more operational room for the applicant’s business allowing for safer passage of vehicles round the site and separation of vehicles from pedestrians. By removing the derelict and semi-derelict buildings the applicant would create sufficient room to expand the existing workshop used to maintain and repair the applicant’s HGV’s and mobile plant under cover.
The existing farmhouse currently has planning permission for the ground floor to be used as offices, the first floor retaining its residential permission. Business use of the ground floor would be retained to accommodate welfare facilities and the office functions transferred to a refurbished building within the site.
The application proposes to move the stockpiles of road planings and inert waste that arise as a consequence of the road planing contracts from the south western part of the site to the north of the access road together with the associated screener and storage bays for screened recycled materials and aggregates. This would result in the recycling equipment being approximately 390m from the nearest residential accommodation to the northwest.
A weighbridge is proposed which would be installed together with an associated office on the access road to aid the applicant’s business and facilitate the weighing of imported and exported materials.
The area to the south of the access road would be fenced and a paddock created.
Consultations  
St Edmundsbury Borough Council 
No objection.
Fornham St Martin cum St Genevieve Parish Council
Recommends that the application be permitted on condition that:
The Planning Authority restricts the scope of activity undertaken on site to the storage and recycling of planning scrapings for re use.
The Planning Authority takes seriously the applicants intention not to intensify trading on the site and specifically includes conditions (including (c) below) that will be effective in reasonably constraining the scale of the business.
The number of HGV and trailer licences issued to the applicant and tenants on the site are restricted to those currently in operation.
Great Barton Parish Council
No objections. The Parish Council are supportive of the proposed demolition of existing buildings and construction of the proposed workshop. However note:
The installation of a weighbridge and weighbridge office should be restricted to the applicant’s business only to ensure the applicant’s yard is not compromised on the grounds of safety and does not add to the local highway junction at the interface of the applicant’s entrance on the roundabout of Compiegne Way.
Stockpiles should be restricted to the designated area and in height.
Sufficient safeguards should be required for surface water runoff and groundwater protection.
The stated annual trading tonnages which are not due to increase should be auditable to ensure safety is maintained on site and to ensure the local road network is not adversely affected.
The proposal is for the same non restriction of hours due to the nature of the business; these should be maintained. The screening operations should be considered as the only exception to this condition due to the ability to stockpile. 
County Archaeologist
No objection.
County Ecologist
No objections; “Based on the information submitted by the applicant, I am satisfied that this development will not result in any significant adverse impacts on biodiversity. 
“The ecology report by Greenlight Environmental Consultancy has been written by a Suitably Qualified Ecologist and meets the CIEEM guidelines for ecological report writing. It also identifies the likely impacts on Protected and Priority Species/Habitats so the Local Planning Authority can demonstrate it has met its statutory duty to conserve biodiversity. 
“The ecology report recommends that a number of mitigation measures are carried out (storage of materials off ground & excavations covered up overnight), so I suggest these could be covered by a condition to submit a Precautionary Method Statement for approval and implement in full. 
“As evidence of use by bats on site has been found, I would recommend that a separate lighting scheme is submitted for approval to minimise the impact on these European Protected Species.
“I consider that the biodiversity “enhancements” are actually compensation measures for loss of nesting & foraging opportunities which should be secured by condition to provide a plan showing the location of the recommended bird and bat boxes and installation confirmed by inspection”.
County Landscape Development Officer 
No objection subject to conditions controlling colour and finishes of new buildings, external lighting and maximum height of stockpiles.
Noise Consultant 
The proposed changes at Hollow Road site would not result in a significant increase in daytime noise levels at the nearest sensitive receptors.
To minimise noise emissions from the site during evening and night time hours it is recommended that a condition controlling the hours of operation for the road planings recycling facility including the materials handling equipment, excavators and screening / sorting plant is imposed on any consent.
County Highways
No objection subject to conditions controlling the operation of the access gate and areas for loading, unloading and parking.
County Historic Building Officer
This group of buildings once formed a farmstead, probably associated with the enclosure of the surrounding land in the first decades of the 19th century. Such groups are fairly common on the lighter soils to the north and west of Bury St Edmunds, and many examples are faced in flint, as here. However, the integrity of this group has been severely compromised by piecemeal alterations and additions, while the present commercial uses, and the unrelated recently constructed buildings to the east, have largely destroyed the original rural setting.
The main barn which is proposed for demolition was the principal building of the former farmstead and enclosed the north side of a courtyard. It is constructed of random flint with red brick dressings. There were large ‘hit and miss’ brick ventilation openings, lozenge shaped, some of which survive unaltered, especially on the south side where there are later flint and pantiled lean-tos against the original outside walls. On the north side the original walls show evidence of considerable piecemeal alteration. The barn’s appearance and historic value has suffered from the 20th century replacement of the original roof structure at a shallower pitch, now clad with corrugated asbestos. A higher projection on the south side was a former cart entry, the opening now filled with 20th century brick. There are later in-line additions to the east, partly clad in corrugated iron.
Also proposed for demolition is a former cart shed immediately south and west of the barn, forming the west side of the courtyard. This is almost certainly contemporary with the barn, being constructed of similar materials but with studded and weather boarded end gables. The roof covering has been replaced with 20th century profile steel. 
Other, more minor buildings proposed for demolition may be later in date or even more altered.
In conclusion, I do not consider these buildings qualify as heritage assets because of their considerable degree of alteration and the loss of their agricultural setting. I have no objection to work proposed and do not consider any historic building recording is justified in this instance.
Flood and Water
No objections subject to a condition requiring design details of the proposed surface water drainage system being submitted prior to development being carried out. 
Environment Agency
Based on the information submitted they raise no objections.  And are satisfied that risks to controlled waters posed by contamination can be addressed through appropriate measures required by the recommended conditions. 
Representations
As a result of the press and site notices and neighbour notification letters, five letters of objection have been received concerns raised relate to loss of historic asset, traffic congestion resulting from potential increase in HGV traffic, noise from relocated operations and loss of agricultural land.
Policy
National policy documents considered include the National Planning Policy Framework, and the National Planning Policy for Waste. Development Plan documents considered include the Suffolk Waste Core Strategy Adoption Version 2011, St Edmundsbury Core Strategy and Bury St Edmunds Vision 2031.
The full wording of policies is attached in Appendix 1.
National Planning Policy Framework (NPPF)
The NPPF (published March 2012) includes paragraph 11 that requires planning applications to be determined in accordance with the Development Plan unless material considerations indicate otherwise.
Paragraph 120 requires planning applications to preserve the natural environment and general amenity.
National Planning Policy for Waste (NPPW)
The NPPW (published in October 2014) provides guidance on matters relevant to waste planning applications, and the following are considered relevant to this application:
only expect applicants to demonstrate need where proposed development is not in accordance with an up to date local plan; 
consider the likely impact on the local environment and amenity against criteria set out in Appendix B: (these are protection of water quality and resources and flood risk management, land instability; landscape and visual impacts; nature conservation; conserving the historic environment; traffic and access; air emissions including dust; odours; vermin and birds; noise, light and vibration; litter, and; potential land use conflict); 
ensure that waste management facilities are well-designed, so that they contribute positively to the character and quality of the area in which they are located; and
planning authorities should not duplicate the controls of the pollution control authorities, but should assume that the relevant pollution control regime will be properly applied and enforced.
The NPPW also makes reference to the types of land that authorities should use to identify in their plans for waste use including sites identified for employment.
Suffolk Waste Core Strategy (WCS)
Policy WCS1 (The Spatial Waste Planning Strategy for Suffolk). This gives preference to proposals which are well related to the Suffolk Lorry Route Network, centres of population and sources of waste and do not have adverse impacts upon features of environmental importance or endanger human health.
Policy WDM2 (General Considerations Relevant to all Waste Management Facilities) requires proposals to adequately address issues including: flood risk; vehicle movements and access design; landscape; biodiversity; archaeology; compatibility with neighbouring land use; noise; air quality including odour; visual impact including from lighting; local water environment, and vermin.  
Policy WDM5 (General Waste Management Facilities) lists the types of land where general waste facilities (including Waste Transfer Stations) might be suitably located including land already used for, within or adjacent to agricultural and forestry buildings.
Policy WDM7 (Waste Transfer Stations, Materials Recycling Facilities, End of Life Vehicle Facilities and Waste Electrical and Electronic Equipment Recovery Facilities) cross references to WDM2 and WDM5.
Policy WDM19 (Design of Waste Management Facilities) requires proposals to be of an appropriate design, provide safe and convenient access for all potential users, include landscaping schemes, and include measures to protect the historic and natural environment.  
St Edmundsbury Core Strategy Adopted December 2010
Policy CS2 Sustainable Development requires development to protect and enhance natural resources and to promote sustainable design.
Bury St Edmunds Vision 2031 adopted September 2014
Policy Bv1: Presumption In Favour of Sustainable Development.
When considering development proposals the council will take a positive approach that reflects the presumption in favour of sustainable development contained in the National Planning Policy Framework. It will always work proactively with applicants jointly to find solutions which mean that proposals can be approved wherever possible, and to secure development that improves the economic, social and environmental conditions in the area.
Planning applications that accord with the policies in this Local Plan (and, where relevant, with policies in Neighbourhood Plans) will be approved without delay, unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date at the time of making the decision then the council will grant permission unless material considerations indicate otherwise – taking into account whether:
any adverse impacts of granting permission would significantly and demonstrably outweigh the benefits, when assessed against the policies in; and
the National Planning Policy Framework taken as a whole; or specific policies in that Framework indicate that development should be restricted.
Comments of the Head of Planning
Heritage assets
The proposal would result in the loss of some traditional Suffolk farm buildings. The County Historic Building Officer does not consider these buildings qualify as heritage assets because of their considerable degree of alteration and the loss of their agricultural setting. Therefore, he has no objection to their demolition. I consider that their loss is mitigated by the economic and safety benefits which would be achieved through the reorganisation of the site, including separation of pedestrians from HGV’s and covered workshop/maintenance garage. Policy WDM5 of the Suffolk Waste Core Strategy indicates that general waste management developments are considered, in principle, unless otherwise stated, to be suitable for location within a) land in existing waste management use, d) within or adjacent to Agricultural buildings.
Agricultural land
Concern has been raised regarding the loss of agricultural land; no part of the proposed site is in agricultural production. The area proposed for expansion has been stripped and used for the storage of soil resulting from the construction of adjacent agricultural storage buildings. This area does not relate to the agricultural land to the north being separated by hedge and bund as it only extends to 0.75ha. I consider its potential for agricultural use to be minimal.
Noise
The applicant’s business is a 24-hour operation covering overnight resurfacing and emergency operations on the highway, therefore HGV’s need to deposit and collect materials from the site during the night-time. The site is approximately 390m from the nearest residential accommodation separated by the A134/A143 Junction. 
Noise generated by the proposed development including traffic has been assessed by the County’s Noise Consultant as not being at a level that would be likely to give rise to complaint subject to controlling conditions on the operating hours of the screening and crushing machinery to between 07:00 and 19:00 hours Mondays to Fridays only with no operations on Saturday, Sundays or Public and Bank Holidays as set out in condition 17 in paragraph 7 of the report..  
I therefore consider that the proposals accord with Policy WDM2 of the Suffolk Waste Core Strategy.
Traffic
The site is well located to the road network to enable access for HGV’s. The lorry routing depends on the location of the highway works and restricting their operations would not be appropriate or desirable. County Highways have not objected to the application. 
The applicant has stated that there would be no increase in activity as a result of this application and is happy for any consent to be restricted to 50,000 tonnes of inert waste and 10,000 tonnes of aggregate throughput per annum (proposed conditions  5 and 6 in paragraph 7).  
The Waste Planning Authority has not received any complaints regarding operations at this site. I therefore consider that the proposals accord with Policy WDM2 of the Suffolk Waste Core Strategy.  
Surface Water
The Environment Agency and Suffolk Floods and Water team have considered the proposals and consider that the details submitted are sufficient to address surface water runoff and safeguard groundwater quality subject to the information required in proposed conditions 10 and 11 in paragraph 7. I therefore consider that the application accords with Policy WDM2 of Suffolk Waste Core Strategy and Policy SC2 of St Edmundsbury Core Strategy and the NPPF. 
Conclusion
The proposed development is in general accordance with the Development Plan, which is considered to be up to date in terms of waste policy, and would preserve the natural environment and general amenity in accordance with the NPPF.
This proposed development would provide continuity for an important waste facility which supports Suffolk’s highway infrastructure. The site is well connected to the highway network, the level of HGV traffic associated with the operations would not have an adverse impact on the road network and County Highways have not raised an objection to the proposals.
Subject to the conditions recommended controlling hours of operation there are no other overriding environmental concerns.
In conclusion, I would recommend this application for approval, subject to conditions.
	Sources of further information
File reference: SE/15/1538
The application, representee and consultee responses can be viewed at:
[bookmark: _GoBack]https://secure.suffolkcc.gov.uk/ePlanning/loadFullDetails.do?aplId=20640   
The Planning Officers file is an open file and can be consulted by prior appointment with the case officer Anita Seymour 01473 264935 at the Development Section, Endeavour House, 8 Russell Road, Ipswich, Suffolk, IP1 2BX.
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