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SUMMARY OF RECOMMENDATIONS

1.
To grant planning permission subject to conditions as set out in paragraph 8.1
CONSIDERATION BY DIRECTOR OF TRANSPORT AND ENVIRONMENT

1.
The Site and Surroundings
1.1
The application site is located in an industrial estate at Brett Drive, Bexhill-on-Sea. It comprises an area of 120 metres² within a yard currently occupied by a concrete batching company, at the southern end of Brett Drive.

1.2
There are industrial units to the north and west of the site, and a retail park to the east. A railway line is to the south, with an area of open space and the south coast beyond. The closest residential properties are 80 metres west of the site. Brett Drive leads south from the A259 De La Warr Road, which runs from east to west 210 metres north of the site.

1.3
The application site comprises an access from Brett Drive, an existing modern industrial building and associated outside area. The building provides a floor-space of about 65 metres² on a single level, and stands at a height of about 6 metres. It has a pitched roof and two roller shutter doors on its western elevation and is faced largely with dark blue metal.

2.
The Proposal
2.1
Planning permission is sought to change the use of the application site to a waste transfer station, for a temporary period of three years. A temporary permission is sought because the applicant has only a temporary lease of the land. The application does not include the remainder of the industrial yard, in which the concrete batching company would continue to operate.

2.2
The applicant currently leases the building to store empty skips and park two vehicles. Permission is sought to regularise this use and to also use the building to sort mixed skip-loads of waste. The application also involves the storage of up to ten empty skips outside the building. The use of the site for the storage of empty skips and vehicles has been continuing since October 2009, however, the waste activities have not commenced. Therefore, the application seeks planning permission part-retrospectively.

2.3
The waste managed at the site would comprise materials sourced largely from house clearances, collected in the course of the applicant’s skip-hire business. Waste would be brought to the site by the applicant in 0.75 tonne capacity skips, and sorted by hand within the building to separate the recyclable elements from the non-recyclables. Sorted materials would then be taken to other sites for final management. It is anticipated that the operation would involve a maximum of two skip-loads per week, giving an annual throughput of 78 tonnes of waste materials. The applicant has confirmed that the majority of waste collected in the course of his business is pre-sorted by the customer and taken directly to an appropriate facility for management. The current proposal seeks to manage only that small proportion of waste that is collected in an unsorted form. 

2.4
All waste sorting and storage is proposed to take place within the building. The applicant estimates that waste materials would be stored in the building for up to 48 hours before being transferred off site. The proposed operating hours are 8.00 am to 5.00pm on Mondays to Saturdays. The applicant’s existing activities on site generates about 2 skip-lorry movements daily, and it is not anticipated that this would change.

3.
Site History
3.1
A planning application (reference RR/618/CM) was submitted by the same applicant in December 2009 for: continued change of use for a temporary period of storage building to minimal use transfer station of non hazardous waste to sort out the recyclable element of house clearance material from disposal to landfill. This application was withdrawn in February 2010 because it did not encompass the use of the outside area for the storage of skips. Consequently, the current application has been submitted, which also includes the provision for outside storage of empty skips.

4.
Consultations and Representations 
4.1
Rother District Council - raises no objections.

4.2
Highway Authority - raises no objections. Taking into account the existing permitted use of the site and the fact the site is well connected to the existing trunk road network, no objections are raised.

4.3
Environment Agency - raises no objections to the principle of the application but advises that the development will also require an Environmental Permit from the Environment Agency. The permit will require the applicant to meet conditions relating to such matters as drainage and pollution control.

4.4
Public representations – One letter of objection has been received from a gymnastics school, which occupies a unit to the north east of the site. Concern is raised that dust and dirt arising from waste handling on site could dirty cars, affect the building’s air conditioning units, and adversely affect children with asthma. Concern is also raised that lorry movements to and from the site could exacerbate existing traffic congestion on Brett Drive.

5.
The Development Plan policies of relevance to this decision are:
5.1
South East Plan 2009: Policies: W5 (Targets for Diversion from Landfill), W6 (Recycling and Composting), W17 (Location of Waste Management Facilities).
5.2
East Sussex and Brighton & Hove Waste Local Plan 2006: Policies: WLP1 (a, b) (The Plan’s Strategy), WLP13 (Recycling, Transfer and Materials Recovery Facilities), WLP35 (a, b, c) (General Amenity Considerations).

5.3
Rother Local Plan 2006: Policies: DS1 (1) (Development Principles), GD1 (2, 4) (General Development Considerations), BX1 (2) (Planning Strategy for Bexhill).

6.
Considerations

Waste Management

6.1
The proposal involves the applicant bringing skip-loads of unsorted waste materials, collected in the local area in the course of his skip-hire business, to the site for sorting, prior to it being transferred off site for final management. This should assist in increasing the amount of waste that is recycled, and reduce the amount of unsorted waste taken for final disposal. This accords with Policies W5 and W6 of the South East Plan and Policy WLP1 (a, b) of the Waste Local Plan, which seek to reduce the amount of waste disposed of to land and increase the amount recycled, and require proposals to have regard to the waste hierarchy and the proximity principle.

6.2
The site’s location within an industrial estate in an urban area and in close proximity to the trunk road network is considered appropriate for the proposed use. In this respect the proposal accords with Policy WLP13 (a) of the Waste Local Plan and Policy W17 of the South East Plan, which support the provision of facilities for sorting and transferring waste materials on industrial land with good accessibility from existing urban areas. Furthermore, the proposal accords with Policies DS1 (1) and BX1 (2) of the Rother Local Plan, which seek to make the best use of urban and previously developed land, and ensure that development proposals in Bexhill assist in providing for the growth of local firms and appropriate inward investment.  

Effect on Amenity

6.3
The proposal is of a modest scale. The main use of the site is the storage of empty skips, and this involves only 2 lorry movements daily. The proposal also involves the applicant bringing back 2 skip loads of waste to the site weekly. All waste sorting and storage would be confined to the building, which should greatly reduce the potential for dust, odour and litter affecting the locality, and I am recommending a condition to control this. Some noise may be generated by the movement of empty skips outside, however, providing the operating hours are limited as proposed I do not consider this would have any unacceptable impact on the amenity of nearby businesses. The physical size of the site will serve to limit the number of empty skips that can be stored outside, and any subsequent impact on the adjacent business.

6.4
The site is within an industrial estate, which has an existing level of noise, activity and vehicle movements, and is well-separated from residential properties. The existing, adjacent concrete batching activity is well established and involves its own heavy vehicle movements and potential for dust generation, and I am not aware that this use gives rise to complaints. Given the relatively small amount of waste to be managed, the low number of vehicle movements involved and the limited size of the application site, I do not consider the proposed development is likely to have any significant impact on the amenity of nearby businesses. 

6.5
The Environment Agency has advised that the development will also require an Environmental Permit, and the Permit will regulate matters including drainage and pollution control. Therefore, on this occasion I do not consider it is necessary to recommend further controls on these matters. In any event, however, the containment of all waste within the building should reduce the potential for any adverse impacts in terms of drainage or pollution.

6.6
Subject to the recommended conditions, the proposal should have no unacceptable effect on amenity, and it thereby accords with Policy WLP35 (a, b, c) of the Waste Local Plan and Policy GD1 (2 and 4) of the Rother Local Plan, which seek to protect amenity and require development proposals to include adequate means of controlling noise, dust, litter and odours.

7.
Conclusion and reasons for approval

7.1
In accordance with Section 38 of the Planning and Compulsory Purchase Act 2004 the decision on this application should be taken in accordance with the development plan unless material considerations indicate otherwise.

7.2
The proposal is of a modest scale and acceptable in the industrial area. It should assist in increasing the amount of waste that is recycled. Attached conditions should ensure there is no unacceptable effect on amenity.

7.3
The proposal complies with Policies W5, W6 and W17 of the South East Plan 2009, Policies WLP1 (a, b), WLP13 and WLP35 (a, b, c) of the East Sussex and Brighton & Hove Waste Local Plan 2006, and Policies DS1 (1), GD1 (2, 4) and BX1 (2) of the Rother Local Plan 2006.

7.4
There are no other material considerations and the decision should be taken in accordance with the development plan. 

8.
Recommendation

8.1
To recommend the Planning Committee to grant planning permission subject to the following conditions:-

1.
The use hereby permitted shall by 30th October 2012 cease, and the use of the land shall revert to its former use of industrial land or as agreed in accordance with a scheme submitted to and approved in writing by the Director of Transport and Environment.


Reason: To enable the County Planning Authority to control and regulate the use of the land.

2.
The development hereby permitted shall be carried out in accordance with the approved plans listed in Schedule 1.


Reason: For the avoidance of doubt and in the interests of proper planning.

3.
No sorted or unsorted waste material or residue of recycled materials shall be stored outside the building. 


Reason: In the interests of amenity and health and safety and to accord with Policy WLP35 (c) of the East Sussex and Brighton & Hove Waste Local Plan 2006.

4.
There shall be no sorting, treatment, loading or unloading of waste or recyclable materials other than within the building.


Reason: In the interests of the amenity of the locality and to accord with Policy WLP35 (c) of the East Sussex and Brighton & Hove Waste Local Plan 2006.

5.
No waste sorting activities and no other processes including the movement of skips shall be carried out and no deliveries taken to or despatched from the site other than between the hours of 0800 and 1700 on Mondays to Saturdays inclusive and not at any time on Sundays, Bank and Public Holidays, unless with the prior written consent of the Director of Transport & Environment, except for works of essential maintenance or which are to respond to an emergency. No later than one week after the carrying out of such works full details of the time, date, reason for and nature of the works shall be given in writing to the Director of Transport & Environment.


Reason: In the interests of the amenity of the locality and to accord with Policy WLP35 (b) of the East Sussex and Brighton & Hove Waste Local Plan 2006.

6.
The use hereby permitted shall be wholly confined to the application site, as defined on approved drawing no. 1414[62] -1, and no activity associated with the use shall take place outside this defined site area.


Reason: For the avoidance of doubt and to reduce the impact of the use on the adjacent business, in accordance with Policy GD1(2) of the Rother Local Plan 2006.

Schedule 1 – Approved Plans

1414[62] - 1 Site Plan

INFORMATIVE

1.
The Applicant's attention is drawn to the need to obtain an Environmental Permit from the Environment Agency. The applicant is therefore advised to contact the Environment Agency to discuss this requirement.

RUPERT CLUBB

Director of Transport & Environment

12 April 2010
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