DELEGATED REPORT            
Report considered and agreed by Head of Planning

…Tony Cook……………….. date …27/8/13…………

Report considered and agreed by Team Manager, Planning Policy and Development Management

…Sarah Iles………….. date …23 August 2013……

	Report by:
	Director of Economy, Transport and Environment



	Proposal:
	Extension to the waste sorting building



	Site Address:
	The Old Timber Yard, North Quay Road, Newhaven



	Applicant:
	Skip It Containers Limited



	Application No.
	LW/717/CM



	Key Issues:
	(i) Purpose of development and management of waste

(ii) General amenity and drainage



	Contact Officer:    


	Jeremy Patterson – Tel. 01273 481626

	Local Member: 
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RESOLUTION OF THE DIRECTOR OF ECONOMY, TRANSPORT AND ENVIRONMENT:

Under the powers delegated to me by the Governance Committee on 30 January 2003, I resolve to approve the proposal subject to the conditions set out in the recommendation.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1.
The Site and Surroundings
1.1
The Old Timber Yard site, North Quay Road, Newhaven is used as a waste transfer station and is 1.15 hectares in area. Stockpiling bays are present along the north-western boundary with parking and storage areas along the north-eastern and south-eastern boundaries. Offices and a weighbridge are located a short distance into the site from the entrance off North Quay Road. A trommel and picking belt are also located along the south-eastern side adjacent to a large waste sorting building, which covers most of the length of this boundary. 

1.2
The site forms part of an industrialised area in Newhaven with a scrap metal business on its southern side, a haulage business on its northern side and a car breakers business adjacent to the east. The River Ouse flows along the site’s western boundary and the surrounding area forms part of a tidal flood zone.

2.
The Proposal
2.1
The proposal is for an extension on the eastern side of the waste sorting building, which would comprise about 210 square metres in floorspace (8.5 metres by 24.7 metres), thereby extending the overall floorspace of the waste sorting building from 1850 square metres to 2060 square metres. The extension would stand 11.5 metres in height and house the existing trommel unit, specifically the barrel/separator and part of the existing covered picking belt, and would comprise a steel portal frame with steel cladding coloured to match the existing building. The conveyor, which feeds waste into the trommel, is currently positioned within the waste sorting building. The southern and eastern elevations of the extension would be enclosed, using existing concrete walls. The western elevation would join the existing waste sorting building and the northern elevation would be open to allow access to the trommel.  

3.
Site History

3.1
Planning permission LW/539/CM, which controls the use of the Yard as a waste transfer station, including the management of Category C waste, was granted in 2008. In the same year, permission was also granted for an extension to the cladding on the east and north elevations of the waste sorting building, including the installation of roller shutter doors (reference LW/556/CM). 

4.
Consultations and Representations 
4.1
Lewes District Council raises no objections.

4.2
Newhaven Town Council raises no objections.

4.3
Environment Agency notes that the building provides enough cover to ensure that it meets the requirements of the Environmental Permit. No objections are raised.

4.4
Representations: none received. 

5.
The Development Plan and other policies of relevance to this decision are:

5.1
East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan 2013: Policies: WMP3b (turning waste into a resource); WMP22 (extensions/alterations within existing sites); WMP25 (amenity); WMP28a (flood risk); WMP28b (water resources & quality).

5.2
National Planning Policy Framework March 2012 

The National Planning Policy Framework (NPPF) was published on 27 March 2012 and the Framework applies with immediate effect. It does not change the status of the development plan as the starting point for decision making. It constitutes guidance as a material consideration in determining planning applications. For 12 months following publication, full weight was given to development plan documents adopted since 2004 even if there was a limited degree of conflict. Following the expiry of this 12 months period, due weight should now be given to relevant policies in existing plans according to their degree of consistency with the NPPF. At the heart of the NPPF is a presumption in favour of sustainable development. The NPPF does not contain specific waste policies but regard should be had to NPPF policies so far as relevant. There are policies facilitating the use of minerals and there are provisions covering transport, good design, protecting the natural environment and references to avoiding noise giving rise to significant adverse impacts and limiting light pollution.

6.
Considerations

Purpose of the development and management of waste

6.1
Policy WMP3b of the Waste and Minerals Plan requires that development should contribute to the implementation of the waste hierarchy and Policy WMP22 of the same Plan allows for increased operational capacity within the site boundary of existing waste facilities where, inter alia, the development is required to meet current environmental standards. Policy WMP25 of the Plan seeks to protect amenity and Policy WMP28a requires that the risk of flooding is not increased.

6.2
The use of the site is regulated by the Waste Planning Authority, and the operator has to have an Environmental Permit which is regulated by the Environment Agency. Although the site largely complies with its Permit, certain requirements relate to the use of the trommel. This is because the trommel processes biodegradable waste, as well as inert waste and as a consequence, the equipment must be operated within a building. This has led to the current application.

6.3
The trommel has been operating in its current location at the Yard for a number of years and supports the existing waste management operations at the site. The waste transfer operation seeks to recycle and recover waste wherever possible, thereby diverting its disposal away from landfill. The need to enclose the trommel to satisfy the requirements of the Permit would allow the applicant to continue to use the trommel. As this equipment contributes to the diversion of waste, its on-going use would continue to implement the waste hierarchy and as such, the proposal can be supported in principle as it would accord with Policies WMP3b and WMP22 of the Waste and Minerals Plan.

General amenity and drainage

6.4
The proposal represents a minor extension to an existing much larger building in an industrialised setting and would be in keeping with existing development both in the Yard and the locality more generally. The extension would also provide for some visual relief, as it would tidy up the appearance of this part of the Yard by enclosing an unkempt piece of equipment, as well as providing for additional noise and dust attenuation. The extension would also benefit from being connected to the existing drainage system within the Yard and the proposal is not identified as vulnerable development with regard to flood risk. Therefore, the proposal can be supported in terms of providing an enhancement to general amenity under Policy WMP25 of the Waste and Minerals Plan and by having no adverse effect on drainage or flood risk under Policies WMP28a and WMP28b of the same Plan.  

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 for an extension to an existing building to house a trommel and part of a picking belt to comply with the requirements of the site’s Environmental Permit. This can be supported by Policies WMP3b and WMP22 of the East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan 2013, as it would allow the on-going use of the equipment, thereby further contributing to the diversion of waste being disposed of to land in accordance with the waste hierarchy. The extension would also provide for an enhancement to general amenity and would not have an adverse effect on drainage, including the risk of flooding, in accordance with Policies WMP25, WMP28a and WMP28b of the East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan 2013. 


7.3   In determining this planning application, the County Council has worked with the applicant in a positive and proactive manner. The Council has also sought views from consultees and neighbours and has considered these in preparing the recommendation. This approach has been taken positively and proactively in accordance with the requirement in the NPPF and as set out in the Town and Country Planning (Development Management Procedure) (England) (Amendment No.2) Order 2012.

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 grant planning permission subject to the following conditions:-

1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.


Reason: To comply with Section 91 of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall be carried out in accordance with the plans listed in the Schedule of Approved Plans.


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

3.
The materials to be used in the construction of the external surfaces of the building extension shall match those used on the existing waste sorting building.


Reason: To ensure the appropriate appearance of the development in accordance with Policy WMP25a of the East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan 2013.

4.
No activity or operation shall take place in connection with the development hereby approved other than between the hours of 07.30 and 17.00 on Monday to Friday inclusive and the hours of 07.30 and 12.00 on Saturdays and at no time on Sundays, Public and Bank Holidays.


Reason: To be consistent with the hours of operation under the planning permission controlling the use of the whole site.

Schedule of Approved Plans

Site Location & Application Boundary SKI/A078826/PLA/01, Indicative Site Layout & Drainage Arrangements SKI/A078826/LAY/01 RevA, Plan SK001P RevB, Proposed Shed Extensions, Elevations SK002E RevA

RUPERT CLUBB

Director of Economy, Transport & Environment

27 August 2013
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