


DELEGATED REPORT
Ward:  	Whitley
App No.: 	170888/VAR
Address: 	Burghfield Landfill site, Island Road. 
Proposal: 	Development of a Leachate Treatment Plant (Application for variation of conditions 2 and 4 following grant of planning permission 12/01430/FUL).
Case officer:	Ralph Chakadya


1.	INTRODUCTION

1.1 The application site lies on the northern edge of the existing Burghfield Landfill site at the western end of Island Road. To the north of the application site lies the River Kennet and wetland habitat associated with Fobney Island including groups of established mature trees. To the east lie other areas of restored landfill level with the application site.To the south lie raised areas of landfill.

1.2 Apart from the implemented access in accordance with permission 12/01430/FUL, the site is currently vacant.

1.3 The closest residential properties include Southcote Mill, approximately 500m to the north west, and dwellings at Manor Farm Cottages, about 700m to the north east.

1.4 The site lies within the ‘Kennet and Holy Brook Meadows Major Landscape Feature’ and within an area of ‘Public and Strategic Open Space’, both of which extends north from Island Road, as designated within the Council’s Core Strategy and Sites and Detailed Policies Document (SDPD) Proposals Map.

1.5 The application site lies within Flood Zone 2.  


2.	PROPOSAL
	
2.1 The proposal is for the variation of conditions 2 (approved plans and details) and 4 (soft and hard landscaping) for the permitted construction of a Leachate Treatment Plant (LTP) to remove leachate from the existing Burghfield Landfill site. This plant allows the applicant, Cemex, to comply with the Environment Agency Environment Permit Conditions. 

2.2 The overall proposed plant specification remains broadly as previously consented (and partly implemented), however, it is proposed to amend the scheme to reflect input at the detailed design stage, including amendments which take account of subsequent changes to Environmental Containment Requirements CIRIA C736. 

2.3 The specific amendments to the scheme are summarised as follows: 
· Removal of stand-alone 4-metre-high TLBT tank and integration of this tank as part of the containment structure of the Sequencing Batch Reactor aeration tank; 

· Amendment to the design of Sequencing Batch Reactor aeration tank including reposition above ground at a height of 6.66 metres with associated access steps and platform (7.9 metres including access platform handrails- previously 3.6 metres); 

· Amendment to the Bunding Chemical Dosing Area involving the rationalisation of tanks through the provision of a larger sodium hydroxide storage tank to increase capacity and reduce delivery vehicle movements.
 
2.4 The site will, as previously consented, be enclosed by a 2.3-metre high security fence and the surface of the compound will remain as concrete. 

2.5 The site landscaping scheme together with the Outline Landscape Views Impact Assessment submitted to reflect the changes.

2.6 The Phase 1 Ecology Assessment has been updated.

2.7 Conditions 3, 6, 8 and 9 of permission 12/01430/FUL were discharged on 24th February 2016 (152263). Of these, conditions 3 (Materials) and 6 (Landscaping and Ecological Management Plan) have been updated to reflect the current changes to the scheme. Conditions 8 (Construction Method Statement) and 9 (External Lighting) are in accordance with the discharged details (152263).

Drawings:
· Site Location Plan: Ref: MB20761-00 REV A, May 2017
· Existing Site Layout Plan: Ref: MB20761-01 Rev A, May 201
· Proposed Site Layout Plan: Ref: MB20761-02 Rev D, May 2017
· Elevations: Ref: MB20761-10 Rev C, May 2017
· Site Landscaping: Ref: L4/369/45B

Documents:
· Updated Landscaping and Ecological Management Scheme, May 2017
· Timber Post and Shockproof Wire Fence Detail: Ref: L/FE/01
· Outline Landscape and Visual Impact Assessment, CEMEX, May 2017
· Update to Phase 1 Habitat and Protected Species Survey, ERAs Consultancy, September 2016.
· Amended Materials Schedule, May 2017

3.	RELEVANT PLANNING HISTORY

	12/01430/FUL
	Development of a Leachate Treatment Plant
	Granted 03/04/2013

	12/00029/SCR

	Request for an Environmental Impact Assessment Screening Opinion for the development of a Leachate Treatment Plant.

	Not  EIA development
03/10/12

	01/00678/FUL
	Installation of Landfill Gas Utilisation Facility (LGUF), three electricity generators and ancillary plant.

	Approved 08/01/02



4. 	CONSULTATIONS

	Statutory Consultees
	
Environment Agency (EA)
4.1	No response received. However, the EA supported the proposal in terms of the parent application 12/01430/FUL as it would allow for greater volumes of leachate to be treated and thus comply with the conditions of the applicant’s Pollution Prevention and Control (PPC) Environmental Permit for the site. The proposed amendments will allow the applicant, Cemex, to comply with the Environment Agency Environment Permit Conditions.  The EA accepted that adequate leachate management and secondary containment measures would be put in place as part of the approved scheme. A condition to secure details of a landscape and ecological management plan will be added as previously sought with approved scheme.

	Non-statutory Consultees

	RBC Transport Development Control
4.2	No objection

4.3	RBC Ecologist 
Raise no objection to the amendments subject to the recommended landscaping conditions.

RBC Natural Environment
4.4	Raise no objections to the amendments. The increased planting on the proposed amended landscape plan L4/369/45B will compensate for the increased visibility of the tank, which is acceptable.  All appropriate conditions attached to the original scheme in relation to implementation of soft landscaping should be attached to any consent given.

	Public consultation
4.5	No written representations were received in respect of this proposal.

5. 	RELEVANT PLANNING POLICY AND GUIDANCE

5.1	Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise. Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.  

5.2	The following national and local planning policy and guidance is relevant to this application:

National	
· National Planning Policy Framework (NPPF):

Reading Borough Local Development Framework Core Strategy (2008) (altered 2015)
· CS1	Sustainable Construction & Design
· CS2	Waste Minimisation
· CS6	Settlement Boundary
· CS7 	Design and the Public Realm 
· CS8	Waterspaces
· CS24 	Car / Cycle parking
· CS28	Loss of Open Space
· CS34	Pollution and Water Resources
· CS35	Flooding
· CS36	Biodiversity and Geology 
· CS37	Major Landscape Features and Strategic Open Space
· CS38	Trees, Hedges and Woodlands

Reading Borough LDF Sites and Detailed Policies Document, (adopted October 2012) - SDPD
· SD1 	Presumption in Favour of Sustainable Development
· DM1	Adaptation to Climate Change
· DM4 	Safeguarding Amenity
· DM12 	Access, Traffic and Highway-related Matters
· DM18	Tree Planting
· SA11	Settlement Boundary
· SA16 	Public and Strategic Open Space
· SA17 	Major Landscape Features 

Waste Local Plan for Berkshire (1998) 
· WLP11 Preferred Areas for Waste Management Uses

Supplementary Planning Guidance/Documents
The Council’s following adopted supplementary Planning Guidance and Supplementary Planning Documents are also material planning considerations:
· Revised Parking Standards and Design (2011)


6. 	APPRAISAL

(i) Main Issues

6.1 The main issues in determination of this application are:
a) Principle of the development
b) Visual impact of the surrounding area
c) Landscaping and ecology
d) Flooding
e) Other issues

a) Principle of the development
6.2 The principle of the development has already been considered acceptable by the granting permission 12/01430/FUL that has been partly implemented and is subject of this amendment application. There has not been a material change in policy or circumstances that would require reassessment of the principle of the development.

b) Visual impact of the surrounding area

6.3 The amendments to configure the Leachate Treatment Plant (LTP) would allow for the Sequencing Batch Reactor Aeration Tank (SBR AeT) to be site above ground. SDPD Policy SA17 identifies that the sites lies within the Kennet and Holy Brook Meadows Major Landscape Feature. Whilst now visible above ground the revised landscaping around the site that is part of the current proposals is considered to mitigate the visual impact of the facility onto the wider Kennet and Holy Brook Meadows Major Landscape Feature. The applicant has submitted a revised Outline Landscape and Visual Impact Assessment Report that demonstrates that the revised scheme would not have an adverse effect onto the Major Landscape Feature. In addition, as previously assessed, the application site and immediate surroundings is of a much lower quality than that of the wider Kennet and Holy Brook Meadows Major Landscape Feature that is approximately 300ha in size. Moreover, the proposal is on the very southern periphery of the Major Landscape Feature that is bounded by Island Road, an area characterised by development that is industrial in appearance. As such the proposal above ground with a similar industrial appearance would not depart from the character of the nearby development.
c) Landscaping and ecology
6.4 The Council’s Natural Environment Officer has assessed the revised landscaping proposals and concluded that the landscaping would positively screen the development above ground, thereby enhancing the character of the area.  Subject to the previously recommended landscaping conditions, the proposal would minimise any visual harm associated with the development and not significantly detract from the character of the Major Landscape Feature and therefore accords with Core Strategy Policies CS37 and CS38.

6.5 The Council’s Ecologist advised that subject to appropriate landscaping conditions the revised development would not result in significant or adverse ecological impacts to the area. An updated Phase 1 Habitat and Protected Species Survey have been submitted. The revised proposal accords with Core Strategy Policy CS36
d) Flooding
6.6 The application site lies within Flood Zone 2. The Flood Risk Assessment (FRA) submitted with the original application concluded that the proposed development would not be subject to undue levels of flood risk. The footprint of the development has not materially changed, apart from that part of the development is now above ground level. The Environment Agency has given support to the development as originally proposed and the current change will allow the applicant, Cemex, to comply with the Environment Agency Environment Permit Conditions that prevent contamination and pollution.   The proposal is still therefore considered to comply with Core Strategy Policies CS34 and CS35 in terms of flooding implications and environmental pollution. 
	
	Equality

6.7 In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation. It is considered that there is no indication or evidence (including from consultation on the current application) that the protected groups would have different needs, experiences, issues and priorities in relation to this particular planning application. 

7.	CONCLUSION

7.1	Permit
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