
 
DONCASTER METROPOLITAN BOROUGH COUNCIL 

 

 
PLANNING COMMITTEE - 29th June 2010 

 

 

Schedule No. 4 

 

Application 
Number: 

10/01175/REMM Application 
Expiry Date: 

3rd August 2010 

 
Application 
Type: 

Approval of Reserved Matters Major 

 
Proposal 
Description: 

Details of access, appearance, landscaping, layout and scale for the 
construction of a waste reception and material recycling facility (MRF) 
including ancillary buildings, external plant, associated roadways and 
parking areas (Being Matters Reserved In Outline Previously Granted 
Permission under Ref. 04/4512/P on 19.01.2009). 
 

At: Hatfield Power Park  Off East Lane  Stainforth  Doncaster 

 

For: AvVail (UK) Limited / Waystone Limited 

 

 
Third Party Reps: 

 
231 
 

 
Parish: 

 
Stainforth Town Council 

  Ward: Stainforth And Moorends 

 
Author of Report Roy Sykes 

 
MAIN RECOMMENDATION: Reserved Matters APPROVED subject to signing of legal 

agreement  

 

 



 
Reason for Report 
 
Members will recall that a previous reserved matters submission (09/01658/REMM) for the 
Materials Recovery Facility (MRF) known locally as the DEW Project was refused by 
Doncaster MBC in November last year.  The Planning Committee were not satisfied on 
the basis of the information provided that the proposed development, having regard to its 
siting, would safeguard the living conditions of neighbouring residents, in particular in 
respect of noise disturbance from activities both in and around the building.  This decision 
has subsequently been appealed and a public inquiry is to be held in August this year. 
 
This current reserved matters submission aims to address the Planning Committeeôs 
reasons for refusal by re-siting the main building further away from the neighbouring 
residential properties and by submitting a detailed noise assessment, which concludes 
that the building will not result in an adverse impact on the living conditions of 
neighbouring residents in relation to noise - subject to appropriate mitigation.   
 
Given that the previous reserved matters submission was considered by the Planning 
Committee due to the significant body of local opposition to the scheme and in light of the 
sustained level of opposition to this current proposal, the application cannot be determined 
under the Councilôs óScheme for Delegationô and the Planning Committee is required to 
determine the proposal. 
 
1 Proposal and Background 
 
1.1 The DEW project involves the diversion of waste from landfill to a facility where the 
waste can be sorted, treated and subsequently taken from site for recycling and re-use. 
 
1.2 The proposal itself involves the construction of a main building, within which will be a 
waste receiving hall, a processing hall and a recycling hall.  In addition, the operation of 
the MRF includes associated plant and machinery, two gate houses, a vehicle repair 
workshop, a store, yard offices, parking spaces and manoeuvring areas. 
 
1.3 Both municipal and commercial/industrial waste, totalling up to 400,000 tonnes per 
annum, will be processed by the MRF.  After the vehicles have been weighed in they will 
enter the main building into the waste reception area and deposit the waste on the 
reception hall floor.  All waste will be unloaded and processed within the building that will 
be under negative pressure and thereby limiting odour/emissions from the building.  Prior 
to loading into the autoclaves the waste will undergo an initial screening process to 
remove any unsuitable material (e.g. oversized or unsuitable waste).  Motorised grabs will 
then load the waste onto conveyers to fill the autoclaves. 
 
1.4 The autoclave technology itself uses a combination of steam and pressure to sterilise 
the waste in the first instance.  The sterilised waste is then discharged and loaded onto a 
conveyor for separation into the various recyclates and Solid Recovered Fuel (SRF). A 
recycling rate of up to 90% is expected and techniques for sorting the recyclates will 
comprise size gradation, density separation and separation by optical and magnetic 
means. 
 



1.5 It is the applicant's intention to submit another application in the future for a 'back end' 
thermal treatment to gain benefit from the small proportion of residual waste.  However, 
the determination of this reserved matters application does not include consideration of 
this 'back end' element, which will be considered on its individual merits should an 
application be made.  The current application only includes reserved matters details 
pertaining to the MRF for which the principle has already been established under the 
existing outline permission (04/4512/P) for General Industrial (B2) uses on this site.   
 
1.6 The site itself is located to the north of Hatfield and adjacent to the residential area of 
Stainforth with residential properties laying to the north and west.  To the east of the site 
are existing colliery spoil tips associated with Hatfield Colliery, beyond which lies Junction 
5 of the M18.  Further to the south-east, beyond Hatfield Colliery and the railway line, lies 
an existing landfill site on Bootham Lane.  In general, the surrounding area is a low lying, 
flat landscape, predominately used for housing, parkland, railways and roads.  Woodland 
and trees are generally sparse. 
 
1.7 The proposed development site comprises a predominantly level platform that has 
been engineered from redistributing former colliery spoil and presents a somewhat open 
and featureless expanse of ground.  Directly to the north and west is a large vegetated 
bund that separates the site from the adjacent residential properties.  In relation to the 
main building, the nearest residential properties are located at distances of approximately 
205 metres from the properties on Bootham Crescent, approximately 205 metres from the 
properties on Coronation Road and approximately 125 metres from the nearest property 
on Beech Crescent - all of which are separated by the large earthen bund. 
 
1.8 In terms of planning history, outline planning permission was originally granted in July 
2003 (Application Reference 02/1402/FULA) for the industrial development of the site 
adjacent to Hatfield Colliery.  This permission comprised a master plan for the mixed 
industrial use of Hatfield Power Park. This permission required that reserved matters be 
submitted no later than 3 years from the date of the planning permission (i.e. 3 years from 
18 July 2003).  However, this permission was subsequently varied under Section 73 of the 
Town and Country Planning Act 1990 - which extended the period of time for submission 
of reserved matters to 18th July 2009.  This permission was partially implemented with 
works being carried out on the redistribution of spoil from the operational tip to form the 
development platforms, the formation of the boundary screening mound and finally the 
construction of the new access roads. 
 
1.9 An application for approval of reserved matters for the MRF was subsequently made 
pursuant to the 02/1402/FULA outline permission.  Although officers recommended 
approval of the scheme, the proposal was refused by the Planning Committee in 
November 2009.  This decision has been appealed and a public inquiry is to be held in 
August this year. 
 
1.10 A further outline permission (04/4512/P) exists for the industrial development of 
Hatfield Power Park, which was granted in January 2009.  This included amendments to 
the previously granted outline permission (02/1402/P), together with the development of a 
new motorway link road and associated motorway service area from Hatfield Power Park 
to the M18.  A legal agreement attached to this permission requires the construction of the 
link road prior to the occupation of any building on the Power Park site.  This current 
reserved matters submission seeks approval of reserved matters pursuant to this later 
outline planning permission. 
 
1.11 One other permission of note (08/01033/CON) relates to the construction and 
operation of a 900MW Closed Cycle Gas Turbine (CCGT) and Coal Integrated 



Gasification Combined Cycle (IGCC) generating plant, which was granted deemed 
planning consent in 2009 under Section 36 of the Electricity Act (1989). 
 
2 Representations 
 
2.1 At the time of preparing this report, 229 letters of representation have been received in 
opposition to the proposal.  The issues raised in these letters include: 
 
+ Poor safety record of waste treatment facilities and danger of the building and 
associated plant catching fire; 
+ Proximity of schools and the danger of increased traffic volumes; 
+ Noise impact on neighbouring residential area; 
+ Exhaust fumes from the vehicles; 
+ Lack of consultation on the proposal; 
+ Increase in vehicular traffic will have an adverse impact on the condition of the local 
highway; 
+ Concern that the link road will never be developed; 
+ Re-siting of the building is still considered to be too close to houses; 
+ Lack of an Environmental Impact Assessment with the submitted proposal; 
+ Proposed routing of HGVs will use already heavily used roads and will pass by schools 
and residential areas; 
+ Dust generated by the proposal and potential for adverse health impact; 
+ Impact on local wildlife; 
+ Concern that the application will circumvent the appeal process; 
+ Concern over decision being taken in advance on the joint Barnsley, Doncaster and 
Rotherham Development Plan Document being finalised; 
+ Concern over the location and nature of the waste to be processed (e.g. toxic, animal 
etc.); 
+ Lack of consultation over the proposed development; 
+ Concern over vehicles accessing/exiting the site between the hours of 6am and 9pm; 
+ Concern over odours being emitted from the building; 
 
2.2 At the time of preparing this report, 2 letters of support have been received, including 
one from Councillor Ken Keegan.  The issues raised in these letters include: 
 
+ The information in the leaflet produced by Hatfield RAID and posted to local residents 
contains emotive and exaggerated concerns;  
+ The new jobs created by the project are welcomed - especially for younger people; 
+ In the 1980's/1990's the traffic relating to the export of colliery material was much worse 
than that predicted in the current application; 
+ The new link road is to be welcomed; 
+ The development and link road will lead to the much needed regeneration of the area.  
 
3 Parish Council 
 
3.1 Stainforth Town Council has not responded but did not raise any objections on the 
previously refused reserved matters submission. 
 
3.2 Hatfield Parish Council have not responded. 
 



4 Relevant Consultations 
 
4.1 Environmental Health have advised the following in relation to the noise assessment 
information submitted with the reserved matters: 
 
a) The predicted internal noise levels from the plant and machinery is satisfactory subject 
to a condition being imposed that sets a noise limit of no increase in the prevailing 
background at the nearest noise sensitive residential property; 
 
b) The line of sight to the main building means that noise is likely to be emitted from the 
upper parts of the building without effective screening from the bund.  However, the main 
plant items are below the height of the bund so the noise levels from the plant will be 
attenuated.  The standard of noise insulation for the building envelope must be such that 
the target noise level specified above can be achieved and a condition has been 
recommended to control this issue; 
 
c) The noise assessment in relation to road traffic does not take account of the effect of 
individual events at junctions such as East Lane and Waggons Way and actual noise 
levels of individual vehicles compared with pre-existing backgrounds are likely to be more 
than this.  The noise impact on residential amenity from HGV vehicle movements 
estimated to arise between 06:00 and 07:00 hours and as late as 21:00 hours has the 
potential to adversely impact on residents living conditions.  A condition has, therefore 
been recommended to restrict traffic on Waggons Way to 07:00 and 18:00 hours, with no 
restrictions on the hours of use of the new M18 link road. 
 
d) The need to control construction noise through a Construction Impact Management 
Plan.  Condition 16 of the outline permission already secures this. 
 
4.2 Pollution Control did not raise any objections to the previous submission.  Pollution 
Control did, however, advise that air dispersion modelling should be undertaken for any 
subsequent application for the 'back end' process in order to take into account the 
cumulative effect of the Power Park site. 
 
4.3 The Health and Safety Executive have not raised any concerns in relation to the 
proposed development. 
 
4.4 South Yorkshire Fire and Rescue Service have raised no objections to the application. 
 
4.5 The Ecology Officer has raised no objections to the application given that the outline 
permission (Condition 12) has secured the implementation of an ecological enhancement 
plan to be approved prior to the commencement of the development. 
 
4.6 The Landscape Officer has not raised any objections to the revised proposal.  The 
development sits within a formally derelict site consisting of colliery spoil which has now 
been re-engineered to create a development platform.  As part of the previous outline 
permission a 15 metre high landscape bund has been constructed to the west and the 
north to provide screening to the existing housing in Stainforth.  This screening is to be 
further enhanced by tree planting proposed as part of the current application, which will 
soften further the impact of the building as the planting becomes established.  The 'wave 
form' design of the roof and the careful choice of colours in order to soften the impact of  



 
the building against the skyline is welcomed.  The Landscape Officer concludes that the 
development should not be highly visible in the surrounding landscape and that over time 
there will be a net positive effect on the landscape character.  
 
4.7 South Yorkshire Mining Advisory Service did not raise any objections in relation to the 
previous submission given that the site has been subject to a site investigation and has 
been remediated to an engineered development platform. 
 
4.8 Yorkshire Water did not raise any objections to the previous proposal subject to 
conditions dealing with foul and surface water drainage being submitted and approved as 
per the outline planning permission requirements. 
 
4.9 The Environment Agency have not raised any objections to the proposed development 
subject to a number of conditions being attached to deal primarily with the protection of 
ground water and drainage matters.  These matters have, however, been addressed as 
part of the original outline permission and have already been secured by condition.  
 
4.10 Urban Design have previously advised that the buildingôs design is primarily dictated 
by its function and has been designed with the intention of being largely hidden from view.  
The cladding to be used will break up the buildingôs form being a similar colour scheme 
(i.e. mid to dark grey with a turquoise trim).  The 'wave form' roof makes a concession to 
this basic design.  In relation to sustainable credentials it is acknowledged that the 
function of the building as a recycling centre is in itself a sustainable development. 
 
4.11 Highways (Development Control) have not raised any objections. The site is located 
on the site of Phase 1 of the Power Park, which was approved in outline both in 2003 and 
2009.  On the basis that the site has a previous approval, which allows the site to be used 
for B1 and B2 uses, the basis of the submitted traffic assessment has been to make a 
comparison of traffic generated between the use of the site for B1 and B2 uses and traffic 
generated by the development proposal.  Using a worse case scenario the study has 
demonstrated that the proposed development would generate less traffic in the critical am 
and pm hours than other B1 and B2 uses.  In addition, the proposal requires the 
construction of the new M18 link road which will remove the vast majority of operational 
traffic from the local highway network. Traffic associated with the construction of the 
facility is to be managed via a Construction Impact Management Plan and Construction 
Traffic Routing Plan, which are condition (number 16 and 24) of the outline permission.  
The proposed development is deemed to be acceptable from a highway point of view 
subject to an operational traffic routing agreement being secured through a legal 
agreement. 
 
4.12 Environmental Policy did not previously raise any objections to the proposed 
development.  The site falls within the Employment Policy Area of the adopted Unitary 
Development Plan and the proposed MRF is compatible with the use classes (B1 and B2), 
in particular B2, for which the site already has permission for.  Although the site falls within 
Flood Zone 3 the site already benefits from outline planning permission and the 
Environment Agency have not raised any concerns with regards to flood risk.  In relation 
to waste capacity no objections have been raised with this site coming forward for such a 
use as the site follows the priority order in the identification of sites detailed in the  



 
Regional Spatial Strategy.  Recycling of waste represents the third step in the waste 
hierarchy under waste prevention and then reuse.  Subject to the reserved matters being 
approved the proposed waste facility would make a substantial contribution towards 
meeting Doncaster's waste treatment and recovery capacity shortfall.   
 
4.13 Local Government Yorkshire and Humber (LGYH) previously responded in relation to 
the Regional Spatial Strategy, which has the status of a Development Plan Document and 
forms part of the framework for the decision making process.  In conclusion LGYH 
supports the proposed development as there is a strategic need for the proposed 
development in terms of helping meet additional waste capacity figures in South 
Yorkshire. 
 
4.14 Resource Efficiency South Yorkshire previously concluded that the proposed 
development will have a net positive value on a level engineered development platform of 
low ecological value and has the potential to be a showcase site for the treatment of 
waste. 
 
4.15 Resource Recovery did not previously raise any objections to the proposal and 
advised that the development will not impact on or change the current collection 
arrangements, including recycling collections. 
 
4.16 South Yorkshire Police Architectural Liaison Officer did not raise any objections to 
the previous proposal. 
 
4.17 Natural England have not raised any objections to the proposal. 
 
5 Relevant Policy and Strategic Context 
 
European Policy: 
The Landfill Waste Directive (1999/31/EC) 
 
National Planning Policy: 
Planning Policy Statement 1 - Delivering Sustainable Development 
Planning Policy Statement 10 - Planning for Sustainable Waste Management. 
Planning Policy Guidance Note 24 - Planning and Noise 
 
Regional Spatial Strategy: 
Policy YH2 - Climate Change and Resource Use 
Policy ENV12 - Regional Waste Management Objectives 
Policy ENV13 - Provision of Waste Management and Treatment Facilities 
Policy ENV14 - Strategic Locational Criteria for Waste Management Facilities 
Policy E1 - Creating a Successful and Competitive Regional Economy 
Policy ENV5 - Energy 
 
Adopted Unitary Development Plan: 
Policy SEMP1 - Job Protection and Creation 
Policy EMP17 - Industrial and Commercial Premises 
Policy ENV52 - Design of New Buildings 
Policy ENV53 - Scale of New Development  
Policy ENV60 - Landscaping in New Developments  



 
Policy ENV65 - Pollution 
Policy ENV66 - Light Pollution 
Policy SWD1 - Waste Management Strategy 
Policy WD12 - Landscaping of Waste Facilities 
 
Other Considerations: 
Waste Strategy for England 2007 (DEFRA) 
Sustainable Borough Strategy for Doncaster: Shaping Our Future to 2025 
 
6 Planning Issues and Discussion 
 
6.1 Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, the starting 
point for consideration of this application is the Development Plan. The statutory 
development plan for the purposes of determining planning applications includes both the 
UDP and the RSS.  All decisions should be made in accordance with the Plan unless 
material considerations indicate otherwise. 
 
Environmental Impact Assessment 
6.2 The principle of the development, including its environmental and traffic impacts, has 
been accepted with the granting of outline planning permission.  However, prior to the 
validation of the planning application a formal screening opinion under the Town and 
Country Planning (Environmental Impact Assessment) (England And Wales) Regulations 
1999 ('The EIA Regulations') was undertaken by the Local Planning Authority.  In the 
opinion of the Local Planning Authority (LPA) a formal Environmental Statement is not 
required given that detailed environmental information already exists from the two 
previous outline planning applications and because the proposal is not likely to result in 
significant environmental effects given that it is not located in an environmentally sensitive 
area. 
 
Differences between the previously refused and currently submitted reserved matters 
proposals 
 
6.3 The current reserved matters submission has attempted to address the Planning 
Committeeôs reasons for refusal by both re-siting the building further from housing and by 
carrying out a detailed noise assessment to demonstrate that there will be no adverse 
impact on the living conditions of neighbouring properties in relation to noise. 
 
6.4 In relation to re-siting, the main building has been moved slightly further from the 
properties on Beech Crescent.  Given the constraints of the site, the relocation is relatively 
minor but has achieved an increased separation of an additional 10 metres - giving a 
separation distance of 125 metres between the proposed building and the nearest 
residential property.  Previously the separation distance was 115 metres.  In terms of the 
separation from the properties on Beech Crescent to the nearest vehicular access door 
into the main building, this has also increased to 215 metres, as opposed to the previous 
separation distance of approximately 202 metres. 
 



 
6.5 In relation to noise, a detailed assessment, prepared by Hepworth Acoustics, dated 
April 2010, has been submitted, which having been audited by Environmental Health 
demonstrates that there will be no adverse noise impact from the operation of the building, 
subject to a number of mitigation measures to be secured through conditions.  These 
issues are discussed in more detail below. 
 
Siting and Design 
6.6 Policy EMP17 of the UDP is a detailed control policy for the development of industrial 
and commercial premises.  All new industrial and commercial developments will be 
expected to satisfy a number of requirements that include: 
 
a) A safe and efficient road layout; 
b) Adequate space for parking and vehicle loading/unloading; 
c) Adequate space for external storage; 
d) Satisfactory siting, scale, design and external appearance; 
e) Good quality materials and satisfactory landscaping and boundary treatments; 
f) Take into account the impact of the development on residential amenity (i.e. noise and 
visual impact). 
 
6.7 In addition, Policy ENV52 states that new buildings should respect their townscape 
and landscape setting with layout, siting, form, scale, detailing and materials being 
appropriate to the character of the surrounding area and any adjoining properties.  
 
6.8 The over-arching design principle for the Main Building has been determined by the 
needs of the engineering process and the anticipated amounts of waste.  The main plant 
building has a ground floor plan of 28,500 m2 and measures approximately 210 metres 
from east to west and 160 metres north to south. The overall height of the building will be 
24 metres to the ridge of the wave-form roof and 16 metres to the eaves as measured 
from the proposed floor slab.   
 
6.9 The building is to be constructed using a steel frame structure and clad with a mixture 
of flat panel and profiled cladding systems.  Due to its size, the building will use different 
cladding types in order to try and break up the buildingôs outline with the material colours 
predominately matching the prevailing sky colour.  Colours that are proposed include two 
differing grey colours, with the bottom half of the building together with the vertical banding 
having a metallic finish.   Surmounting the building will be an aluminium wave-form roof 
that will be powder coated finished bringing a softer, more aesthetically pleasing form to 
the structure.  The building will also have a pale turquoise trim, again as a means of 
breaking up the size of the building.  The windows will also be powder coated aluminium 
with double glazing. 
 
6.10 Associated with the building will be two exhaust stacks - one from the thermal 
oxidisers and the other from the boiler plant.  The heights of these stacks are 50 metres 
and 40 metres respectively. 
 
6.11 The vehicle repair building will be located to the east of the main building and will be 
approximately 11 metres high to the ridge.  It has been designed to match and, therefore, 
compliment the other buildings on the site and will be constructed using the same 
materials as the Main Building.  Both gatehouses will be steel frame constructed with  



 
facing brick cladding and will have a flat roof.  The building design is clearly industrial in 
nature and attempts to blend in with its surrounding industrial context (i.e. the existing 
Hatfield Colliery and the recently granted Gas Turbine Power Station).  The wave form 
roof is a concession to this.  
 
6.12 The building once constructed will be a visible structure in the surrounding 
landscape.  However, it is unlikely that the Waste Reception Hall will be visible from the 
majority of the surrounding area.  The layout of the facility has been sympathetically 
designed having regard to the manoeuvring yard, which uses the main building itself to 
shield the adjoining residential areas from noise and light emissions from the operation of 
the facility.   
 
6.13 The four elevations of the building present mostly blank facades to the surrounding 
area but includes a glass atrium and two strips of windows for the offices on the upper 
floor of the south-west elevation.  Designing the facility has been dictated by a number of 
site constraints such as boundaries, location to sensitive receptors (i.e. housing), existing 
road networks, service provision and the existing sub-station.  In order to mitigate the 
potential impact on the surrounding areas, the main plant building has been consciously 
designed to 'offer its back' to the surrounding areas, thus shielding the manoeuvring yard 
and access doors from neighbouring residences.  In addition, the landscape bund 
surrounding the site will mitigate the impact of the building even further. 
 
6.14 Condition number 4 of outline permission 04/4512/P requires that the development 
be carried out in accordance with approved plans unless agreed otherwise by the Local 
Planning Authority.  Plan reference HPP-LR-MP-01 (Rev A) is an indicative site layout and 
shows a number of industrial units on Phase 1 of the Power Park site, where the MRF is 
to be sited.  Although the proposed MRF is larger then that which was envisaged in the 
indicative layout, the nature and scale of the proposal is still considered to be acceptable 
given the heavy industrial context of this area.  The indicative development layout shows 
the industrial buildings at a distance of 79 metres from the properties on Beech Crescent.  
The proposed MRF main building is, however, set back 125 metres from the nearest 
property on Beech Crescent - giving an increased separation of 46 metres in this current 
proposal. 
 
6.15 In considering these issues it is felt that, on balance, the proposal fits in well with the 
overall industrial context of Hatfield Power Park and is appropriate in terms of siting, form, 
scale and proposed materials.  The proposal is, therefore, in accordance with Policies 
ENV52 and EMP17. 
 
Residential Amenity 
6.16 The residential properties most likely to be affected by the proposed development are 
those on Bootham Crescent, Coronation Road and Beech Crescent.  All of the properties 
located on these roads are separated from the proposed development by a large 
landscape bund that was approved under the original (02/1402/FUL) outline permission to 
act as both a visual and noise buffer in relation to the activities associated with the Power 
Park and operational Colliery.  The new access road from the existing roundabout will be 
located approximately 90 metres from the properties Bootham Crescent, approximately 
180 metres from the properties on Coronation Road and 100 metres from the properties 
on Beech Crescent.  However, the large bund that surrounds the site will provide an 
effective noise and visual buffer for these properties. 



 
 
6.17 In relation to the main building, a separation distance of approximately 205 metres is 
achieved to the properties on Bootham Crescent, approximately 205 metres from the 
properties on Coronation Road and approximately 125 metres from the nearest property 
on Beech Crescent.   In terms of the potential for overshadowing resulting from the 
development, there are no indications that this will occur due to the distance of the 
proposed building from the properties and the nature of the land levels.  The large 
landscape bund will be planted to a specification to be agreed with the Local Planning 
Authority in order to further soften the impact of the proposed building on the surrounding 
properties.  The proposed development is, therefore, in accordance with Policy ENV52 
and EMP17. 
 
Noise 
6.18 In order to address the Council's reasons for refusal on the previous reserved 
matters a detailed noise assessment has been submitted as supporting information.   
 
6.19 In relation to noise during the operational phase of the development the building 
layout has been sympathetically designed to ensure that all the vehicle movement 
activities (i.e. loading, unloading and turning) associated with the operation of the 
development are carried out to the rear of the building at a point furthest away from the 
properties and in effect using the building itself as a significant buffer.  The noise levels 
within the building will be typical of other industrial (B1 and B2) facilities for which this site 
has planning permission for.  As mitigation, the building will be insulated with an enhanced 
acoustic design. The internal noise levels from plant and machinery that have been 
supplied show that they are broadly similar to the estimate given in the earlier noise 
report.  However, what happens in practice may be variable and depends on the final 
choice of plant used.  Environmental Health have, therefore, taken a precautionary 
approach and advised that a planning condition be imposed that sets a noise limit of no 
increase in the prevailing background noise at the nearest noise sensitive residential 
property identified in the report. 
 
6.20 A section through the bund and the building has been provided which shows the 
relative height of the building, the bund and the residential properties.  The line of sight to 
the building means that noise is likely to be emitted from the upper parts of the building 
without effective screening from the bund.  However the main plant items are to be located 
below the bund so that the noise levels from plant would be attenuated to some degree. 
The standard of insulation for the building envelope must be such that target noise levels 
can be achieved.  Subject to appropriate conditions to secure these two issues 
Environmental Health have not raised any objections to the operation of the building in 
relation to noise. 
 
6.21 The noise assessment produced by Scott Wilson Consultants and submitted as part 
of the outline application, only focussed on the potential noise impact from the new link 
road. Paragraph 1 of this noise assessment clearly states 'It is noted that this assessment 
only considers the impact of the link road.  Changes in traffic flows on existing roads as a 
consequence of the opening of the link road are not part of the assessment scope.  These 
potential changes in traffic flows on the local road network due to the opening of the 
Scheme may need to be considered in a more detailed assessment at a later stage'.  The 
latest noise assessment data submitted with this reserved matters submission concludes  



 
that there will only be an overall increase of 1.4 dBA above the ambient noise level.  
However, the assessment method used for road traffic does not take into account the 
effect of individual events at junctions such as Waggons Way and the actual noise levels 
of individual vehicles compared with pre-existing backgrounds are likely to be 
considerably more than this.   
 
6.22  In relation to the noise generated from the HGVs servicing the proposed MRF, the 
current submission proposes a 15 hour delivery period between 06:00 and 21:00 hours.  
The new M18 link road will significantly reduce the impact of traffic flows on the local 
highway network, which will ultimately reduce the potential for noise impacts along 
Waggons Way.  However, Environmental Health are concerned that these proposed hours 
have the potential to have an adverse noise impact on the occupiers of properties at the 
entrance to Waggons Way, which are in the period that Planning Policy Guidance 24 
(PPG 24) acknowledges is when people are usually sleeping (i.e. 23:00 to 07:00 hours).  
PPG24 (paragraph 12) clearly states that development should not normally be permitted 
where high levels of noise will continue through the night, especially during the hours 
when people are normally sleeping.  Environmental Health have, therefore, advised that 
the proposed HGV movements along Waggons Way should be restricted to 07:00 to 
18:00 hrs in order to protect residential amenity. 
 
6.23 This restriction of hours along Waggons Way has been discussed with the applicant 
but at the time of preparing this report no agreement has been reached.  It is 
acknowledged that this issue should have been addressed at the outline stage.  However, 
it is clearly stated in the outline application that further detailed noise assessments may 
need to be undertaken at a later stage and in light of such a noise assessment and 
Environmental Health's comments it is considered both reasonable and in line with the 
outline permission to recommend a condition be attached to restrict the hours of use along 
Waggons Way to 07:00 to 18:00 hours only. 
 
6.24 Subject to the above conditions, the proposal is deemed to be accordance with 
PPG24 and Policies EMP17, ENV52 and ENV65 of the Doncaster UDP. 
 
Landscape Impact 
6.25 The proposed development lies within the formerly derelict site consisting of colliery 
spoil, which has now been re-engineered to create a development platform. The 
landscape character of the area is a combination of housing and amenity areas to the 
west, north-west and north-east; long distance views of Drax power station to the north; 
re-engineered colliery spoil heaps to the east and the currently operation Hatfield Colliery 
to the south.  At present the site cannot be seen from the surrounding area given its 
location on an elevated development platform that is surrounded by a large engineered 
landscape bund. 
 
6.26 Policies WD12 and ENV60 of the UDP require developments involving significant 
construction work to provide a comprehensive scheme of hard and/or soft landscaping 
(including tree or shrub planting).  The existing bund will significantly mask the majority of 
the building and the tree planting as proposed will help to further mitigate any landscape 
impact as well as at the same time increasing the biodiversity of the area.  Although the 
potential for providing semi-mature trees both in the car park, along the access road and 
at set points along the landscape bund was raised with the applicant it was not considered  



 
practical to provide these on the bund due to the irrigation requirements that such trees 
would require to prevent unacceptable loss through drought.  However, the applicant has 
agreed to provide semi-mature trees within the new car parking area and along the access 
road to give a greater and immediate impact.   
 
6.27 In assessing the proposed development the Landscape Planning Officer concludes 
that the development will not be highly visible in the surrounding area as a result of the 
careful choice of colours, the wave form roof and the existing landscaping bund that is to 
be planted and that over time there will be a net positive effect on the landscape as the 
proposed landscaping measures mature.  In addition, the landscaping scheme that has 
been submitted with the reserved matters (Plan Ref: R57:08:P20) should be used as a 
basis for submitting and agreeing the final details and specification of the planting, which 
will include the incorporation of semi-mature trees into the proposal.  Condition 14 of the 
outline planning permission already secures this approach.  The application is, therefore 
considered to be in accordance with Policies ENV60 and WD12. 
 
Highways Matters 
6.28 The application is supported by a Transport Statement and Travel Plan, which 
assesses the impact of the proposed development in traffic terms and identify measures in 
the scheme that seek to reduce car traffic and offer more sustainable modes of travel.  
The traffic flows are based over a 15 hour working period (06:00 to 21:00 hours) with the 
bulk of the traffic using the new M18 link road into the site.  The number of HGV 
movements equates to 296 per day (i.e. 148 in and 148 out).  Based over a 15 hour day, 
this equates to 10 arrivals and 10 departures an hour with the majority of HGV trips being 
directed to the link road. 
 
6.29 The Transport Assessment has focused on the level of traffic generated by the 
proposal and its impact on the local highway network.  This work centres around the 
previous planning permission where traffic levels generated by the phase 1 site have been 
agreed to serve from the local highway network in advance of the construction of the road 
link to junction 5 of the M18.  In effect, the original planning permission set the threshold 
for acceptable levels of traffic generated by phase 1 served from the local highway 
network. However, the significant feature of the present planning application compared to 
the previous planning permission being that the link road now forms part of the proposal.  
This therefore represents a significant change in traffic terms because the majority of HGV 
traffic generated by the proposed DEW project will use the link road save for a small 
number that for local trips will use the local infrastructure. 
 
6.30 The basis of the traffic assessment, though for the above reason is somewhat 
academic, has been to make a comparison of traffic generated between the use of the site 
for B1 and B2 uses and traffic generated by the DEW proposal with the objective of 
ensuring that the level of traffic agreed as part of the original planning application for 
phase 1 will not be exceeded.  Using a worse case scenario the study has demonstrated 
that the DEW proposal would generate less traffic in the critical am and pm hours than 
other B1 and B2 uses.  The statement has, therefore, demonstrated that in a worse case 
scenario the traffic generated by the proposed development does not exceed the 
threshold established previously for the level of traffic that has been agreed to use the 
local infrastructure.  
 



 
6.31 The routing agreement, which will form the basis of a legal agreement, will involve 
two traffic routes in addition to the use of the M18 link road.  The first route which in the 
early stages will be used by construction traffic, involves traffic from Barnby Dun into 
Stainforth, then along Church Road and turning left into East Lane. The second route 
involves traffic turning from High Street A18 into Broadway, then along Broadway and 
then left onto Station Road.  The local highway network traffic will enter the site via 
Waggons Way, however, the M18 link road into the site is expected to be the primary 
route associated with the MRF traffic with only a relatively small number of HGVs using 
the local infrastructure. Additionally, a detailed safety audit has also been carried out 
along the two traffic routes proposed for construction traffic, and no specific road safety 
issues have been identified. 
 
6.32 In relation to the Travel Plan a number of core measures have been included in order 
to remove the reliance on car transportation.  These measures include the preparation of 
Travel Information Boards at sites of high staff and visitor visibility, distribution of Travel 
Information Packs to be distributed to all new staff (including bus and rail timetables, car 
share and parking strategies), introductory public transport ticketing, a staff mini-bus with 
up to four shuttle runs and finally cycle parking and changing facilities.   
 
6.33 The proposed development is acceptable from a highway point of view subject to 
agreement with regard to the routing agreement together with the implementation of the 
travel plan. 
 
Waste Arisings 
6.34 Although the issue of need for a waste facility in this area is not a material factor to 
consider as part of this reserved matters application, local residents have raised this 
issue.  The applicant, on the previous submission, provided detailed information taken 
from DEFRA's statistical summary of waste arisings from the Yorkshire and Humber 
region over the period from April 2006 to December 2008.  The statistics show that the 
total municipal household waste for the annual period between January 2008 and 
December 2008 for the region is 2,777,000 tonnes.  For Doncaster, Barnsley and 
Rotherham regions alone, using DEFRA's 07/08 figures a total of 425,857 tonnes of 
municipal waste was created. 
 
6.35 Municipal Waste only accounts for a small proportion of the total waste arisings and 
in addition to this the MRF will also be accepting commercial and industrial (non-
hazardous) waste.  Although figures for this type of waste is hard to source the applicant 
has supplied additional information dating back to 2002 that demonstrates that in England 
alone nearly 21 million tonnes of this type of waste was generated within this one year 
period.  For the Yorkshire and Humber region alone a figure of 1 million tonnes per annum 
has been interpolated and the Local Planning Authority has no reason to disagree with 
this.  Although increased recycling rates are likely to have increased in this sector since 
these statistics were published it has been assumed that there is still a substantial amount 
of commercial and industrial waste from the Barnsley, Doncaster and Rotherham area and 
the region as a whole. 
 



 
6.36 Despite the recent granting of planning permission for the Kirk Sandall waste 
gasification plant, which will deal with approximately 120,000 tonnes of commercial and 
industrial waste it is considered that the Hatfield MRF's proposal to treat a combination of 
municipal and commercial/industrial waste will be required for the local and regional 
shortfall in waste treatment capacity.  As such, the self-sufficiency and proximity principles 
as required under PPS10 and the RSS (2008) have been addressed. 
 
6.37 Finally, the actual nature and tonnages of the waste to be treated i.e. municipal and 
commercial/industrial will ultimately be stipulated and monitored by the Environment 
Agency in the issuing of an Environmental Permit.  The Environmental Permit process will 
ensure that the facility operates in accordance with the planning application submission 
whilst at the same time ensuring that it is carried out in an environmentally sensitive 
manner and in accordance with relevant legislation. 
 
Socio-Economic Considerations 
6.38 Although consideration of Policy SEMP1 (Job Protection and Creation) is not directly 
relevant to the consideration of this reserved matters application it is still worthy of 
mention that the proposed development aims to employ a total of around 170 people 
covering a wide range of employment skills (e.g. management and semi-skilled) on a shift 
pattern basis. 
 
6.39 There has been a long period of net outward migration from areas like Stainforth as 
industries have reduced and closed down.  Coal mining was a major source of 
employment, but there are now pockets of deprivation centred on former industrial and 
mining settlements, for example Conisbrough, Mexborough, Askern, Stainforth and 
Thorne/Moorends. 
 
6.40 The application states that in the first instance direct employment opportunities will 
be offered to local people.  Under European Union (EU) law the developer is unable to 
discriminate against EU workers although it is the applicantôs intention to employ local 
workers from the immediate area.  All vacancies for the DEW Project will, however, be 
firstly advertised locally and it is hoped that all positions available for the project will be 
filled from the local employment market. 
 
Other Issues 
6.41 In relation to air quality, dust emissions are considered likely during the construction 
phase.  However, the existing conditions on the outline permission require the approval of 
a Construction Impact Management Plan (Condition 16) in order to mitigate any potential 
impact. 
 
6.42 All waste will be delivered to the site in sealed and covered vehicles, which will 
ensure that there are no air emissions released to the environment.  All waste material will 
be off-loaded into the Waste Receiving Hall, which will have a range of design solutions to 
prevent odour release into the environment i.e. all waste acceptance to be carried out in 
an enclosed building kept under negative pressure and with fast acting roller shutter 
doors.  The internal building air will be extracted and passed through thermal oxidisers 
prior to discharge.  Stack height calculations have been carried out for both the thermal  



 
oxidiser and boiler house stacks to ensure adequate dispersion.  The stack height 
calculations have been assessed independently by Pollution Control and found to be 
satisfactory.  In addition, detailed atmospheric dispersion modelling will be required for the 
Environmental Permit should the reserved matters be approved. 
 
6.43 The external lighting layout provides the average lighting levels to be used for the 
area surrounding the northern and western sides of the main building, the staff car park, 
and to the eastern side of the main building and into the manoeuvring yard.  Lux levels for 
the northern and western sides of the building will be at an average 5 lux.  The staff car 
parking area will be at 15 lux and the area to the east leading into the manoeuvring yard 
will be at 50 lux.  Given that the highest lux levels will be to the rear of the main building 
and hence screened from the surrounding residential properties together with the large 
landscape bund that surrounds the site it is considered that light pollution will not have an 
adverse impact on the nearby properties.  However, a condition has been recommended 
to ensure that a detailed lighting scheme is submitted for final approval to ensure that 
there is no amenity impact.  The proposal is, therefore, considered to be in accordance 
with Policy ENV66. 
 
6.44 In relation to prematurity of a planning decision prior to adoption of the emerging 
Joint (Barnsley, Doncaster & Rotherham) Strategic Waste Development Plan Document, 
National policy sets out a clear approach for moving waste away from landfill and to treat 
waste as a resource.  Both regional policy and Doncaster's own emerging evidence base 
highlight the shortfall of waste treatment capacity locally.  Although work is progressing on 
the Joint Strategic Waste DPD, it is not yet at a stage where it carries weight, or where 
prematurity arguments would be a barrier to granting planning permission.  At present, 
PPS10, the RSS, the saved UDP policies and the emerging evidence base for the DPD 
provide sufficient policy framework to determine applications in advance of the Waste 
DPD being adopted. 
 
6.45 The concern over the detrimental impact that the proposed development will have on 
neighbouring house prices is not a material planning consideration. 
 
7 Summary and Conclusion 
 
7.1 The principle of the proposed development has been agreed under the existing outline 
planning permission for Hatfield Power Park.  Notwithstanding this there is a clear need 
for this type of facility.  National, regional and local policies promote the principles of 
sustainable waste management and the proposed MRF will support the implementation of 
both PPS10 and the RSS (2008). 
 
7.2 This current reserved matters submission has addressed the Council's previous 
reasons for refusal by re-siting the building and by assessing in more detail the potential 
noise impact as a result of the building's operation.  These issues have been given 
detailed consideration by Environmental Health and it has been concluded that there will 
not be an adverse impact with the current submission in relation to the construction and 
operation of the building.  Environmental Health have, however, raised their concern over 
the potential for an adverse noise impact to be experienced by neighbouring residents as 
a result of the proposed hours of delivery (06:00 to 21:00 hours) along Waggons Way and  



 
it is, therefore both reasonable and in line with the outline permission for a condition to be 
imposed restricting the hours of use along Waggons Way only. 
 
7.3 The proposal fits in with the industrial context of the surrounding area in terms of siting 
and layout, design and external appearance and the proposed landscaping of the site will 
help to ensure that any landscape impact is appropriately mitigated.  Residential amenity 
has been taken into consideration both at the original outline planning stage and further 
considered in this current reserved matters submission.  In addition, the proposed use of 
the building is considered to be sustainable by providing a facility for the recycling and 
subsequent reuse of waste products.  Ultimately the proposal will regenerate an area of 
the Stainforth that is in need of re-development and the intention is to provide jobs for the 
local community. 
 
8 Recommendation 
 
THAT THE PLANNING COMMITTEE RESOLVE TO APPROVE THE RESERVED 
MATTERS SUBJECT TO THE COMPLETION OF AN OBLIGATION UNDER SECTION 
106 OF THE TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED) IN 
RELATION TO THE FOLLOWING MATTERS: 
 
A) FORMULATION OF A ROUTING AGREEMENT FOR THE NON-M18 LINK ROAD 
TRAFFIC. 
 
THE HEAD OF DEVELOPMENT MANAGEMENT BE AUTHORISED TO ISSUE THE 
PLANNING PERMISSION ON COMPLETION OF THE AGREEMENT WITH THE 
FOLLOWING CONDITIONS ATTACHED. 
 
01.  GA01 The development hereby permitted must be carried out and 

completed entirely in accordance with the terms of this permission and 
the details shown on the approved plans and specifications.  

  REASON 
  To ensure that the development is carried out in accordance with the 

application as approved. 
 
02.  U23222 No Heavy Goods Vehicles (7.5 tonnes or more) associated with the 

operation of the Materials Recycling Facility shall access or egress via 
Waggons Way outside the hours of 07:00 and 18:00 hours. 

  REASON 
  To safeguard the living conditions of neighbouring residents having 

particular regard to the potential for noise nuisance at unsocial hours. 
 
03.  U23248 The óAô weighted equivalent continuous free field noise level (L, 

AEQ,T) attributable to the operation of the site, measured at any noise 
sensitive properties shall not exceed the existing background noise 
level. The rating level of the noise emitted from the site shall not 
exceed 37dB at Bootham Crescent and 35dB at Beech Crescent at 
any time. The noise levels shall be determined at the nearest noise- 



 
 sensitive premises. The measurements and assessment shall be 

made in accordance with BS 4142 Method of Rating Industrial Noise 
Affecting Mixed Residential and Industrial Areas (1997). 

  REASON 
  To safeguard the living conditions of neighbouring residents having 

particular regard to the potential for noise nuisance 
 
04.  U23249 Prior to occupation, the building(s) shall be insulated in accordance 

with a scheme to be submitted to and approved in writing by the Local 
Planning Authority.  The building hereby permitted shall be 
constructed so as to provide sound insulation, against internally 
generated noise, to a level that does not exceed the rating level of 
37dB at Bootham Crescent and 35dB at Beech Crescent. Whilst the 
site is operational, all windows shall remain closed and alternative 
means of ventilation shall be provided. 

  REASON 
  To safeguard the living conditions of neighbouring residents having 

particular regard to the potential for noise nuisance. 
 
05.  U23263 óNo development shall take place in implementation of this permission 

until the applicant has submitted to and received approval thereto in 
writing from the local planning authority a report identifying how the 
predicted CO2 emissions from the development will be reduced by at 
least 10% through the use of on-site renewable energy equipment. 
The carbon savings, which result from this, will be above and beyond 
what is required to comply with Part L Building Regulations. Unless 
otherwise agreed in writing by the local planning authority, the 
development shall then proceed in accordance with the approved 
report. Before any building is occupied or sold, the renewable energy 
equipment shall have been installed and the local planning authority 
shall be satisfied that the day-to-day operation of the equipment will 
provide energy for the development as long as the development 
remains in existence. 

  REASON 
  In the interests of sustainability and to minimise the impact of the 

development on the effects of climate change.ô 
 
 
 
 
01.  ICOAL INFORMATIVE 
 The proposed development lies within a coal mining area.  In the 

circumstances Applicants should take account of any coal mining 
related hazards to stability in their proposals.  Developers must also 
seek permission from the Authority before undertaking any operations 
that involves entry into any coal or mines of coal, including coal mine 
shafts and adits and the implementation of site investigations or other 
works.  Property specific summary information on any past, current and  



 
 proposed surface and underground coal mining activity to effect the 

development can be obtained from the Coal Authority.  The Coal 
Authority Mining Reports Service can be contacted on 0845 762 6848 
or at www.coal.gov.uk. 

 
 
02.  U03860 The development for which the reserved matters are hereby approved 

shall be carried out in complete accordance with the conditions set out 
above and those imposed on planning reference 04/04512/P; granted 
19th January 2009. 

 
 
03.  U03867 The discharge of surface water will require the consent of the 

Environment Agency under Schedule 10 of the Water Resources Act 
1991.  Such consent is not implied by these observations.  A separate 
application must be made for the consent. Controlled waters includes 
streams, underground waters, reservoirs, estuaries and coastal waters.  
Only surface water from roofs and paved areas not accessible to 
vehicles, should be discharged to any soakaway, watercourse or 
surface water sewer. 

 
 
04.  U03868 According to our records the proposed development does not lie within 

250 metres of any area known to have received waste or refuse in the 
last 30 years.  However, located within just over 600m, Bootham Lane 
landfill site is a current landfill taking biodegradable household, 
commercial and industrial waste. 

 
 
05.  U03869 The proposed development or activity will require an Environmental 

Permit and the applicant is advised to contact the Environment Agency 
(0115 846 2604) for further information on applying for a licence. 

 
 
06.  U03870 The site is within the Ashfields and West Moor Internal Drainage 

Board's area, and their Byelaws also apply.  Any proposal to discharge 
surface water must be agreed with the Ashfields and West Moor IDB. 

 
 
Reasons(s) for Approving Reserved Matters: 
 
The Local Planning Authority has decided to approve the reserve matters: 
 
1. Having regard to the policies and proposals in the Regional Spatial Strategy and 
Doncaster Unitary Development Plan set out below and all other relevant material 
planning considerations: 
 
European Policy: 
The Landfill Waste Directive (1999/31/EC) 



 
 
National Planning Policy: 
Planning Policy Statement 1 - Delivering Sustainable Development 
Planning Policy Statement 10 - Planning for Sustainable Waste Management. 
Planning Policy Guidance Note 24 - Planning and Noise 
 
Regional Spatial Strategy: 
Policy YH2 - Climate Change and Resource Use 
Policy ENV12 - Regional Waste Management Objectives 
Policy ENV13 - Provision of Waste Management and Treatment Facilities 
Policy ENV14 - Strategic Locational Criteria for Waste Management Facilities 
Policy E1 - Creating a Successful and Competitive Regional Economy 
Policy ENV5 - Energy 
 
Adopted Unitary Development Plan: 
Policy SEMP1 - Job Protection and Creation 
Policy EMP17 - Industrial and Commercial Premises 
Policy ENV52 - Design of New Buildings 
Policy ENV53 - Scale of New Development  
Policy ENV60 - Landscaping in New Developments  
Policy ENV65 - Pollution 
Policy ENV66 - Light Pollution 
Policy SWD1 - Waste Management Strategy 
Policy WD12 - Landscaping of Waste Facilities 
 
Other Considerations: 
Waste Strategy for England 2007 (DEFRA) 
Sustainable Borough Strategy for Doncaster: Shaping Our Future to 2025 
 
2. For the following reasons: 
 
Having taken into account all the material planning considerations raised in the 
consultations and representations, against the policy background referred to above, it has 
been concluded that the proposed development is acceptable.  In particular the Local 
Planning Authority is of the view that its accordance with the relevant policies of the 
Development Plan justifies the development in this location. 
 
The principle of the proposed development has been agreed under the existing outline 
planning permission for Hatfield Power Park.  Notwithstanding this there is a clear need 
for this type of facility.  National, regional and local policies promote the principles of 
sustainable waste management and the proposed MRF will support the implementation of 
both PPS10 and the RSS (2008). 
 
The current reserved matters have been submitted with the intention of addressing the 
Council's reasons for refusal on the previous reserved matters submission - namely siting 
of the building and the potential for an adverse noise impact.  These issues have been 
given detailed consideration by Environmental Health and it has been concluded that 
there will not be an adverse impact with the current submission. 



 
 
With regards to the design of the building, the proposal fits in with the industrial context of 
the surrounding area in terms of siting and layout, design and external appearance and 
the proposed landscaping of the site will help to ensure that any landscape impact is 
appropriately mitigated.  Residential amenity has been taken into consideration both at the 
original outline planning stage and further considered in this current reserved matters 
submission.  The proposed use of the building is sustainable by its very nature by 
providing a facility for the recycling of waste products.  Ultimately the proposal will 
regenerate an area of the Stainforth that is in need of re-development and the intention is 
to provide jobs for the local community. 
 
The above objections, considerations and resulting recommendation have had 
regard to Article 8 and Article 1 of the First Protocol of the European Convention for 
Human Rights Act 1998.  The recommendation will not interfere with the applicantôs 
and/or objectorôs right to respect for his private and family life, his home and his 
correspondence. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Appendix 1 ï Site Visit Photographs 
 

 
1. Looking south across the development platform to Hatfield Colliery 

 
 

 
2. Looking west across the development platform 

 
 
 
 
 
 



 
3. General view across the development platform 

 
 

 
4. Looking north-east along the access road to the proposed site 

 
 
 
 
 
 
 
 

 



Appendix 2 ï Plans and Elevations 
 
 

 
 

1. Overall Site Plan ï Note: the building has been re-orientated to move the north-east 
corner of the building 10 metres further away from the properties on Beech Crescent. 

 



 
 

2. The landscape setting of the proposed development site. 
 
 

 
 

3. South-west elevation of the main building (Note: the colour scheme has been distorted 
at the scale shown on this elevation.  Materials proposed are two differing grey colours 

with the bottom half of the building having a metallic finish.  The building will also have a 
pale turquoise trim as a means of breaking up the size of the building). 

 
 
 



 

 
4. South-east elevation of the main building (with loading doors to the right) 

 
 
 

 
 

5. Main floor plan ï showing acoustic treatment to the main building walls and roof. 
 

 



 
6. Cross sections through the site. 

 
 
 

 
 

7. Other minor buildings (i.e. Vehicle Repair, Store and Yard) 
 
 



 
 
 

 
 

8. Artistic impressions of how the MRF will look (Top ï looking north-west across the 
facility; Bottom ï from the south as would be seen along the approach). 


