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Application for Determination

	Parish
	Cantley

	
	

	Reference
	BA/2008/307/FUL
	Target date
	31 December 2008

	
	

	Location
	Land to east of British Sugar Factory, Station Road, Cantley

	
	

	Proposal
	Proposed construction of new Evaporator plant as part of energy reduction scheme plus construction of new buildings and plant for processing of raw sugar, including associated hard paving, external lightning and relocation of coal and Limex stockpiles. New buildings to be sited on area currently occupied by Contractor’s Compound and will be accompanied by new screening and landscaping proposals.

	
	

	Applicant
	British Sugar plc

	
	

	Recommendation
	Approve subject to conditions and the prior completion of a Section 106 Legal Agreement


1
Description of Site

1.1
The application site is located at the sugar beet processing factory operated by British Sugar plc at Cantley.  The sugar beet processing factory is located on the eastern edge of the village and comprises an extensive area of approximately 60 hectares which extends outwards in an east/north-east direction from the village. It is bounded to the south by the River Yare, with the factory site itself divided into four distinct quarters, with the Norwich to Yarmouth railway line acting as a clear physical barrier between the northern and southern halves and a drainage ditch separating the east and west sections. 

1.2
The north-west quadrant comprises an extensive area of ‘settling basins’ and soil storage areas with the few industrial buildings sited adjacent to the railway line.  This area is served by vehicular access off Station Road.  A section of undeveloped marshland, stretching towards Limpenhoe, lies to the east of these settling basins and comprises the north-east quarter of the site. 

1.3
The south-east quadrant is bordered by the River Yare to the south and comprises a dense network of large scale industrial buildings which are dominated by the distinct towering silo blocks at approximately 40m high.  These buildings vary in scale, form and height with each design reflecting the buildings’ particular function. In addition to the grey concrete silo block other distinct features include the taller but narrower silver coloured tower stacks and multi-ridged roofed building.  In addition to this network of buildings, ancillary development in the form of car parking facilities, contractor’s compound and stockpiles of coal and Limex are also present.  The majority of the area is hard-surfaced and the character is intensely industrial.  The final quarter (south-west) comprises a reservoir and settling basins with no built development. 

1.4
The application site itself is within the south-eastern quadrant and is on land beyond the main factory complex, but adjacent to it and within the curtilage of the overall complex.  Currently used as a contractor’s compound and for general storage, it is bounded to the west by Station Road and to the north by soil bunds, beyond which is the railway line.  The land to the east is beyond the boundary of the complex and is open countryside which is relatively well vegetated, providing some screening at lower levels, whilst to the south is the access road within the site and the river beyond. 

1.5
The surrounding landscape is open and largely undeveloped, with the exception of the immediate village, and is primarily in agricultural use.  It has a strong Broads’ character with long views across grazing marsh; these are reciprocated and there are views of the factory, in particular the silos and chimneys, from considerable distances, especially to the south and west.

1.6
Access to the factory complex is from the B1140, which provides vehicular access from the A47 trunk road to Cantley village, passing through Beighton village en route.  There are two separate entrances to the complex, one to the north of the railway line which is used by beet and other delivery vehicles and the main entrance immediately to the south.
1.7
A public footpath runs along both banks of the river with the route on the northern side cutting through the site parallel with the east-west dividing drainage ditch.

1.8
The entire complex is located within flood risk zone 3. 

1.9
There are 14 protected sites within 10km of the factory and these comprise mainly SPAs, SACs and SSSIs.  Of these, the largest is Halvergate Marshes to the east, which is subject to all of these designations, and is also a Ramsar site.
1.10
Members had the opportunity to visit the site on 9 January 2009. A note of which is attached at Appendix 2.

2
Background and description of proposals

2.1
Cantley sugar beet processing factory was built in 1912 and processes sugar beet from across the region.  Currently it handles approximately 1.3 millions tonnes of beet sugar per annum through an annual ‘campaign’ which lasts around 155 days from September to March.  The beet is lifted and transported to the site by road, with some hauliers taking return loads of pulp which is used for animal feed.  During the campaign the factory is operational for 24 hours per day producing sugar crystals, sugar syrup, granulated and speciality sugars and LimeX45 (lime based agricultural product).

2.2
The proposed development comprises two elements:

(i) the construction of a new evaporator plant as part of an energy reduction scheme; and

(ii)  the construction of new buildings to allow for the processing of raw sugar. 

2.3
The first aspect of the proposal seeks to improve the efficiency of the plant and to reduce operating costs, whilst the second is in response to the impending changes in sugar quotas and the intention to increase processing capacity to respond to these.

2.4
The raw cane sugar for the new processing operation would be delivered by ship to the docks at Great Yarmouth where it would be unloaded into vehicles and transported to Cantley by road.

2.5
The proposed new buildings can be divided into three groups depending upon their location and to which part of the proposal they relate, as follows:

.

(i) Proposed buildings within existing factory boundary to support the energy reduction scheme:

· Evaporator cylinder (height 26.5m, diameter 4.5m) sited on the south facing wall of the main factory building.
(ii)
Proposed buildings within existing factory boundary and to support the additional processing:

· De-colourisation plant (height 25m, length 22m, width 13m) sited immediately to the east of the main factory building and connected by an overhead pipeline to the Melter/Affiniation building.
(iii)
Proposed buildings to form an eastern extension and to support the additional processing: 

· Melter/affiniation building (height 18m, length 40m, width 19m) sited perpendicular to the railway line/river. A workshop/amenities building (height 7.6m, 14m length, 16m wide) forms an extension to this building.

· Unloading building (height 13.3m, length 24m, width 12m) - sited near the railway line and connected to the warehouse by a conveyer system.
· Warehouse building (height 16,5m, length/width 37m) – pyramid shaped building sited on the site of the existing contractors compound near unloading building.

· Dry Lime Press building (height of 16m, length 27m, width 16m) – sited furthest south surrounded by hard standing 

2.6
The design of the proposed buildings reflects their industrial nature and specific purpose with the sugar storage building having a pyramidal shape and the others having a more traditional box shaped appearance. Materials comprise plastic coated galvanised sheeting over the upper portions with brickwork or concrete on lower walls. A metal roller shutter door for vehicular entrances into buildings is also proposed.
2.7
Ancillary development in the form of hard paving, external lighting, provision of eight additional car parking spaces as well as the relocation of the coal and Limex stockpiles and contractor’s compound is also proposed. In addition to this it is also proposed to in-fill and divert Marsh Drain/Limpenhoe Landscaping Drain which currently runs across the site and to provide hard and soft landscaping. 

2.8
In terms of the additional processing, it is proposed that vehicles would enter the complex via the southern entrance and travel to the unloading building where the raw sugar would be tipped.  Access around and through the building would eliminate the need for turning and create a continuous operation.  The raw sugar would then be transferred via conveyer belt to the Warehouse building for storage.
2.9
The first stage of the refining process would occur in the Melter building from where melted liquid sugar would be pumped along to the De-colourising building to be polished to improve its colour before entering the existing factory for the final ‘crystalisation’ process.  It would then be removed off-site to commercial customers by tanker.

2.10
The Dry Lime Press building contains press equipment for the dewatering of lime arising from the sugar purification process. 

2.11
The proposal would result in the extension of the operation of the factory from approximately 155 days per annum to virtually an all year round operation, with maintenance work taking place in any quiet period between the two processes.

2.12
The factory currently operates for 24 hours per day during the ‘campaign’ period and it is proposed that this would continue, albeit throughout the year.
3
Site History


BA/2007/0281/FUL  Proposed erection of dutch barn for the storage of top soil. (Approved 30/01/2008).

05/06/1608  Granulated Sugar Bulk Outloading Building and Link Tunnel 

(Approved 07/12/2006).
4
Consultation


Cantley Parish Council – Object to the application because of: 
· Increased volume of traffic on un-suitable roads, increased diesel emissions and noise. 

· The working factory would recreate noise during the summer months and not just in winter months, which could affect the life style of close residents.

· Light pollution from high poles.

· Visual impact of buildings on residents of Limpenhoe. 


If permission were to be granted, the Parish Council would recommend that the following conditions apply:
· British Sugar should rigorously investigate other means of transporting the sugar to the factory.

· Traffic movements be banned on Sundays, as with the current sugar beet traffic.


Beighton Parish Council – Object.  The application will result in an unacceptable loss of amenity for the local residents and will have a significant environmental impact on the area.  Will result in noise due to extra vehicles and present a danger to children and elderly people needing to cross the main road.  General concern over highway safety along the Acle Straight and White House junction.  Councillors hope the idea of transporting the raw sugar by barge will be investigated as this appears the most sustainable approach and should be encouraged by all parties. 

Langley with Hardley Parish Council – Recommend approval. Concerned over light pollution, odour and noise.  Would prefer to see the raw sugar carried by river or rail, rather than road.

Reedham Parish Council – Recommend approval. No basic objection to the plans and welcome potential extra employment opportunities and energy saving initiatives, but are concerned about probable additions to traffic in general area and would encourage studies towards use of river/rail.

Acle Parish Council – Object to the application as the A47 and White House junction is an already dangerous road. Request the sugar be brought in by river.

Norton Subcourse Parish Council – Recommend Approval subject to a requirement that the factory site should comply with light pollution regulations. Consider that the avoidance of contamination of the river and surrounding land should be given highest priority/


Broads Society – This is a substantial new development which will extend the factory along the riverbank resulting in significant visual impact when viewed from the river. However since this is an industrial site, the addition of another large building in this location is not inappropriate.


Concerned over the additional traffic movement and therefore any approval should be conditional on material being transported by water. It should be borne in mind that the site for the factory was originally chosen because of its waterside location and ability to transport goods by this means.


We welcome
the opportunities for additional employment which will result from this development.

District Member – No written response.

East of England Development Agency – The proposal is broadly consistent with the Regional Economic Strategy.  Support proposal which seeks ways to promote and encourage rural enterprises and businesses. The accompanying energy efficiency measures are reassuring of the commitment given the sensitive local environment of the factory.


Norfolk County Council Economic Development Unit – Support the application. It has the potential to enable British Sugar to continue to make a major contribution to the Norfolk economy, particularly the rural economy where good quality jobs are at a premium and where agricultural work is particularly vulnerable.  


Shaping Norfolk’s Future – The plans are a vote of confidence in one of the county’s longest established factories at a time when sugar beet plants across Europe are being closed.  Sugar beet is a cornerstone crop throughout East Anglia, providing much needed employment in rural areas and the Cantley factory plays a crucial role in the economy of East Norfolk.  British Sugar’s plans will secure a long term future for the factory, its workers and the supply chain of hauliers and farmers as well as regular cargo for the outer harbour at Great Yarmouth.  It would be desirable but unrealistic for sugar cane to be transported by barge.


Broads Internal Drainage Board – No objection. The site is not immediately adjacent to any board maintained watercourses, and as the site’s surface water runoff discharges to watercourses maintained by the Environment Agency. 


Environment Agency – No objection subject to the following conditions being appended to any positive planning decision: 

· The development permitted shall be carried out in accordance with the approved Flood risk Assessment which includes the following mitigation measures; Identification and provision of a safe route into and out of the site to an appropriate safe haven.

· Finished floor levels are set no lower than illustrated in drawing number 4373/01/02B and section 3.3 of the FRA.
· Flood resilience and resistance techniques and measures should be employed as detailed in section 5.4 of the FRA.
· Limiting the surface run-off generated by the 1 in 100 year rainfall event at the end of the lifetime of development to the current peak run-off rate (5445m3 on the outgoing tide), so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding elsewhere.
· 1660m3 of wetland and flood storage area shall be created to offset the loss of 1147m3 (though infilling) of Limpenhoe Landspring Drain.

Highways Agency – Recommends the following conditions be attached to any permission which may be granted: 

· The raw sugar import will not start until the sugar beet season has finished. There should be a gap of at least 5 days between the sugar bet operations finishing and the import of raw sugar. 

· A Travel Plan, which includes the whole British Sugar site at Cantley, will be conditioned as part of a Section 106 Agreement. The Highways Agency must be given a copy of the Travel Plan to comment on its content before the raw sugar processing can begin.  


Norfolk County Council Highways Authority – No objection subject to conditions and completion of Legal Agreement. 

In terms of width and alignment the B1149 is generally acceptable and the capacity of the road and its junction should not be compromised by an average of 36 additional HGVs an hour. There are some concerns over the residual strength of the carriageway and speed and safety issues that can be addressed through the agreed contribution of £100 000 with British Sugar as well as by appending the following conditions:
1.
No work shall commence on site until a detailed scheme of off-site highway works to manage vehicle speeds and improve road safety on the B1140 has been submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Authority. This scheme must consider:
· Highway works to manage vehicle speeds in Beighton including two reactive signs.
· Road safety measures as indicated on NCC drawing number TMB3379-PM-002.
· A review of speed limits on the B1140 from the A47 to the application site.
· Crash barrier protection for the footway from the school road junction with the B1140 to the village hall.
2.
Prior to the commencement of the use hereby permitted off site highway improvement works referred to above shall be completed to the written satisfaction of the Local Planning Authority in consultation with the Highways Authority.
3.
The development hereby permitted shall not be commenced until an interim Travel Plan has been submitted, approved and signed off by the Local Planning Authority in consultation with the Highway Authority, such a Travel Plan shall accord with Norfolk County Council document ‘Guidance Notes for the Submission of Travel Plan’ or be produced using the workplace Travel Plan generator tool www.worktravelplan.net
4.
No part of the development hereby permitted shall be brought into use prior to implementation of the interim Travel Plan. During the first year of operation an approved full Travel Plan, based on the interim Travel Plan referred to in this condition, shall be submitted in accordance with the timetable and targets contained therein, and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning Authority in consultation with the Highways Authority as part of the annual review.

5.
No works shall commence on site until the details of wheel cleaning facilities for construction vehicles have been submitted to and proved in writing by the Local Planning Authority in consultation with the Highways Authority.

6.
For the duration of the construction period all traffic associated with the construction of the development permitted will use the approved wheel cleaning facilities referred to above.

7.
Prior to the commencement of any works a construction traffic management plan and access rout, which shall incorporate adequate provision for addressing any abnormal wear and tear to the highway, shall be submitted to and approved in writing with the Local Planning Authority in consultation with the Highways Authority, together with proposals to control and manage construction traffic using ‘construction traffic access routes’ and to ensure no other local roads are used by construction traffic.
8.
For the duration of the construction period all traffic associated with the construction of the development will comply with the construction traffic management plan and use only the construction traffic access route and no other local roads                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                              unless approved in writing with the Local Planning Authority in consultation with the Highways Authority.

9.
Prior to the commencement of the use hereby permitted a raw sugar delivery management and routing plan shall be submitted to and approved in writing with the Local Planning Authority in consultation with the Highways Authority to ensure no other local roads are used by raw sugar delivery traffic

10.
All traffic associated with the delivery of raw sugar will comply with the raw sugar delivery management and routing plan and use only an approved access route and no other local roads unless approved in writing with the Local Planning Authority in consultation with the Highways Authority.


Informative note


It is an offence to carry out any works within the public highway, which includes public right of way, without permission of the Highways Authority. It is the applicant’s responsibility to ensure that, in addition to planning permission, any necessary agreements under the Highways Act 1980 are also obtained.

The Highways Authority levy a charge to cover on-going costs of reviewing and monitoring a Travel Plan annually. This is in addition to the sum payable for planning obligations.


Natural England:  No objection. Either alone or in combination with other plans or projects, it would be unlikely to have a significant effect on the important interest features of Breydon Water SPA, Breydon Water Ramsar, Broadland SPA, Broads SPA, Broads SAC and Broadland Ramsar sites, or any other features of special scientific interest of the Limpenhoe meadows and Cantley Marshes and Breydon Water Sites of Special Scientific Interest.

The Environmental Report concludes that proposed changes will result in no increase in nitrogen deposition at the designated sites. However we would ask that should planning permission be granted it is subject to the continuation of monitoring on Limpenhoe Marshes SSSI for a full year after the implementation of the proposed change in regime. 

Norfolk Wildlife Trust – No response. 

RSPB – No response.

Ramblers Association – No response.

Open Spaces Society – Object. The proposed works will have a severe impact upon the visual amenities of users of nearby-public paths. It is unacceptable that, in an area with a status equivalent to that of a National Park, major development with such considerable visual implications should be sited where it would such a negative impact upon the public’s enjoyment of the area.


Campaign to Protect Rural England – Do not believe that access onto and off the A47 trunk road is of a high enough standard. There are often delays on the A47 near the Cantley turn off, it is a high risk accident site, during the summer months traffic flows are higher than during the beet campaign. British Sugar should carry out a full cost benefit analysis and transport assessment of alternatives to road transportation.

Broadland Council Environmental Health – This facility is regulated by the Environment Agency through the Integrated Pollution Prevention Control permitting scheme.  The following comments are made, however: 

Noise from fixed Plant


A review of existing noise sources indicate that several pieces of existing plant make notable contributions to noise levels. These were identified as the Sylo Air con, Sugar deduster fan, Bagging plant extract and Condensate cooling tower. 

The background noise on Grange Road has been measured during the campaign period as 46 dB during the day and 42 dB at night, during the gap period this is 37 dB during the day and 30 dB at night. Other areas such as Station Road, Round House and Limpenhoe were assessed but Grange Road is the area with highest fixed plant noise. 


The acoustic report recommends that silencing of the intake/discharge should be undertaken which would reduce noise from these sets of plant by 7dBA at Grange Road and 5 dBA at Station Road. Although this is existing plant, it will be operated as part of the new process during what is currently the gap period.


Should these mitigation measures be introduced these levels throughout the year will decrease particularly during the campaign period where levels will be 39dB. 

The World Health Organisation (WHO) has published indoor guideline values, the recommended levels for internal noise are 35dB during the day and 30 dB at night. As a partially open window equates to 50dB and 45dB outside premises respectively the predicted noise levels fall within these values. In addition to WHO guidelines the Environment Agency would conclude that the predicted night time level of 39 dB was well within acceptable limits and would not be anticipated to cause sleep disturbance to those indoors. 


Traffic noise


March is currently the month with the highest average daily number of beet lorries.  With additional raw sugar lorries, the total average number of HGV’s would equate to an increase in noise levels of 2.7dB which is barely detectable to the human ear.

Currently May has the least number of HGV’s movements due to the fact that the campaign is over. On average in this month there are currently 45 lorry movements per day. The predicted additional number of raw sugar HGV’s this month would be 119. The calculated change in levels would be 4.9dB, this would apply at any point alongside the road. According to ‘Design manual for Road and Bridges’, this is deemed to be a moderate change in noise levels.


Broadland Council Planning Department – Wish to highlight the important role played by the sugar factory in terms of the local economy and related industries /operators that are directly or otherwise related to its products and services. The significance of the factory and its standing in the local economy both now and in the future is a material consideration in the determination of this application. The present sugar beet campaign provides valuable supply chain employment opportunities and any potential augmentation of the plant’s production ,will have a similar positive impact on supply chain jobs in the area and probably at East Port in Great Yarmouth. With regard to highway movements directly associated with the proposal, it is suggested that the package of mitigation measures being discussed with Norfolk County Council including the consideration of the route taken by Cantley primary school children to and from the village hall during term time can be conditioned or made an obligation in any legal agreement. 

Great Yarmouth Borough Planning Department – Welcome the opportunity that British Sugar are proposing to process raw sugar at the factory by importing raw material through the new outer Harbour at Great Yarmouth. It is also encouraging that this proposal will allow the greater productivity of the factory, thus ensuring that it will remain an important site within the region for sugar processing for the foreseeable future. The longer term employment opportunities and retention of jobs is welcome. It is suggested that British Sugar be encouraged to look at using more sustainable means of transportation including rail and river. 

South Norfolk Council – To be reported orally.



Representations


105 letters of representation have been received supporting the application primarily citing the economic benefit that the development would have through the increased direct and indirect employment opportunities created in a rural locality where these are needed. The positive environmental impact through the energy saving aspect of the development is also cited as a further justification for supporting the application.


103 letters of representation have been received objecting to the application citing concerns primarily over increased traffic movements and the danger this presents to other users of the road in particular at White House junction and children (especially at school bend) and the elderly in the villages of Beighton and Cantley.  These concerns also include beet drivers speeding and the inadequate state of the B1140.  Additional concerns which have been raised include: Increased noise pollution at the factory and due to additional HGV movements, increased pollution which is harmful to human health and the environment, increased light pollution which is a blight on the landscape and is a nuisance to residents, increased smell from factory which is a nuisance to residents, negative visual impact that the proposed new buildings would have on the landscape, negative impact on local tourism due to increased traffic and noise which will undermine the economic benefits, negative impact on house prices within the vicinity, alternative transport (rail/river) has not been adequately explored, that it is not essential for this application to proceed for the factory to continue operating.   


Cantley Primary School – Raise concerns regarding the increased traffic and the health and safety risk that this poses to pupils. Pupils regularly walk or cycle to school and do more so in the summer months when additional lorries are proposed. Pupils walk to and from the village hall, a route adjacent to the main road, during the day for their PE lessons. The junction between Manor Road and School Lane, which is used twice a day by all parents and pupils by either car, foot or cycle, has poor visibility and they recommend safety measures are put in place to address this should planning permission be granted. These include: 20mph speed restriction around school bend, general junction improvements carried out including improved visibility, lorries do not travel during the start and end of the school day, safety barriers to be erected alongside the footpath to the village hall and up-to-date well maintained and efficient vehicles with lowest possible emissions are used to transport the sugar. 
5
Policies

5.1
National Planning Policy

PPS1: Delivering Sustainable Development

PPS7: Sustainable Development in Rural Areas

PPG13: Transport
           PPS25: Development and Flood Risk

           EMP3: Alterations and Extensions
5.2
Broads Local Plan (Saved Policies)
C2 International and national areas of nature conservation importance
Development which would adversely affect a Site of Special Scientific Interest, either directly or indirectly, will not be permitted.

The Authority will pay particular regard to the United Kingdom’s international obligations for nature conservation, particularly in respect of Ramsar sites, Special Protection Areas and Special Areas for Conservation.

INF1 Development and flood risk
Development will not be permitted where it would lead to a significant increase in the risk of flooding to people and property, taking account of any flood protection measures required under Policy INF2.

CAN1 Cantley Sugar Beet Factory
Development within the Cantley Sugar Beet Factory site, which is needed to meet the essential operational requirements of the factory, will be permitted provided that:

a) 
proposed development is located, where possible, within groups of existing buildings and is of a design which would minimise its visual impact, particularly when viewed from the river; and

b) 
landscaping, design, scale and materials would be appropriate to their setting in the Broads landscape and waterways; and

c) 
there would be no significant adverse effect on wildlife and wildlife habitats; and

d)
there would be no significant adverse effect on the residential amenity of adjoining or nearby occupiers.


Policy TC 4 
Primary Route Network

a) 
New development will not be permitted if it would include the provision of vehicle access leading directly onto a road forming part of the Primary Route Network.

b) 
New development served by a side road which connects onto a road forming part of the Primary Route Network will be permitted provided that any resulting increase in traffic would not have a significant adverse effect on:

i)
the route’s national and strategic role as a road for long-distance traffic; and

ii) 
highway safety; and

iii) 
the route’s traffic capacity; and

iv) 
the amenity and access of any adjoining occupiers.

In appropriate cases a Traffic Impact Assessment will be required to demonstrate that development proposals can be accommodated on the local road network, taking into account any infrastructure improvements proposed.

5.3
Broads Core Strategy adopted September 2007
Policy CS1   Protection of Environmental and Cultural Assets 
Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored.  

Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:

(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment

(ii) tranquillity and wildness as part of the Broads experience

(iii) the value and integrity of nature conservation interest and

(iv) the character, appearance and integrity of the historic and cultural environment

Opportunities to mitigate the visual impact of currently intrusive features should be sought.


Policy CS2   National and European Nature Conservation Designations 

In the interpretation and implementation of the Core Strategy policies, full regard will be taken of the objectives of European and National nature conservation designations and adverse effects avoided.

Policy CS22   Economy

In order to support and strengthen the local and rural economy, sites and properties in employment-uses will be protected from redevelopment resulting in a loss of employment by: 

(i) supporting and promoting appropriate diversification, subject to there being no consequent adverse local impacts 

(ii) strengthening a skilled workforce in the marine and tourism industries and in specialist craft skills on which the distinctive character of the Broads relies 

(iii) supporting and promoting employment in nature conservation.

6
Assessment


Under the provisions of Section 38 of the 2004 Planning and Compulsory Purchase Act, the determination of any planning application must be in accordance with the development plan unless material considerations indicate otherwise.  Development Plan policy (outlined above) consists of Core Strategy DPD policy, ‘saved’ Broads Local Plan Policies and ‘saved’ Norfolk Structure Plan policies.

The main issues to consider in the determination of this application are whether the principle of the development is acceptable, the issues relating to highways and the impact of traffic movements, impact on the amenity of local residents, landscape character and appearance, potential pollution/ecological impact, flood risk and any other material considerations
6.1
The principle of the development
6.1.1
The sugar beet processing factory at Cantley was built in 1912 and was the first beet processing factory in Britain.  It is a major and important facility which supports the agricultural economy of north, south and east Norfolk and north Suffolk, employing around 118 people year round, rising to 155 during the campaign, and supports related employment, including within the agricultural and haulage sectors, both directly and indirectly.  Over 900 growers deliver to the factory during the campaign, with payments totalling around £35 million.  This notwithstanding, it is recognised that the impact of the annual ‘campaign’ locally is considerable, particularly the effects from the traffic and the noise, and this has influenced planning policy.
6.1.2
The adopted Core Strategy policy CS22 is a generic policy which seeks to support existing employment sites from redevelopment which would compromise their contribution to the rural economy and this is relevant here in terms of the principle of retaining such sites.  More specifically, however, adopted Broads Local Plan policy CAN1 relates to the sugar factory and allows for development which is necessary for the essential operational requirements of the factory subject to criteria.
6.1.3
The applicant advises that the development is necessary to diversify the economic base and strengthen the viability and competitiveness of the factory; they have not advised that without the proposed development the factory would be unviable and vulnerable to closure, though clearly this is a concern which has been expressed in representations received on the application.  No details have been provided to support the need for the diversification and such information would, in any case, be likely to be commercially sensitive.  In coming to a conclusion on whether the proposed works can be considered to be ‘essential operational requirements’, it is necessary therefore to consider the changing patterns within the industry.
6.1.4
Sugar beet production nationally is around 7 million tonnes of raw beet, which produces 1 million tonnes of sugar and 500,000 tonnes of animal feed comprising a pulp by-product.  This is over half the sugar required annually in Britain, and also supplies an export market; the remainder of the national requirement is imported.  The value of the crop to farmers is worth around £180 million and is one of the most profitable arable crops.  It is usually grown as part of an arable rotation regime in conjunction with wheat, barley or pulses and as a break crop.  Sugar beet production is common on the flat land and sandy soils of East Anglia and the 4 sugar beet processing factories which handle the crop are located in the eastern part of the country at Newark, Bury St Edmunds, Wissington (near King’s Lynn) and Cantley.
6.1.5
There has been substantial change in the nature of the industry over the past 30 years, with increased mechanisation and improved efficiencies, changes in production and consumption patterns as well as on-going changes in the quota regime.  This has led to a rationalisation of processing capacity, from 17 factories in 1979, to 10 in 1991 and to 4 in 2009.  Of these, the largest is at Wissington, which handles 25% of the national crop and has recently opened a bio-ethanol plant.
6.1.6
In January 2010 there will be changes to the European Union sugar quota rules which will enable the importation of unrefined, raw cane sugar from countries outside the European Union; such importation is currently subject to a trade embargo.  British Sugar plc holds a 51% stake in Illovo Sugar Limited, the largest cane sugar producer in Africa and one of the world's lowest cost producers, and is considering how best to respond to the regulatory change in terms of their business model and operations.  They are proposing to move into the processing of raw cane sugar, also taking advantage also of the developing port facilities at Great Yarmouth.
6.1.7
Together, these changes demonstrate that, in common with many other industries, the trend within the sugar industry is for centralisation and diversification in order to maintain viability and growth.  On this basis, and taking account of the strategic importance of Cantley to the local economy and its unique geographical position in terms of access to developing port facilities, it is concluded that the proposed development can be considered as essential to the operational requirements of the site.
6.1.8
This assessment of the global sugar industry and local rural economy is supported by the consultation responses received from East of England Development Agency and Norfolk County Council Economic Development Unit who recognise the contribution of the factory to the local economy and express their support for the proposal.  The proposal is in accordance with the Regional Economic Strategy and Regional Spatial Strategy.

6.1.9
Policy CAN1 also requires that certain criteria are met in order for the principle of any development to be considered acceptable.  These criteria require that any new buildings be located where possible within groups of existing buildings in order to minimise the visual impact, that the design and scale is appropriate and that there would be no significant adverse impact on wildlife or habitats; in addition the policy requires that there would be no significant, adverse impact on the residential amenity of adjoining or nearby occupiers.  The criteria outline a number of the key issues pertaining to the determination of the application and the assessment below will therefore consider the principle of the acceptability of the proposal in the context of CAN1 as well as the more specific policies.
6.2
Highways and the impact on traffic movements

6.2.1
One of the main issues, and one which has arisen extensively as a result of the consultation on the planning application, is the adequacy of the access to the site to cater for the additional traffic; the related issue of the impact of that additional traffic on the amenity of local residents is addressed later in this report.

6.2.2
The main access to the processing factory is from the A47 Trunk Road via the B1140 which passes through the villages of Beighton and Cantley, with a dedicated turning lane provided at the junction of the A47 at White House Corner.  The junction is subject to a 50mph speed limit and within the last 3 years there have been a total of 6 accidents at this junction, of which one involved a Heavy Goods Vehicle (HGV).  Operators do travel from across the area delivering raw beet for processing, and make return journeys, and whilst this will involve use of other routes, the main access is from the A47. The winter beet season lasts from September till March with an average of 800 movements (400 in and 400 out) per day by HGVs delivering the beet, but up to a maximum of 1400 movements.  These vehicles use the north entrance of the site.  These deliveries take place between 06.00 – 16.00 on Mondays, Tuesdays and Thursdays, and 06.00 – 17.00 on Wednesdays, Fridays and Saturdays with no deliveries on Sundays.  In addition to this a further 139 HGV vehicles access the southern entrance of the site without any time constraints transporting animal feed, coal and limestone.

6.2.3
Additional traffic movements from service vehicles and staff also occur (200 movements per day) on a continuous basis throughout the year.  The factory was in existence prior to the publication of formal planning legislation and there are no restrictions in terms of the use of the facility.  The limitation on hours of delivery currently is an arrangement imposed by British Sugar in order to minimise the impact on local residents.

6.2.4
Following completion of the beet campaign annually, the factory is largely quiet for the remainder of the year, although maintenance and other operations take place.  Formerly there was a six week out-of-campaign refining process handling liquid sugar but this ceased some years ago.

6.2.5
The development would result in additional vehicles accessing the site outside of the ‘campaign’ period, rising from 55 additional movements per day in February to a maximum of 144 additional movements per day in August delivering the sugar, averaging out at 119 per day.  There would also be an increase in the delivery of coal to service this additional operation as well as personnel up to a maximum of 18 HGV vehicle movements per day. However a reduction of approximately 12 HGV movements per day in the summer months will occur over the existing given the changes to the type of Limex production.  This gives a total increase as follows:
	February
	March
	April
	May
	June
	July
	August
	

	55
	125
	125
	125
	125
	125
	125
	Average

	55
	150
	150
	150
	150
	150
	150
	Maximum

	
	
	
	
	
	
	
	
	



The existing HGV vehicle use per day during this same 6 month period is as 
follows:
	February
	March
	April
	May
	June
	July
	August
	

	539
	539
	70
	45
	60
	75
	90
	Average

	920
	920
	150
	150
	150
	150
	150
	Maximum

	
	
	
	
	
	
	
	
	


6.2.6
This proposed development would not affect the current HGV vehicular movement during the winter beet season other than during the two overlapping months of February and March. It is accepted that the number of additional vehicles is significant. However, the B1140 is of a modern standard and Norfolk County Council as Highways Authority are satisfied that the width and alignment are of an acceptable standard to cater for the additional traffic and that the proposed development would not add an unacceptable burden to the network in terms of highway safety.  Although concerns have been raised locally regarding safety at the junction at White House Corner in respect of additional vehicle numbers, the Highways Authority are satisfied that the junction is of a satisfactory standard and can cater for the additional traffic.  The Highways Authority do not raise an objection to the proposal and, on this basis, it would be difficult to justify an objection to the proposal on grounds of highway safety per se. 

6.2.7
The B1140 covers a distance of just over 6.5km from White House junction at the A47 to the factory entrance and is abutted directly by approximately 60 residential properties throughout this length, with further properties set off smaller adjoining roads.  The adequacy of the highway network notwithstanding, concerns have, however, been raised about ‘speed and safety’ and it is acknowledged that there are improvements which could be made.  

6.2.8
These concerns, in particular referring to the junction at ‘School bend’ on the B1140 approaching Cantley village, have been highlighted in the majority of the letters of objection to the application  as well as at the public meeting which was attended by officers.  They relate to the existing traffic, and its impacts, and express the concern that any additional traffic and the extension of the period of operation of the factory will significantly worsen a situation which is already deemed locally to be unacceptable.

6.2.9
Government guidance on the use of planning obligations to secure community or other benefits from development are set out in Circular 05/2005 and in the Good Practice Guide (July 2006).  This makes provision for a Local Planning Authority to require a developer to provide mitigation for the impacts of a proposed development and sets out a mechanism in the form of a Section 106 Legal Agreement by which this can be achieved (Circular 05/2005 Annex B).

6.2.10
In this case, it is considered that the concerns expressed regarding ‘speed and safety’ can be addressed through the provision of a programme of works which is likely to include a review of speed limits on the B1140 from A47 to the factory, methods to manage vehicle speeds through Beighton, introduction of road safety measures and installation of crash barrier for the protection of the footway with School Road.  The Highways Authority advise that a sum of £100,000 would enable the design and implementation of the necessary scheme.  In addition, concerns have been raised over the ‘residual strength’ of the carriageway and it is anticipated that a proportion of this sum would be used to address this.  The applicants have indicated that they would be prepared to enter into a Section 106 Legal Agreement covering such a scheme and it is considered that the works which could thereby be implemented would address many of the expressed concerns. 

6.2.11
In addition to the concerns over the adequacy and capacity of the B1140, the Highways Agency, which is responsible for the A47 Trunk Road, has advised of the objective to ensure that the A47 does not ‘go over capacity at any stage’.  The A47 is identified as part of the Primary Route Network where the objective is to provide a strategic route for long-distance traffic and any development which would have a significant adverse impact upon this, or affect highway safety or capacity, will not be permitted.  Whilst the Highways Agency is broadly satisfied with the full Transport Assessment submitted in support of the application, it has identified a projected point at March 2018 where capacity would be exceeded.  It identifies the cause here as being an overlap between the beet ‘campaign’ and the raw cane delivery and directs that a planning condition should be imposed requiring a 5 day break between the two processes in order to ‘ensure safe and efficient travel for all motorists’.

6.2.12
This condition can be justified in that it seeks to protect highway safety. However, the restriction it creates is problematic in operational terms for the applicant, in that a continuous supply of raw material is needed to maintain the processing operation and to obviate the need to cease production between processes.  An alternative condition preventing the delivery of raw sugar and beet on the same day would overcome the operational concerns of the factory while addressing the capacity concerns of the Highways Agency.  A proposed condition of this nature has been forwarded to the Highways Agency for their comments and Members will be updated orally.

6.2.13
In addition to the above requirements, the Highways Authority have required that the applicants prepare and implement a Travel Plan covering the site in order to seek to encourage more sustainable methods of transport to and around the site, both in terms of employees travel to work and delivery of materials  This requirement derives from the guidance in Planning Policy Statement 13 and is to be welcomed as a means to helping to achieve a step-change in the approach to transport in rural areas and would take advantage of the rail link within Cantley.  This would be covered by a planning condition.

6.2.14
In conclusion, the access to the site and the proposed increase in numbers and extent of traffic has generated a considerable level of concern locally, although much of this concern relates to existing vehicle movements.  The Highways Authority advise that the access is adequate in principle, although improvements are required and that these will address some of the existing concerns as well as improve the situation in respect of the additional traffic.  On this basis an objection to the proposal on highways grounds would be difficult to sustain. 
6.3
Impact on the amenity of local residents

6.3.1
Over 100 letters of objection have been received from local residents and the majority of these refer to the impact on local amenity of the additional traffic and extension of the operational period to the spring and summer months.  They note that they are more likely to be wishing to spend time outside and that the increased impact will therefore be more keenly felt.

6.3.2
The impact of development, and activities associated with that development, on local residential amenity is a planning consideration and local amenity is protected under approved Core Strategy policy CS22 and adopted Broads Local Plan policy EMP3.

6.3.3
The main impacts associated with the proposal relate to the impacts from the new works, primarily noise and air quality (including odour), and the impact from the additional vehicle movements.  A number of supplementary reports were submitted in support of the application and these have been the subject of specialist consultation.


Noise

6.3.4
Complaints have been received in the past by the Environmental Health Department at Broadland Council regarding the noise from the existing factory.  This derives mainly from the sugar de-duster fan operation and plant and affects mainly the properties on Grange Road.  Noise limits are set in the Integrated Pollution Prevention and Control permit (IPPC) which is issued by the Environment Agency and which provides the main environmental regulation of the site and an improvement plan has been required in order to address the issue of noise.

6.3.5
The Acoustic Report submitted with the application concludes that if no mitigation measures are put in place that proposed noise levels generated from the factory site due to the development will not breach the levels recommended by the World Health Organisation or the IPPC.  However in order to address local concerns, the applicants have agreed to a set of mitigation measures which when implemented will result in the reduction of existing noise levels during both the summer and winter months.  This is a welcome move and will improve the amenity of residential properties located nearest to the site.  A condition stipulating that this be implemented prior to the construction of development is necessary to ensure this. 

6.3.6
In addition to concerns over noise generated from the factory itself, the additional noise generated from increased HGV movements is also a material planning consideration.  During the two overlapping months (February and March) of the ‘campaign’ and the proposed period for the importation of raw sugar, the additional HGV movements would result in an increase in noise levels of 2.7 dB.  The Environmental Health Officer advises that such a change is negligible and would be barely detectable by the human ear.
6.3.7
 During the non-campaign period, however, when currently there are less HGV movements, the additional lorry movements associated with the proposed development would result in a calculated change of +4.9dB. This would apply at any point alongside the B1140.  Guidance in the Design Manual for Roads and Bridges (volume 11 Section 3) published by the Highways Authority advises that this is a moderate change in noise levels and is not considered to impact upon the amenity of the approximately 60 residential properties sited along this road.  Furthermore it should be noted that many of these dwellings are set back from the road which will further reduce noise levels at the properties. On the basis of the above it would be difficult to sustain an objection on grounds of the impact of noise on residential amenity. 


Air Quality

6.3.8
Air quality is a potential issue in terms both of impact on the local community and a wider impact on the local environment.  The additional processes would not have a significant impact on the existing emissions, as they would involve primarily the melting and packing of raw sugar, however there are concerns about the impact of increased vehicle movements.

6.3.9
The predicted background values in Cantley for the main traffic related pollutants, including Nitrogen dioxides, show levels considerably within safe limits.   DEFRA technical guidance note (03) gives guidance on screening assessments for roads which may need further assessment for traffic related pollutants and advises that where levels of HGV’s are below 2000 per day further assessment of pollutant levels is not required, as the objective levels are unlikely to be breached.  It is therefore concluded that the proposed additional traffic would not have an adverse impact on either the community or the wider local environment and, in addition, a monitoring condition cannot be justified. 


Lighting
6.3.10
Lighting is a potential issue on an isolated and prominent site such as this.  The existing site has a high level of lighting, and indeed this contributes to its visual prominence, and the need not to exacerbate this is raised by a number of the consultees.

6.3.11
Limited details have been provided of the proposed lighting scheme so it is recommended that a condition requiring full details of this be submitted and agreed prior to commencement of the development, in order to prevent unnecessary light pollution and disturbance to residents. 

6.4
Landscape character and appearance
6.4.1
The Landscape Character Assessment prepared by the Broads Authority details the landscape character of the application site and its surroundings as follows:

6.4.2
“This character area forms part of the northern floodplain of the river Yare. The area is flanked by the waterside development at Cantley and Reedham. In between is an area of grazing marsh, bisected by the Norwich to Yarmouth railway. The valley side to the north is partly screened by carr woodland although Hill Farm Limpenhoe and new residential development at Cantley sit in high, open areas.

6.4.3
British Sugar’s Cantley factory is one of the most significant features in the Broads landscape, being visible from an astonishing amount of the Broads network. Locally the scale of the industrial buildings, particularly the six vast silos, dwarf domestic scale structures in the vicinity. The complex also includes a number of settling basins to the north and east of the factory”.

6.4.4
In terms of remoteness and/or tranquillity it advises of:

· Significant impacts on visual amenity and character from built development on valley floor and valley sides.  

· Some traffic noise was noted in this area.”

6.4.5
As described, the beet processing factory is a prominent feature in the Broads landscape, visible from large areas of the south and east Yare valley and from parts of the Waveney valley.  The existing buildings are themselves visually prominent, particularly the silos at approximately 40m high.  However often the most dominant feature, that which draws the eye to the site, is the plume of water vapour from the cooling stacks.  The vapour is produced by the processing of the beet, particularly the pulp drying operation, and the processing of raw cane sugar would not produce such vapour.
6.4.6
In addition to the evaporator cylinder (height 26.5m, diameter 4.5m) which is sited on the south facing wall of the main factory building the other buildings extend in an easterly direction parallel with the railway line. The decolourisation plant (height 25m, length 22m, width 13m) is the least visually intrusive given its direct connection to the existing factory via an overhead pipe.  The proposed eastern extension comprises four buildings:
· Melter/affiniation building (height 18m, length 40m, width 19m) sited perpendicular to the railway line/river with smaller attached workshop/amenities building (height 7.6m, 14m length, 16m wide); 
· unloading building (height 13.3m, length 24m, width 12m) - sited near the railway line and connected to the warehouse by a conveyer system; 
· warehouse building (height 16,5m, length/width 37m) – pyramid shaped building sited on the site of the existing contractors compound near unloading building; and 
· dry Lime Press building (height of 16m, length 27m, width 16m) – sited furthest south surrounded by hard standing.  
6.4.7
Besides the evaporator cylinder and melter/affiniation buildings which have full metal exteriors, the other buildings have a lower plinth of brick or concrete with galvanised sheeting upper and roof.  Details of the colour of these buildings have not been submitted and will need to be conditioned as part of any approval.
6.4.8
A photo montage was submitted to illustrate the proposed changes, including from a variety of viewpoints.  In accordance with industry standard good practice these viewpoints and the methodology used for the production of the photomontage was agreed with the Authority’s landscape architect.  This notwithstanding, there is currently a debate within the National Parks as to the appropriate methodology to be used and at their 9 January meeting the Planning Committee were shown photomontages illustrating the proposed new buildings as prepared according to the approved methodology and an alternative approach.  The latter approach suggested that the proposed new buildings would appear more prominent in the landscape than is suggested by the approved methodology.

6.4.9
It is accepted that the proposed buildings are large and would extend the land take of the factory further towards the east. However the site area remains within the existing curtilage of the site and extensive landscaping is proposed to the east and south.  The existing and significant impact of existing built development is relevant and is a reminder that development in Cantley, including the factory, is currently a prominent feature.  The differences in the results of the photomontage methodology are noted, however, neither demonstrates that the additional impact on the local landscape character would be significantly adverse.  The comments of the Open Spaces Society regarding the inappropriate impact of the site in general in an area protected by national designation is noted. However, as concluded above, it is not considered that the proposed development would significantly increase the impact.

6.4.10
It is concluded that the development is acceptable in landscape terms and whilst the impact of the existing factory is recognised, it would be difficult to sustain an objection on landscape grounds.

6.5
Impact on ecology

6.5.1
As identified above, the site is located within 10km of 16 sites designated for their conservation value, including sites of European and international interest.   Of these sites, the closest are Buckenham Marshes to the west, a small area at Limpenhoe Hill to the north-east of Limpenhoe Marshes SSSI and Wickhampton Marshes, both to the east, which are all SSSIs, Special Protection Areas (SPAs) and Special Areas of Conservation (SACs).  Any development which would have an adverse impact on any of these sites would be unacceptable in planning terms.

6.5.2
The main risk to these sites is from pollution, primarily airborne or hydrological.  The application was accompanied by a full Environmental Report detailing existing and proposed processes and outlining both the risks and the mitigation.  The Environmental Report also notes that the site is the regulated by the Environment Agency through an Integrated Pollution Prevention and Control permit (IPPC) which requires the use of Best Available Technology to monitor and improve the environmental performance of the factory.

6.5.3
In terms of the proposed new processes, there would be no significant changes to emissions to air or water from the processes and, on this basis, the proposal is neutral.  The proposed new evaporator plant, however, would result in the reduction of energy usage in the beet processing side of the operation by 25% and this will reduce emissions to air overall.

6.5.4
To accommodate the new buildings it is proposed to infill the Marsh Drain/ Limpenhoe Landscaping Drain which bisects the site north-south, with the water course re-routed eastwards to connect with an existing culvert.  An Ecological Survey has been undertaken of the entire site and has found at least one pair of water voles present in this drain.  Water voles are listed on Schedule 5 of the Wildlife and Countryside Act 1981 (as amended) and are UK BAP priority species, as well as a local BAP species.  This does not prevent any works being carried out, but does mean that any works need to be carried out in accordance with a specific and detailed Method Statement, and this should be required by planning condition.  
6.5.5
The Ecological Survey also identifies the loss of 0.37 ha of flood plain mire, which is a UK Biodiversity Action Plan (BAP) priority habitat and a local BAP habitat.  The quality of the mire, however, is species poor and the area small, and the report concludes that the loss is not significant at a district level.  In recognition, however, of the local significance, and of the cumulative impact of such losses, the application proposes the creation of a >2ha wetland wildlife area elsewhere on the site in conjunction with other restoration works proposed.  It is considered that this is an appropriate compensation mechanism, which will enable the creation of a higher quality feature which will create links with adjacent land of conservation value.  The survey also found a nationally scarce species of diving beetle (Rhantus suturalis) and the habitat such as shall be created should be appropriate to accommodate this species.

6.5.6
Adopted Core Strategy and saved Broads Local Plan policies require the protection of wildlife of conservation value, and habitats of interest, so Method Statements covering water vole protection and the habitat creation will be required and this should be the subject of planning conditions.
6.5.7
Natural England have been consulted on the application and advise that the proposal would not have a significant impact on the designated sites and have no objection to the proposal.  They have existing concerns regarding nitrogen deposition at Limpenhoe Marshes and request that a condition is imposed to monitor deposition here and this can be supported.

6.6
Flood Risk 

6.6.1
The application site is located within Flood Risk Zone 3, both in the functional flood plain (FRZ3b) and the high risk zone (FRZ3a).  There are existing flood defences to the site in the form of flood walls along the wharfs, however these are not definitive and do not fully mitigate the risk.  The proposed scheme is considered to represent a ‘less vulnerable’ use in of sensitivity to flooding and is permitted only in FRZ3a and areas of lower risk according ton the advice in Planning Policy Statement 25 (PPS25).  A full Flood Risk Assessment was submitted in support of the application.
6.6.2
As part of the determination of the application, there has been considerable discussion between the applicant, the Local Planning Authority and the Environment Agency regarding the acceptability of the scheme in terms of flood risk.  

6.6.3
Much of the discussion has concerned the consequences of the creation of additional hardstanding and the infilling of Marsh Drain/Limpenhoe Landscaping Drain and the impact of these works on run-off flows, as PPS25 and the Broads Supplementary Planning Document require rightly that no development should increase risk elsewhere.  In order to address this issue, it is proposed that the increased surface water run off is to be collected and discharged into the factory’s existing effluent drainage system for on-site treatment, and further mitigation is to be provided by the creation of the wetland/flood storage area 
6.6.4
It is important to note that the wetland/flood storage area will not necessarily be the same as the proposed wetland creation area and there is, therefore, in principle no conflict between the respective purposes.  A planning condition will require the development of the respective wetland areas and Natural England and the Environment Agency will be involved in the discussions as to how best to provide these features whilst simultaneously maximising the on-site benefits.

6.6.5
In circumstances such as these where there is land available on-site it would often be appropriate to consider the use of a Sustainable Urban Drainage System (SUDS) to hold store flood water temporarily in times of flood, however the ground conditions here prevent this and this is regrettable, although the proposed wetland creation is a similar sustainable approach.  These measures address the concerns and, subject to the imposition of appropriate conditions, the Environment Agency is satisfied that the scheme is appropriate in flood risk terms.
6.7
Drainage

6.7.1
The development will utilise two separate drainage water systems which will collect water at two distinct collection points, the first from the  buildings’ roofs  and the second  collecting surface water drainage from the roads and hard standing areas.   From these collection points water, which is sufficiently clean, will be pumped to a storage tank to be used for the cooling system of the factory.  Water which is unsuitable for this use will be treated before being discharged into the river under a Discharge Licence from the Environment Agency. 
6.7.2
Trade effluent from the factory will be collected and pumped to an on-site effluent treatment works and settlement ponds where it is treated prior to a pumped discharge into the river.  The factory has consent for 4545m3 of treated effluent to be discharged daily at high tide.  The increased effluent from the proposed development will not be significant and will not exceed the threshold of this permit.

6.7.3
Domestic sewage will continue to be pumped into public sewer.

6.8
Any other material considerations

6.8.1
British Sugar plc has four beet processing plants in the UK and the decision to choose Cantley as the site for the proposed extension of operations into the handling of raw sugar cane results in large part from its proximity to the developing port facilities at Great Yarmouth which will enable the importation of the raw materials.  This commercial decision has been welcomed by Great Yarmouth Borough Council and Norfolk County Council as supporting the development and use of the Outer Harbour and the port.
6.8.2
The planning application proposes the onwards transportation of the raw sugar to Cantley from the port by road, which has given rise to the question of why the raw materials cannot be transported either by river or rail given the factory’s location adjacent to the River Yare and the railway line.  This has been raised by a large number of consultees and local residents and would represent an environmentally exemplary and sustainable solution.

6.8.3
In terms of the rail option, the main difficulties relate to the absence of a rail link between the Outer Harbour or the port and the rail line at Great Yarmouth and it is very regrettable that this infrastructure was not developed as part of the overall scheme in order to promote an integrated approach to onward transport.  There is a four kilometre distance between the Outer Harbour and the rail station at Great Yarmouth which, in addition, passes through residential and commercial development.  The provision of such a link would be considerable and would be a strategic project requiring Government funding.

6.8.4
There is a further difficulty in that the rail head at Cantley, which was formerly used for deliveries, has been dismantled and is no longer available.  Whilst a new railhead could feasibly be constructed, the cost of this, plus the double handling cost of transferring the sugar from a ship at the docks to a lorry to transport it to the train for a 12 kilometre journey to Cantley, would make the project unviable at this stage.

6.8.5
The possibility of transportation by river to the factory is currently constrained by the absence at the Outer Harbour of an off-loading facility to allow transfer from ship to barge.  Again, the construction of this would be at a considerable cost and it would be a strategic project.  There is, however, wider interest in this as a scheme as the possibility of using the rivers for transportation is an attractive one.  The Department for Transport have a Freight Facilities Grant (FFG) scheme which is designed to help increase the amount of freight transported by water in the UK by helping to offset the capital cost of creating new freight-handling facilities and improving and investing in the rehabilitation of existing ones.
6.8.6
British Sugar has indicated that they are prepared to investigate the possibility in the future and this would be welcomed.  In the meantime, however, there is no policy requirement to consider river or rail transportation prior to adopting a road-based transportation strategy.  The failure to use either the river or the railway to access the site is therefore no grounds for objection to the application although it should be noted that, were planning permission to be granted, the Authority would give every assistance to the applicant in taking forward a river-based transportation strategy.

7
Conclusion
7.1
This is a controversial proposal which has generated a high level of interest locally, but which has wide implications across north, south and east Norfolk and north Suffolk.  A large number of objections have been received, relating in the main to concerns over the adequacy of the access and the extension of the operational period. However, there has also been a high level of support and recognition of the importance of Cantley factory to the rural economy.  

7.2
The key issue in the determination of the application is the matter of the adequacy of the access.  Both Norfolk County Council as the Highways Authority and the Highways Agency advise that the proposed route is adequate to cater for the additional traffic and it would be difficult therefore to sustain an objection.  It is recognised, however, by both consultees and by the applicant that there are improvements which could be made, and this is demonstrated in the representations on the application, and therefore British Sugar has agreed to contribute a sum of £100,000 to improvements along the B1140 which will address these concerns.
7.3
This is an industrial operation on an industrial site and its location within the Broads is something of an historic anomaly.  The factory is, however, part of the Broads landscape.  The proposed development will not significantly change any of the existing impacts, but may instead protect the viability of the site against wider changes which might in themselves be of more detriment locally.
8
Recommendation 


Approve subject to the completion of a Section 106 Legal Agreement and the following conditions:

1.
Standard time limit.

2.
Development to be in accordance with the submitted plans
3.
The development permitted shall be carried out in accordance with the approved Flood risk Assessment which includes the following mitigation measures; Identification and provision of a safe route into and out of the site to an appropriate safe haven.
4.
Finished floor levels are set no lower than illustrated in drawing number 4373/01/02B and section 3.3 of the FRA.
5.
Flood resilience and resistance techniques and measures should be employed as detailed in section 5.4 of the FRA.
6.
Limiting the surface run-off generated by the 1 in 100 year rainfall event at the end of the lifetime of development to the current peak run-off rate (5445m3 on the outgoing tide), so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding elsewhere.
7.
1660m3 of wetland and flood storage area shall be created to offset the loss of 1147m3 (though infilling) of Limpenhoe Landspring Drain.
8.
A Travel Plan, which includes the whole British Sugar site at Cantley, will be conditioned as part of a Section 106 Agreement. The Highways Agency must be given a copy of the Travel Plan to comment on its content before the raw sugar processing can begin.
9.
No work shall commence on site until a detailed scheme of off-site highway works to manage vehicle speeds and improve road safety on the B1140 has been submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Authority. This scheme must consider:
· Highway works to manage vehicle speeds in Beighton including two reactive signs.
· Road safety measures as indicated on NCC drawing number TMB3379-PM-002.
· A review of speed limits on the B1140 from the A47 to the application site.
· Crash barrier protection for the footway from the school road junction with the B1140 to the village hall.
10.
Prior to the commencement of the use hereby permitted of site highway improvement works referred to above shall be completed to the written satisfaction of the Local Planning Authority in consultation with the Highways Authority.
11.
The development hereby permitted shall not be commenced until an interim Travel Plan has been submitted, approved and signed off by the Local Planning Authority in consultation with the Highway Authority, such a travel plan shall accord with Norfolk County Council document ‘Guidance Notes for the Submission of Travel Plan’ or be produced using the workplace travel plan generator tool, www.worktravelplan.net
12.
No part of the development hereby permitted shall be brought into use prior to implementation of the interim Travel Plan. During the first year of operation an approved full travel plan based on the interim travel plan referred to in this condition shall be submitted in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning Authority in consultation with the Highways Authority as part of the annual review.

13.
No works shall commence on site until the details of wheel cleaning facilities for construction vehicles have been submitted to and proved in writing by the local Planning Authority in consultation with the Highways Authority.

14.
For the duration of the construction period all traffic associated with the construction of the development permitted will use the proved wheel cleaning facilities refereed to above.

15.
Prior to the commencement of any works a construction traffic management plan and access rout which shall incorporate adequate provision for addressing any abnormal wear and tear to the highway shall be submitted to and approved in writing with the local Planning Authority in consultation with the Highways Authority together with proposals to control and manage construction traffic using ‘construction traffic access routes’ and to ensure no other local roads are used by construction traffic.

16.
For the duration of the construction period all traffic associated with the construction of the development will comply with the construction traffic management plan and use only the construction traffic access route and no other local roads unless approved in writing with the local planning authority in consultation with the Highways Authority.

17.
Prior to the commencement of the use hereby permitted a raw sugar delivery management and routing plan shall be submitted to and approved in writing with the Local Planning Authority in consultation with Norfolk County Council Highways Authority to ensure no other local roads are used by raw sugar delivery traffic.
18.
All traffic associated with the delivery of raw sugar will comply with the raw sugar delivery management and routing plan and use only an approved access route and no other local roads unless approved in writing with the Local Planning Authority in consultation with the Highways Authority.
19.
The raw sugar import will not start until the sugar beet season has finished. There should be a gap of at least 5 days between the sugar bet operations finishing and the import of raw sugar. 

20.
 A scheme for the continuation of monitoring on Limpenhoe Marshes SSSI for a full year after the implementation of the proposed change in regime shall be submitted to and agreed in writing with the Local Planning Authority in consultation with Natural England. The agreed scheme shall then be implemented. 

21.
Prior submission of a Method Statement for the infilling of the Marsh Drain and mitigation for water voles.
22.
Prior submission of a Method Statement for the creation of the wetland area to accommodate diving beetles.

23.
Prior to the commencement of development a landscaping scheme shall be submitted to and agreed in writing with the Local Planning Authority.
24
Prior to the commencement of development a scheme for noise mitigation measures as detailed in the accompanying Acoustic Report shall be prepared, agreed in writing with the Local Planning Authority in consultation with Broadland District Council Environmental Health and implemented.
25
Prior to the commencement of development full details of the external materials including colour shall be submitted to and agreed in writing with the Local Planning Authority. The development shall be constructed in accordance with this scheme and retained in perpetuity unless otherwise agreed in writing with the Local Planning Authority. 
26
Prior to the commencement of development a lighting scheme shall be submitted to and agreed in writing with the Local Planning Authority in consultation with Broadland District Council Environmental Health. This scheme shall then be implemented in accordance with the agreed plans in perpetuity unless otherwise agreed in writing with the Local Planning Authority

27. 
Prior to the commencement of the development hereby permitted full details of the 8 additional car parking spaces shall be submitted to and agreed in writing with the Local Planning Authority in consultation with the Highways Authority. The agreed scheme shall then be implemented and retained in perpetuity.

28. 
Prior to the commencement of development hereby permitted details including height and surface area of the coal and Limex stockpiles shall be submitted to and agreed in writing with the Local Planning Authority.

29. 
No delivery of Raw sugar shall take place on a Sunday    
9
Reason for Recommendation

Subject to the above conditions, the application is considered to be in accordance with Broads Local Plan Saved Policies C2, INF1, CAN1 and TC4, and Adopted Broads Core Strategy Policies CS1, CS2 and CS22/
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APPENDIX 2

PLANNING COMMITTEE

6 February 2009

Note of site visit held on Friday 9 January 2009

	BA/2008/0307/FUL British Sugar Factory, Station Road, Cantley

Proposed construction of new Evaporator plant as part of energy reduction scheme plus Construction of new buildings and plant for processing of raw sugar including associated hard paving, external lighting and relocation of coal and Limex stockpiles.

New buildings to be sited on area currently occupied by Contractors Compound and will be accompanied by new screening and landscaping proposals.

Applicant: British Sugar Ltd.
  


Present:

Mrs C Sheridan – in the Chair

	Mrs E A Burrows

Mr A Duce

Mr C Gould

Mr A J Gunson


	Dr J M Gray 

Dr J S Johnson

Mr A S Mallett

Mr D  W Thompson


Mr B Isles – Broadland District Council member

Mr R Beadle – Chairman Cantley Parish Council

Mrs P Kimmond – Strumpshaw Parish Council

Mr and Mrs J Scott – on behalf of Langley Parish Council

Mrs P James – Clerk to Beighton Parish Council

Mr P Horsefield – Chairman, Broads Society

In attendance:


 

Ms C Smith – Head of Development and Regeneration 

Mr B Hogg – Head of Cultural Heritage and Design

Mrs L Marsden – Landscape Architect

Mr A Vernon – Head Ranger, Navigation (Waterways)

Mr A Cullum – Navigation Ranger (Yare/Wensum)

Mrs S A Beckett – Administrative Officer

Mr D Higgins – from Norfolk County Council as local Highway Authority

Mr N Harriss – Area Planning Manager, Broadland District Council 

Mr C Hill – Head of Business Sports and Leisure Broadland District  Council

Ms S Flatt – Environmental Health, Broadland District Council

Mr R Wade – Environmental Protection Manager, Broadland District Council.

Mr G Duff – Stirling Maynard (Agent for applicant)

Mr S Ovans – Manager, British Sugar, Cantley Factory

Mr I Redhead – Environmental Strategy Manager, Cantley

Mr N Wicks – Transport Consultant for British Sugar, Cantley

Apologies for absence were received from: Mr M C Broom, Mr S Dorrington, Mr B Morrey and Mr J Sharpe; Mr A Proctor Local District Member; Reedham, Carleton St Peter and Norton Subcourse Parish Councils.

Members met within the Reception Area /Offices at the factory site before being shown the site of the proposals.  They had received a short presentation on the Landscape Assessment before coming on site.

Introduction

The Chairman welcomed everyone, including the parish councils to the site inspection emphasising its fact-finding nature. The Committee had come to view the site in view of the nature of the application and the level of public interest expressed and to assess:

· the impact of the application on the highways concerning the access to the site and the additional traffic movements;
· the impact on the landscape; and
· the impact on the amenity of the local residents. 

No decision would be made at this visit but the matter would be considered in detail at the next scheduled meeting of the Planning Committee on 6 February 2009. 

The Proposal

The Head of Development and Regeneration introduced and gave a description of the application which included: 

· the construction of an Evaporator Plant as part of an energy reduction scheme; 
· the construction of new buildings and plant for the processing of raw cane sugar; and 
· associated hard standings, external lighting and relocation of coal and Limex stockpiles.
It was explained that the application would extend the period of operation of the factory outside the beet campaign season into the summer months.


The proposals had generated considerable correspondence with over 200 letters of representation having been received. The majority had raised objections, although there was also a high level of support in the ratio of 60% to 40%. A detailed breakdown would be included within the Planning Officer’s report to Committee.

Background

The Factory Manager, Mr Simpson Ovans, gave a short presentation giving an overview and summary of the operation of the factory, explaining the refining process for summer versus the winter beet process, the output of sugar and associated by products which included animal feed and the number of lorry movements. He explained that the Factory wished to take advantage of the changes to the European Union sugar quota rules on 1 January 2010 which would enable the importation of unrefined raw cane sugar, currently the subject of a trade embargo. The factory wished to diversify in order to take account of the changing markets and to increase its viability and competitiveness, through processing the unrefined raw cane sugar crystals. He explained that the process would, in effect, be restarting a process which had been stopped a few years previously, although using raw cane sugar crystals rather than think juice stored over from the beet process.  The aim was to process the sugar for British needs only rather than European.  At present, the factory was 80 -90% committed to the developing port facilities at Great Yarmouth.  There was potential for transporting the raw cane sugar by river but this could not be considered in the first instance as it depended on the economics of the scheme. Transporting the raw cane sugar by river would not be part of this application.

It was intended to use the factory’s own fleet of lorries of which there would probably be 20 and hopefully of a high technological specification. Therefore British Sugar would be in charge of the lorries and be able to control driving behaviour, speed etc. He explained that there would be an increase in the summer traffic movements but overall these would not be any higher than those of 2002.

The Evaporator plant would operate during the beet campaign. The lime kilns would not run in the summer.

Comments

Highways
Mr Higgins from Norfolk County Council as local Highway Authority explained that the highways authority had been in discussions with the factory about the impact of lorry movements which were described within the application.  The impact would be on the amenity of residents rather than the impact of traffic on the highway.  He explained that the majority of the road surface was in good condition. The Highways Authority had identified a significant amount of long term highway maintenance works. They were in discussions with British Sugar about contributions to maintenance.  The letters of objection had raised a number of issues and therefore the Highways Authority was in discussions on ways of addressing these through speed limits and other ways of controlling lorry driver behaviour. The type of lorry also had an impact. 

It was noted that the Highways Authority would be responsible for assessing whether the road had the necessary capacity.  It would be for the planning authority to assess the impact on amenity.

Broadland District
Nigel Harriss, Broadland District Council, explained that Broadland District Council’s role was as a consultee.  Two letters of representation had been made relating to Transport and Amenity. Requests had been made for reports on light pollution as well as the economic benefits of the current activities as well as the proposed operation.

Broadland District Council also had a role in terms of environmental health. An environmental assessment had been provided. It was noted that the Environment Agency was the regulator for the factory as a whole through the Permitting process.  An improvement programme had been agreed with British Sugar.

Issues which had been examined included traffic, noise and air quality.  

It was noted that all the necessary documents were on the Authority’s website.

In answer to members’ questions, Mr Ovans explained that the proposed scheme would result in 25 full time extra employees.  At present the factory employed 120 staff with contractors and agency workers raising to between 250 - 400 depending upon the season and project workload.

It was clarified that the rail link was not currently viable. However, the factory was looking into the possibility of transporting limestone in the future, possibly by this means.

Parish and District Councils

John Scott on behalf of Langley Parish Council reported that there was concern about the potential emissions from the chimneys in the summer months. It was clarified that these would stop in the summer months.

Mrs James, Clerk to Beighton Parish Council expressed concern about the traffic via the A47 junction in terms of noise, speed, and lack of courtesy from the lorry drivers.

Brian Isles, one of the District Council members for the area, queried whether the new outer harbour would have the capacity to accommodate the proposed shipping containers which would be bringing in the cane sugar. Mr Ovans explained that British Sugar was in commercial negotiations with the Port Authority.

The Head of Development and Regeneration assured those present that there would be a full report to the Planning Committee on 6 February 2009 which would address the issues raised, particularly relating to highways and amenity. The possibility of using rail or river as means of transport was not feasible at this time and therefore the planning application would be on the basis of transporting the material via road only.  

The Site Visit

The group adjourned to view the site of the proposed new warehouse buildings at the eastern end of the factory, sheltered by the present bund. This had been chosen to be near the refinery and nearer the river if transporting the raw cane sugar via this means might be feasible in the long term.  It was noted that the new buildings would be 18 metres high, the bund being 16 to 17 metres high.  There would be a new access track formed at the back of the site for the lorries bringing the raw cane sugar.

The group then embarked on the bus to view the route taken by the lorries up to the A47 junction and back.  Mr Higgins explained that the Highways Agency had plans to improve this junction and it was in the 2012 programme for improvement. The lorries transporting the raw cane sugar would all come from Great Yarmouth.

He explained that he had discussed various schemes to increase safety on the B1140.   The Highways Authority had undertaken a safety audit of all the A and B roads and identified low cost measures for improvement e.g. signage, speed cameras.  British Sugar had undertaken to implement some of these measures and the Highways Authority was in discussions with British Sugar about contributions to maintenance works. 

There had also been requests for introducing speed limits and/or extending reduced speed limits in certain areas. The Highways Authority could not guarantee that these would be implemented as it was necessary to examine whether they were appropriate. However, the concerns were being taken into account.

On return to the factory, some members took the opportunity to view the site with the Navigation Ranger from the river. 

Conclusion

The Chairman thanked everyone for attending the site inspection. The application would be considered by the Planning Committee at its next meeting on 6 February 2009.

The meeting concluded at 14.30 pm, members returning to Dragonfly House for 15.00pm.
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