
APPLICATION NO: 19/0025/FDMAJW VALIDATION DATE: 20 June 2019

DISTRICT REF:          P1046/19/CPC

APPLICANT: Mr John Reilly, Lydney Skip Hire

SITE: Unit 37 Lydney Industrial Estate, Harbour Road
 
PROPOSAL: Waste recycling facility 

PARISH OF:

Lydney Town Council

SITE AREA: 

    6432 m2

GRID REF: 

364494, 
201727

RECOMMENDED: That planning permission is GRANTED for the reasons set out in this 
report and summarised at paragraphs 7.57 to 7.60 and subject to the 
conditions set out in section 8.0

1.0 SITE DESCRIPTION

1.1 The site is located on Lydney Industrial Estate, off Harbour Road. The industrial estate is 
located to the south east of Lydney, south of the A48. Lydney Golf course lies to the 
northeast of the industrial estate, with the River Severn to the south. A wetlands area is 
located to the west of the industrial estate, with a canal and fields to the southwest of the 
industrial estate.  

1.2 The 0.64 ha site consists of waste ground with one single-story industrial building (Unit 37). 
The applicant states that the building was last occupied as a storage facility until January 
2019. Prior to this it was used for the temporary storage of empty containers. The site has 
been cleared and comprises a compressed soil surface with gravel and rock debris. 

1.3 The access to the site is a via the industrial estate access roads, with the main entrance to 
the estate being off Harbour Road. 

1.4 There are no residential properties in the immediate vicinity of the application site. The 
nearest residential property known as Naas House lies approximately 257 metres to the 
east and Naas Court lies approximately 466 metres to the northeast. Lydney Golf 
Clubhouse lies approximately 375 metres to the east. To the north, west and south lies the 
industrial estate where various companies are located.  

1.5 The site itself is not located within any flood zone. There is a corridor of land within 
Floodzone 1 adjacent to the industrial estate, which follows the line of the River Severn, as 
identified on the Environment Agency flood maps. The site is not underlain by an aquifer. 
There is a public right of way which runs along the northern boundary of the industrial site, 
in a north-easterly direction.



1.6 The site lies within a Site of Special Scientific Interest (SSSI) impact zone. The River 
Severn to the southeast of the industrial estate and the riverbank immediately adjoining is 
designated as a Ramsar site, a SSSI, and a Special Area of Conservation (SAC). Part of 
Lydney Docks is designated as a Scheduled Monument.

Site location plan: 

© Crown Copyright and database rights 2020. Ordnance Survey 100019134. Scale 1: 5000

2.0 THE PROPOSAL

2.1 The proposal involves the change of use of an unused plot of land to a recycling facility 
designed to accept and manage bulky household items and inert construction waste. All the 
waste brought to the site will be mostly bulky household items, soil, stone and some 
commercial and industrial from local companies.

2.2 The applicant states the volume and type of waste received and processed per year would 
include 24,999 tonnes (T) of inert waste, 5,000 T of non-hazardous waste (commercial and 
industrial and bulky household items), 150 T of metal (non-hazardous) waste, 240 T of tyre 
waste. Hazardous waste would not be permitted. Material would be brought onto the site 
via heavy commercial vehicles (HCV) including those operated by the company’s skip hire 
business. Access is proposed via a metal double gate capable of allowing two-way traffic to 
use.



2.3 The proposal includes use of an existing building on the site to which it is proposed to 
adjoin a lean-to steel framed building to be constructed. The buildings are to be used as a 
sorting area for waste materials as well as storage of consumables and paper bales. The 
site also proposes the use of open bay storage areas. A concrete surface area 
approximately 59m by 39m is proposed for use in offloading the waste materials into the 
covered area.  An L-shaped hard standing area (100m by 27m by 50m by 30m) is 
proposed to the east and north of the site to accommodate the construction waste, which 
would be sorted and stored into differing grades and stored in the proposed storage bays. 
Boundary ground drains will guide water off the concrete and hardstanding areas into two 
proposed interceptors within the site. Further drainage is proposed for flood and foul water. 
Operating hours are proposed to be Monday to Friday 0700 to 1900, Saturdays 0700 to 
1700 and 0700 to 1900 on Sundays and bank holidays. Staff and operational vehicle 
parking is proposed to the north on the hardstanding. This area will also be used to store 
empty and full containers. 

2.4 Inert waste material comprising demolition/construction wastes, brick/ rubble and soils will 
be imported and then stockpiled for processing. The materials will be crushed using mobile 
plant. Finished materials will be placed into specific stockpiles and holding bays for future 
distribution. 

Environmental Impact Assessment – Screening

The proposed development 

The application was not accompanied by an Environmental Statement.  Under Regulation 8 
of  The Town and Country Planning (Environmental Impact Assessment) (Regulations 2017 
(EIA Regs) the Waste Planning Authority (WPA) must screen the proposal to determine if 
there may be significant environmental effects as if a screening opinion had been 
requested by the applicant under Regulation 6(6).  

Under the above EIA Regs the proposal falls under the description of development, 
Schedule 2, Column 1 Section 11 'Other projects' (b) 'Installations for the disposal of waste 
(unless included in Schedule 1)’ and Column 2 ‘(ii) the area of the development exceeds 
0.5 hectare; or (iii) the installation is to be sited within 100 metres of any controlled waters.'

It was considered that the use of the application site as a bulky household items and inert 
construction waste recycling facility, with appropriate mitigation, would not have a 
significant impact on the environment, either by itself or in combination with other 
development in the vicinity of the site. The potential impacts were not considered to have a 
significant effect to warrant the production of an Environmental Impact Assessment (EIA).  
An Environmental Statement (ES) has therefore not been requested.

Application documents

The application documents include:
 Planning application form:
 Planning, Design and Access Statement;
 Ecological Appraisal (Blakedown Environmental, August 2019);
 Drainage Report (Southwest Environmental Limited, August 2019);



 Asbestos Report (Survey Services Chartered Consultancy Ltd, March 2019);
 Drainage Plan;
 Fire Prevention Plan;
 Site Location Plan (00) 001 V3; and
 Proposed Site Plan (00) 002.

3.0 PLANNING HISTORY

The applicant already operates a waste recycling site at Unit 48 (04/0060/FDFUL) on the 
industrial estate and there are several other waste uses within the industrial estate. There 
is no County planning history for these waste uses on the industrial estate.

Planning Ref Development Decision 

04/0060/FDFUL Archive Recycling facility with associated storage 
and ancillary activities

Approved 8th 
December 

2004

P0688/19/OUT
(Adjacent to 
eastern boundary 
of Lydney 
Industrial Estate)

A hybrid planning application comprising of all 
existing structures and their demolition and mixed 
use development and associated infrastructure and 
works comprising of fish processing building 
(20,600m2 B2 use), Building consisting of an eel 
farm (8,000m2 of B2 use), plus 1,300m2 
restaurant/cafe (A3 use) and 700m2 visitor centre 
(D1 use). Energy centre (800m2 B2 use), storage 
building (500m2 ancillary to B2 use), Amenity 
building for HGV drivers (150m2 ancillary to B2 use), 
Generator building/substations (500m2 ancillary to 
B2 use), staff accommodation consisting of 3 No. 3 
bed dwelling houses, 8 No. 1 bed apartments, 4 No. 
2 bed apartments and 18 shared units of 
accommodation for seasonal staff. New pedestrian, 
cycle and vehicular accesses onto Harbour road and 
a network of internal routes. 2 No water treatment 
lagoons, parking areas for visitors, staff and HGVs. 
Landscaping and planting and associated 
development and works. Utilities infrastructure 
including water supply, foul and surface water 
sewers and underground tanks, electrical supply 
(including substations), telecommunications 
equipment, on site renewable energy and associated 
works. Outline application (all reserved matters for 
approval other than external appearance) for the 
erection of a building containing up to 2,500m2 of 
A1, A2, A3, A4 and A5 uses.

Pending

4.0 PLANNING POLICY 



4.1 The National Planning Policy Framework 2019 (NPPF) and associated Planning Practice 
Guidance (PPG), together with the National Planning Policy for Waste 2014 (NPPW), form 
the national guidance for the determination of planning applications.

National Planning Policy Framework (NPPF)

The National Planning Policy Framework (NPPF) published in March 2012 has been twice 
revised.  This revised document (February 2019) sets out the Government’s planning 
policies and how these should be applied with immediate effect.  The NPPF is a material 
consideration in planning decisions and must be taken into account.

NPPF Paragraph 7 advises that the purpose of the planning system is to contribute to the 
achievement of sustainable development.  Sustainable development means that 3 
overarching objectives of building a strong and competitive economy, maintaining healthy 
and vibrant communities and protecting the environment need to be pursued.  

NPPF Paragraph 11 advises that decision takers should apply a presumption in favour of 
sustainable development by:  

 approving development proposals that accord with an up to date development plan 
without delay; or 

 where there are no relevant development plan policies or the policies are out of date, 
granting permission unless the application of policies in the NPPF that protect areas 
or assets of particular importance provide a clear reason for refusing the proposed 
development or any adverse impact of doing so would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the NPPF 
taken as a whole.

NPPF Paragraph 108 advises that, in assessing proposals for development, it should be 
ensured that a safe and suitable access to the site can be achieved for all users, while 
NPPF Paragraph 109 requires development should not be refused on highway grounds 
unless there would be an unacceptable impact on highway safety or the residual cumulative 
impacts on the road network would be severe.  

NPPF Paragraph 170 states that planning policies and decisions should contribute to 
enhance the natural and local environment.

NPPF Paragraph 175 requires the protection and enhancement of biodiversity and 
geodiversity and, in determining applications, should avoid significant harm through locating 
on an alternative site with less harmful impacts, mitigate or as a last resort compensated 
otherwise permission should be refused.

NPPF Paragraph 180 advises that planning “decisions should ensure that new 
development is appropriate for its location, taking into account the likely effects of pollution 
on health, living conditions and the natural environment, as well as the potential sensitivity 
of the site or the wider area to impacts that could arise from the development.  In so doing 
they should mitigate and reduce to a minimum potential adverse impacts resulting from 
noise from new development and avoid noise giving rise to significant adverse impact on 
health and the quality of life.”  



NPPF Paragraph 183 states “The focus of planning decisions should be on whether the 
proposed development is an acceptable use of land rather than the control of processes or 
emissions where these are subject to separate pollution control regimes.  Planning 
decisions should assume that these regimes will operate effectively”.

The NPPF does not contain specific waste policies as these are published in the National 
Planning Policy for Waste (Oct 2014) as part of the National Waste Management Plan for 
England

National Planning Policy for Waste (NPPW)

4.2 The National Planning Policy for Waste was issued in October 2014.  The government 
expects that decisions on waste applications should have regard to policies in the NPPW 
so far as they are relevant.  When determining waste planning applications, the WPA 
should only expect applicants to demonstrate the quantitative or market need for new or 
enhanced waste management facilities where proposals are not consistent with an up to 
date Local Plan.  In such cases, the WPA should consider the extent to which the capacity 
of existing operational facilities would satisfy any identified need.

The NPPW states that the Government is seeking a more sustainable and efficient 
approach to resource use and management and identifies positive planning as playing a 
pivotal role in achieving this.  In testing the suitability of sites in determining planning 
applications, the WPA is asked to consider 12 locational factors set out in Appendix B of 
the NPPW.  The WPA should ensure that waste management facilities are well designed so 
that they contribute positively to the character and quality of the area in which they are 
located.  They are also urged to bear in mind the type and scale of the waste management 
facility.  The 12 locational considerations are:

a) Protection of water quality and resources and flood risk management;
b) Land instability;
c) Landscape and visual impacts;
d) Nature conservation;
e) Conserving the historic environment;
f) Traffic and access;
g) Air emissions including dust;
h) Odours
i) Vermin and birds;
j) Noise, light and vibration;
k) Litter and 
l) Potential land use conflict.

Development Plan Policies for Gloucestershire

4.3 Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning 
applications should be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The Development Plans relevant to this 
planning application are the Gloucestershire Waste Core Strategy (adopted November 
2012), Gloucestershire Waste Local Plan 2002 -2012 (adopted October 2004) (within which 
the ‘saved’ policies which are relevant to the proposed development and considered to be 
NPPF compliant) and Forest of Dean District Local Plan (adopted February 2012) and 
Allocations Plan (2006-2026).



4.4 Gloucestershire Waste Core Strategy (adopted Nov 2012)

WCS1 – Presumption in favour of sustainable development
“When considering development proposals the Council will take a positive approach that 
reflects the presumption in favour of sustainable development contained in the National 
Planning Policy Framework. It will always work proactively with applicants jointly to find 
solutions which mean that proposals can be approved wherever possible, and to secure 
development that improves the economic, social and environmental conditions in the area.

Planning applications that accord with the policies in the WCS (and, where relevant, with 
policies in neighbourhood plans) will be approved without delay, unless material 
considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date at 
the time of making the decision then the Council will grant permission unless material 
considerations indicate otherwise – taking into account whether:
• Any adverse impacts of granting permission would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the National Planning Policy 
Framework taken as a whole; or
• Specific policies in that Framework indicate that development should be restricted.”

Core Policy WCS3 – Recycling & Composting
“In order to achieve the Gloucestershire local authorities' household recycling and 
composting target of at least 60% by 2020, and diversion of an additional 91,000 – 111,000 
tonnes per year of C&I waste from landfill, the Council will support in principle, proposals 
relating to the development of new and expanded recycling and composting facilities 
including businesses that process recyclates and re-use waste.

Planning permission will be granted subject to the following criteria being met:

1. It can be demonstrated that the impact on the environment and neighbouring land uses 
is acceptable. Proposals for composting generally must be at least 250m from sensitive 
land uses such as housing unless it can be demonstrated that it can operate in closer 
proximity without adverse impact.

2. The highway access is suitable for the proposed vehicle movements.

3. The proposal contributes towards providing a sustainable waste management system for 
Gloucestershire.

4. If the proposal is of a 'strategic' scale (>50,000 tonnes/year) it is located in the area 
defined as 'Zone C' (see Key Diagram). 

Particular support will be given to proposals that:

- Are located within1 or close to an urban area; and/or
- Involve the re-use of previously developed land, vacant or underutilised employment land 
and/or redundant rural buildings including farm diversification opportunities; and/or
- Involve co-location with an existing operation of a similar or complimentary nature; and/or
- Incorporate alternatives to the transport of waste by road (rail, water etc.), and/or



- Are well located to allow employees to reach the site by foot, cycle or public transport.

Proposals for the development of markets for recycled materials, in particular initiatives to 
assist small to medium-sized businesses to re-use/recycle their
discarded waste materials will be supported and encouraged through partnership working 
including the Gloucestershire Waste Partnership.

1 It is acknowledged that in the case of composting it may prove difficult to locate within an 
urban area due to a 250m buffer generally being required for issues relating to bio-
aerosols.”

WCS4- Inert Waste Recycling and Recovery
“In order to help reduce the impact of landfill and achieve the requirements of the Waste 
Framework Directive (2008) the Council will aim to divert around 85,000 tonnes/year of 
inert waste from landfill through recycling and recovery operations.

Proposals for inert waste recycling and recovery facilities will be permitted where it can be 
demonstrated that:
1. The impact on the environment and neighbouring land uses is acceptable including 
detailed assessment of the impact of noise and dust and attenuation measures.
2. Where viable, the proposal incorporates the use of alternatives to road transport such as 
rail and water and that where road transport is used the highway access is suitable for the 
proposed vehicle movements and is supported by a transport assessment and travel plan 
setting out measures to encourage employees to reach the site by foot, cycle or public 
transport.
3. The proposal contributes towards providing a sustainable waste management system for 
Gloucestershire.
4. If the proposal is permanent and of a ‘strategic’ scale (>50,000 tonnes/year) it is located 
in the area defined as ‘Zone C’ (see Key Diagram) except where located within an existing 
or disused mineral working.

Developments may be acceptable on existing waste management sites and mineral 
workings where it can be demonstrated that the minimum amount of materials are being 
used for restoration/engineering purposes and that the use will not unduly prejudice the 
agreed restoration principles and timescale for the site. Temporary developments may be 
acceptable where the material is recycled and re-used on site”

WCS10 – Cumulative Impact
“In determining proposals for waste related development for new or enhanced waste 
management facilities the Council will have regard to the cumulative effects of previous and 
existing waste management facilities on local communities alongside the potential benefits 
of co-locating complimentary facilities together. Planning permission will be granted where 
the proposal would not have an unacceptable cumulative impact. In considering the issue 
of cumulative impact, particular regard will be given to the following:
1. Environmental quality;
2. Social cohesion and inclusion; and
3. Economic potential.
Within these broad categories this will, subject to the scale and nature of the proposal, 
include an assessment of the following issues: noise, odour, traffic
(including accessibility and sustainable transport considerations), dust, health,



ecology and visual impacts.”

WCS 11 – Safeguarding Sites for Waste Management
“Existing and allocated sites for waste management use will normally be safeguarded by 
local planning authorities who must consult the Waste Planning Authority where there is 
likely to be incompatibility between land uses. Proposals that would adversely affect, or be 
adversely affected by, waste management uses will not be permitted unless it can be 
satisfactorily demonstrated by the applicant that there would be no conflict.

The WPA will oppose proposals for development that would prejudice the use of the site for 
waste management.”

WCS12 – Flood Risk
This policy sets out policy criteria for consideration for proposals within floodzones.
“Proposals for waste-related development within Flood Zone 3b (the functional floodplain) 
will not be permitted other than 'water compatible' proposals such as sewage transmission 
infrastructure and pumping stations and, subject to the exception test, development which 
is classified as 'essential infrastructure'.
A Flood Risk Assessment (FRA) will be required for all development of 1 hectare or more 
and for any proposal located within Flood Zone 2 and 3a. The FRA should consider all 
sources of potential flood risk.
The design of all new development will be required to take account of current and potential 
future flood risk from all sources both on and off-site including in particular the use of 
Sustainable Drainage Systems (SUDS).”

WCS14- Landscape
“Proposals for waste development will be permitted where they do not have a significant 
adverse effect on the local landscape as identified in the Landscape Character Assessment 
or unless the impact can be mitigated. Where significant adverse impacts cannot be fully 
mitigated, the social, environmental and economic benefits of the proposal must outweigh 
any harm arising from the impacts.”

WCS15 – Nature Conservation
“Planning permission for waste management development within or outside a Site of 
Special Scientific Interest (SSSI) or National Nature Reserve (NNR) will only be granted 
where it can be demonstrated that:
- The development would not conflict with the conservation, management and 
enhancement of the site unless the harmful aspects can be satisfactorily mitigated; and
- The benefit of the development clearly outweighs the impacts that the proposal would 
have on the key features of the site; and
- The proposal complies with other relevant policies of the development plan; and
- In the case of a SSSI, there would be no broader impact on the national network of SSSIs.
Local nature conservation designations will also be safeguarded from inappropriate 
development and planning permission will only be granted for development affecting such 
designations where it can be demonstrated that the impact of the development can be 
satisfactorily mitigated and that the benefit of the development clearly outweighs any 
impact.

Development proposals will be required to assess their impact on the natural environment 
and make a contribution to local nature conservation targets to ensure net gain for 
biodiversity”.



Core Policy WCS 16 –Historic Environment
“Planning permission for waste management that would have a significant adverse impact 
upon heritage assets including their integrity, character and setting will only be granted 
where it can be demonstrated that:

-the benefits of the development clearly outweighs the impacts that the proposal would 
have in the key features of the site; or 
- the proposal includes adequate measures to mitigate adverse impacts: and
- the proposal complies with other relevant policies of the development plan.

There will be a presumption in favour of the conservation of designated heritage assets, 
and of those heritage assets with archaeological interest that are of demonstrably of 
equivalent significance.”

Core Policy WCS17 - Design
“Subject to compliance with other relevant development plan policies, planning permission 
will be granted for waste related development that achieves a high standard of design that 
is clearly robust and articulated through a Design and Access Statement.

Particular issues to address will include:
- How the proposal reflects, responds and is appropriate to its local environment and 
surroundings within Gloucestershire;
- The durability, adaptability and sustainability of the proposal including the use of 
sustainable drainage to reduce the impact of surface water run-off;
- How the proposal makes the most efficient use of the site; and
- The use of high-quality architecture and landscaping.

Poor quality design which fails to reflect or contribute positively to the character and quality 
of the area in which the proposal is located will be rejected.”

WCS18- Bulking and Transfer
“In order to promote greater efficiency and to reduce the potential impact of transporting 
waste by road, particularly on the Strategic Road Network (SRN) the Council will support in 
principle, proposals relating to the development of new and expanded bulking and transfer 
facilities.

Planning permission will be granted subject to the following criteria being met:
1. It can be demonstrated that the impact on the environment and neighbouring land uses 
is acceptable.
2. The highway access is suitable for the proposed vehicle movements.
3. The proposal contributes towards providing a sustainable waste management system for 
Gloucestershire.”

WCS19- Sustainable Transport
“In the interests of sustainable development and minimising the impact of waste 
management on Gloucestershire's roads and the wider natural and historic environment, 
proposals for waste-related development that utilise alternative modes of transport such as 
rail and water will be positively supported. This is subject to compliance with other relevant 
development plan policies and the contribution to a sustainable waste management system 
for Gloucestershire.



Any development exceeding the thresholds set out in the Department for Transport 
publication 'Guidance on Transport Assessment' must be supported by a Transport 
Assessment (TA) and Travel Plan. Consideration will also be had to the location of the 
proposed development in determining whether a TA is required.

Development that would have an adverse impact on the highway network which cannot be 
mitigated will not be permitted.”

4.5 Gloucestershire Waste Local Plan 2002-2012 (Adopted October 2004) (WLP)

Policy 33- Water Resources – Pollution Control
“Proposals for waste development will only be permitted where there would be no 
unacceptable risk of contamination to surface watercourses, bodies of water or 
groundwater resources.”

Policy 37- Proximity to other land uses
“Proposals for waste development will be determined taking into account such matters as 
the effect on the environment, occupants’ and users’ amenity and health, the countryside, 
the traditional landscape character of Gloucestershire, the local highway network, any 
hazardous installation or substance and any adverse cumulative effect in combination with 
other development in the area. Where appropriate, suitable ameliorative measures shall be 
incorporated in the proposals to mitigate, attenuate and control noise, dust, litter, odour, 
landfill gas, vermin, leachate and flue emissions”.

Policy 38- Hours of Operation 
“The waste planning authority will where appropriate impose a condition restricting hours of 
operation on waste management facilities to protect amenity”.

4.6 Forest of Dean Core Strategy (2012) (adopted February 2012)

Policy CSP.1 - Design and environmental protection
“The design and construction of new development must take into account important 
characteristics of the environment and conserve, preserve or otherwise respect them in a 
manner that maintains or enhances their contribution to the environment, including their 
wider context. New development should demonstrate an efficient use of resources. It 
should respect wider natural corridors and other natural areas, providing green 
infrastructure where necessary.
In achieving the above, the following will be considered:

 The effect of the proposal on the landscape including AONBs and any mitigation/ 
enhancement that is necessary or desirable;

 The impact on any protected sites (natural and historic sites and heritage assets and 
potential for avoiding and/ or mitigating any impacts, or providing enhancement, should the 
development be acceptable The requirements of the management plans of the AONBs;

 Whether the existing infrastructure is adequate- additional provision will be required where 
it is not;

 Whether the development is at risk from flooding, whether it can be permitted taking into 
account any risks, and the sequential approach and any mitigation that may be necessary 
to ensure the development is safe and flood risk is not increased elsewhere;

 The impact of the development on any land contamination or risk to the development from 
ground instability including the mining legacy- Proposals must undertake appropriate 



remediation measures and verification works where contamination and /or stability issues 
are identified;

 The potential for the development to cause pollution and any mitigation measures to avoid 
pollution or make environmental improvements where existing problems occur;

 The provision of water supply and the development's impact on groundwater, watercourses 
and any protected abstractions;

 Any potential impact on the sterilisation of mineral resources and consideration of the 
potential for the prior extraction of those mineral resources ahead of development; and

 Proposals for waste minimisation and management. 
 Development that is not able to be satisfactorily accommodated in respect of the above will 

not be permitted.”

Policy CSP.2 - Climate Change Adaption 
“Proposals for development will be required to demonstrate that their design and layout will 
reduce the impacts of climatic change as identified in national, regional and local 
predictions over the lifetime of the development concerned. The following should be 
addressed in an integrated way, demonstrating that one element benefits another:

1 Water management
1. Improving water efficiency- proposals should demonstrate high levels of water efficiency.
Rain water harvesting and grey water recycling systems should be incorporated unless it 
can be demonstrated that it is not appropriate in a specific location;
2. Managing surface run off- Sustainable Drainage Systems (SUDS) and measures to 
reduce or avoid water contamination and safeguard ground water supply should be 
incorporated into all development unless it can be demonstrated that this is not appropriate 
in a specific location;
3. Flood risk- ensuring that risks (including changing risks due to climate change) are taken
account of in new development, including improving resistance, resilience and safety of the
areas concerned.

2 Heating and cooling
Proposals will be required to demonstrate how the development comprehensively utilises
passive solar gain and provides cooling for buildings, gardens and communal areas at the
appropriate times of the year.

3 Biodiversity
1. Developments must support green infrastructure corridors that link to existing habitat 
features and networks. They must show that the integrity of any affected nature 
conservation sites is not compromised by the development proposed. Proposals that 
prevent or restrict network connections will not be supported.
2. Developments will be required to make long lasting biodiversity enhancements which 
could include the creation of new habitats where these would be appropriate. They should 
support existing features (trees, ponds, hedgerows etc.), provide and manage public open 
space and should also provide additional features for a wide variety of species and habitats 
in appropriate locations throughout the development. Additional features provided should 
be consistent with the characteristics of the surrounding area”.

Policy CSP.4 – Development at Settlements



“New development must contribute to reinforcing the existing settlement pattern in a 
manner which emphasises the importance of the towns, especially Lydney and Cinderford 
where most change will take place. The following principles will be applied:

Most changes in towns and villages will be expected to take place within the existing 
settlement boundaries, unless or until they are replaced by other LDF documents (for 
example an Area Action Plan). Exceptions to this may include affordable housing for local 
persons and building conversions and (rarely) new buildings for employment uses on the 
edge of settlements. Areas outside settlement boundaries unless otherwise shown in the 
Key Diagram will be treated as part of the open countryside.

All proposals, whether at settlements or not, should be resource efficient and make the best 
use of available infrastructure. Where their needs cannot be met, additional infrastructure 
provision arising from the needs of the development will be sought by way of developer 
contributions. This includes social and community infrastructure, such as library or health 
provision, or facilities for emergency services; green infrastructure such as recreation 
space, protected landscapes and natural areas; and physical infrastructure which includes 
roads, sewers etc.”.

Policy CSP.7 – Economy
“Economic development will be promoted throughout the district in accordance with the 
spatial strategy and its allocations. This will encourage new and more diverse types of 
employment and supporting infrastructure to be established by making land and premises 
available. The location of new development must be justifiable in terms of the settlement 
hierarchy and policy CSP 4. Priority will be given to:
sustaining the development of key economic sectors or clusters, including knowledge 
based
 enterprises and tourism;
 supporting the development of growth sectors;
 providing office and business (B1) space in attractive locations;
 providing the conditions and support for small and medium sized enterprises to become
 established and grow;
 supporting further and higher education and skills training and the facilities to provide it;
 supporting transport investment that will aid economic development; and
 ensuring that secure and safe environments result from any provision.

Land presently used for employment will be expected to remain so, unless allocated for 
another purpose. In order to encourage this, a range of employment generating uses 
appropriate to each site will be considered favourably. Where a site is underused and 
unsuitable (by way of environment or location) for any employment generating use, 
(including service based uses) then a mixed use may be appropriate (e.g. employment and 
housing) and failing that an alternative non employment use”.

4.7 Forest of Dean Allocations Plan (2006 to 2026) (adopted June 2018)

AP43 Pine End Works and Land to the North

“Approximately 10.6ha of land including Pine End Works and land to the rear is allocated 
for an employment led mixed use development. The main uses will generate employment 
and can include a wide range of activities, in order to form a leisure and tourism focus. The 



site has the potential to provide both conventional employment space as well as a harbour 
frontage which maximises its potential as a leisure and tourist destination. These other 
uses could include retail, food and drink uses, education and tourist accommodation. In 
addition an element of residential use is provided for and is expected to be integrated into 
the whole”.

AP44 Lydney Industrial Estate

“The existing Lydney Industrial Estate (24ha approx.) is allocated for employment 
generating uses. The policy supports a range of employment uses on the site and expects 
a suitable range to be permitted that is compatible with other policies of the Plan”. 

Other relevant documents

4.8 Lydney Neighbourhood Plan 2014 - 2024
Lydney Neighbourhood Plan 2014 – 2024 (LNP) was approved in October 2015.
LNP, in summary, is aimed at meeting the needs and aspirations of the whole community 
for the next 10 years by providing a providing a sustainable environment, promoting a 
clean, safe and low crime community, supporting and developing local activities and 
facilities for all, growing Lydney’s local economy, encouraging appropriate development to 
sustain a vibrant town and modernising and improving infrastructure.

Policy LYD HAR 1 provides a supportive context for the development of recreational 
facilities at the Harbour area.

4.9 Climate Change
On the 15th May 2019, Gloucestershire County Council endorsed the UK Parliament’s 
declaration of an environment and climate change emergency by committing the Council to: 
- an 80% reduction in its corporate carbon emissions by no later than 2030 when compared 
to 2005, with a 100% reduction ambition by the same time inclusive of carbon off-setting; 
contributing to the delivery of a carbon neutral county by 2050; ensuring major council 
plans have clearly identified strategies to reduce carbon emissions; and apply the scientific 
advice published by The Committee on Climate Change (CCC). 
 
On the 20th December 2019, Gloucestershire County Council Cabinet agreed to: - approve 
the Gloucestershire Climate Change Strategy 2019/20 to 2024/25 incorporating an 
immediate action plan; and to endorse the Gloucestershire Climate Change manifesto. The 
2019/20 to 2024/25 Strategy sets out an immediate action plan for delivery by April 2020 
and a suite of medium and long-term measures that are to be implemented as part of a 
five-year rolling programme, which will be reviewed and updated annually. The immediate 
action plan is made up of 10 key actions that incorporate commitments to: - joint-working to 
bring about a coordinated response to climate change; dedicated staff and financial 
resources to tackling climate change; and targeted climate change procurement practices. 
It also specifically supports the planting of 1 million trees by 2030 and commencement of a 
review of the Local Transport Plan to reflect the climate change emergency declaration. 
The medium and long-term measures consist of a further 14 actions that cover such 
matters as: - dedicated local climate change research, assessment and monitoring; 
targeted climate change communication and campaigning initiatives;  carbon reduction 
transport-related actions; exploration of renewable energy potential on public sector land 
and the development of at least one District Heating Networks by 2025; offering of support 
for both future public and private sector developments that are zero carbon and will 



contribute towards improvements in climate change resilience; and making provision for 
green infrastructure in line with Building with Nature (BwN) standards.
 

4.9.1 The Gloucestershire Climate Change Manifesto which has been endorsed by the County 
Council seeks a wider pledge from the Council’s partners to commit to the headline 
ambitions outlined in the Council’s climate change emergency resolution and Climate 
Change Strategy 2019/20 to 2024/25. It seeks for a partnership approach to be taken to 
grow a low carbon economy, help residents, business and partners to radically reduce 
carbon; and to maintain and enhance the quality of our natural environment by protecting 
and enhancing the county’s biodiversity.
 

4.9.2 The commitments set out in the climate change emergency resolution, Gloucestershire 
Climate Change Strategy 2019/20 to 2024/25 and Gloucestershire Climate Change 
Manifesto that contain a land-use planning element are a material consideration in the 
assessment of planning application determined by the County Council. In particular weight 
should be given to measures contained within individual proposals that are likely to make a 
positive contribution to the implementation of the resolution, strategy and / or the manifesto.

5.0 REPRESENTATIONS

5.1 The application was advertised by a site notice on the 10 July 2019 and a newspaper 
advertisement was placed in the Forester on the 10 July 2019. No representations have 
been received from members of the public as a result of the publicity.

6.0 CONSULTATIONS
 

6.1 Cabinet member on behalf of the Local Member
No direct comments from Members other than that received below:

Comment received: 28/07/2019 

“In my capacity as County Council Cabinet Member Environment & Planning I have been 
asked by local county councillors to comment on this application. I have visited the site and 
inspected the planning application. In particular, I have read the comments from Forest of 
Dean District Council and I am able to support their representations. The regeneration of 
this area is important to both the environment and economy of Lydney. There is no 
strategic need for the waste recycling facility at this location and this needs to be weighed 
in the balance when determining the application. On balance I think the application should 
be refused.”

6.2 Forest of Dean District Council
Comments received 23/07/2019.

“We advise that the land the application is subject to forms previously developed land and 
therefore may have the potential to be contaminated and you may wish to seek specialist 
advice.

The site is within the area covered by our Allocations Plan Policy AP.44, which supports 
employment generating development on the industrial estate. It seeks to improve the 
frontage and setting of the harbour but could support a wide range of development. Policy 



AP.43 is also of particular relevance.

I would also draw your attention to a largescale major application which borders the site 
and is pending consideration. The application is a hybrid, however the site borders an 
element for staff accommodation, which has been submitted in detail and there is no scope 
for this element to be re-arranged at a later date. I would advise that you can view the 
application documents on our website www.fdean.gov.uk, the reference number for the 
application is P0688/19/OUT. This application is in relation to the aforementioned Policy 
AP.43, which can also be found on our website.

There is a concern that if the development were to be permitted, it would make the 
implementation of AP.43 and AP.44 difficult to achieve. In addition, the two uses in such 
close proximity are incompatible, whilst the current application is pending consideration the 
site and uses are allocated through Policy AP.43 of the Allocations Plan.

I would therefore advise that on the basis of the above, the Council strongly object to the 
proposal for the creation of two recycling areas.”

Environmental Health at the FoDDC was separately consulted on this application. It is 
noted from the FoDDC website that no objections were raised by the EHO. 

6.3 Lydney Town Council 
Comments received 11/07/2019.

“Objection. Lydney Town Council have concerns over the effect the proposed development 
would have on existing watercourses; GCC have also requested further flood mitigation 
documentation which the town council also require sight of before being able to provide its 
considered opinion on this application. Furthermore, Lydney Town Council do not believe 
sufficient consideration has been given by the LPA to possible water/air contamination from 
the proposed site given its close proximity to a proposed large fish/food processing plant 
which is currently under construction at pine end works.”

Further to the above Lydney Town Council were provided with the further information 
requested and responded on 11th February 2020 with the following comment: 

“Whilst Lydney Town Council notes the additional information which has been provided, it 
wishes to reiterate that its original concerns still stand.”

6.4 Environment Agency (Lower Severn) (EA)

Initial comments dated 31st July 2019 stated:

“Having reviewed the details submitted, we have some concerns relating to the following:
-  Drainage.
-  Fire arrangements; water containment, storage of waste, receptors.

We would request that further information relating to these aspects is submitted. At this 
stage the Environment Agency wishes to register a ‘holding objection’ to the application. 
Our concerns are detailed below:



The proposed facility will require an Environmental Permit under the terms of the 
Environmental Permitting Regulations (England and Wales) 2018 (EPR). 

Our EPR Waste team, that would ultimately regulate the site through the EPR, have some 
concerns with regards to the drainage system. The application shows that the site will have 
an interceptor but does not specify where this drains too (if at all). Although, there is some 
mention of this being cleaned out. Some further clarification on this is required.  

The Design and Access Statement mentions a fire plan; the permit will need to have a fire 
prevention plan rather than just a fire action plan. The site will need to take in factors 
including local receptors, water management, waste management within fire prevention 
guidelines. 

The above matters could have land-use planning implications, hence we request the 
additional detail about this now at the planning stage. We are mindful that the planning and 
EPR processes should not duplicate each other, hence we do not require full detail of the 
above, but where this could impact planning some additional information will assist all 
parties. 

In addition to the above points, our EPR Waste team have highlighted some further 
queries. These are less likely to have a planning impact but we raise them here for the 
applicant’s consideration as they may wish to clarify these details at the same time:

• It would be of use to understand if the current building is free of asbestos, should a 
fire break out this would limit the Environment Agency’s response.

• The site is situated on a piece of land leased to the operator. It would be of interest 
to understand how long this lease is for. This will ensure that the permit is long-
standing and limits the availability of the site being filled and left for the land owner to 
deal with. Although, the site has run a waste site in the area for a long amount of 
time and this has not happened, it will just safeguard that aspect. 

I trust the above will assist at this time. Please do not hesitate to contact me if you have 
any queries. We look forward to clarification of the above, at which point we would be in a 
position to remove our objection.”

Following consideration of further information the EA provided the updated consultation 
response on the 11th December 2019 stating:

“We write further to our initial response to the above application dated 31 July 2019, our 
reference SV/2019/110357/01-L01. In that response we raised some queries relating to 
drainage, fire arrangements, water containment, storage of waste and receptors. We have 
since been provided with additional information addressing these matters. We initially 
received this directly from the agent, but thank you for your email of 13 November 2019 
clarifying the information that had been submitted for consultation. I apologise for the delay 
in providing formal response, and understand our comments are still required and will be 
taken into consideration. 

Having reviewed the additional information submitted by the agent in response to our 
previous queries, we are satisfied this addresses the matters we raised and we have no 
objections to the proposed development.



It has been made clear that the interceptor connects to the foul sewer. The applicant will 
need to ensure they have a discharge consent with Severn Trent Water. The clean out of 
the interceptor will be completed as part of regular work and is something that can be 
covered by the Environmental Permit (EP). 

We welcome that the information regarding asbestos and the Fire Prevention Plan (FPP) 
has been provided. The FPP will be reviewed in detail at the EP application stage, however 
we are now satisfied with this element from a land use planning perspective. Information 
regarding asbestos will be useful when forming future documents e.g. off-site fire plans 
once the EP is live.”

Overall comment is now - No Objection.

6.5 Historic England
Comments received by email 16.7.19

“Thank you for your letter of 4 July 2019 regarding the above application for planning 
permission. On the basis of the information available to date, we do not wish to offer any 
comments. We suggest that you seek the views of your specialist conservation and 
archaeological advisers, as relevant.

It is not necessary for us to be consulted on this application again, unless there are material 
changes to the proposals. However, if you would like detailed advice from us, please 
contact us to explain your request.”

6.6 Natural England 
Comments received 22/07/2019.

“The application site is within or in close proximity to a European designated site (also 
commonly referred to as Natura 2000 sites), and therefore has the potential to affect its 
interest features. European sites are afforded protection under the Conservation of Habitats 
and Species Regulations 2017 (the ‘Habitats Regulations 2017’). The application site is in 
close proximity to the Severn Estuary Special Protection Area (SPA) and Special Area of 
Conservation (SAC) which is a European site. The site is also listed as Severn Estuary 
Ramsar site and also notified at a national level as Severn Estuary Site of Special Scientific 
Interest (SSSI). 

In considering the European site interest, Natural England advises that, as a competent 
authority under the provisions of the Habitats Regulations, should have regard for any 
potential impacts that a plan or project may have.”

Officer summary - Natural England (NE) considers that as submitted the application could 
have potential significant effects on Severn Estuary.  Natural England required further 
information in order to determine the significance of these impacts and the scope for 
mitigation. NE requests that an HRA is submitted for consideration.

GCC has undertaken an (draft) HRA and NE was subsequently consulted on 9/12/2019. 
NE responded on 27/01/2020 with the following comments:



“NO OBJECTION
Based on the plans submitted, Natural England considers that the proposed development 
will not have significant adverse impacts on designated sites and has no objection.
Natural England’s further advice on designated sites and advice on other natural 
environment issues is set out below.

European sites – Severn Estuary Ramsar

Based on the plans submitted, Natural England considers that the proposed development 
will not have likely significant effects on the Severn Estuary Ramsar and Special Protection 
Area, and has no objection to the proposed development.

Natural England notes that your authority, as competent authority, has undertaken an 
appropriate assessment of the proposal in accordance with Regulation 63 of the 
Conservation of Species and Habitats Regulations 2017 (as amended). Natural England is 
a statutory consultee on the appropriate assessment stage of the Habitats Regulations 
Assessment process.

Your appropriate assessment concludes that your authority is able to ascertain that the 
proposal will not result in adverse effects on the integrity of any of the sites in question. 
Having considered the assessment, and the measures proposed to mitigate for all identified 
adverse effects that could potentially occur as a result of the proposal, Natural England 
advises that we concur with the assessment conclusions, providing that all mitigation 
measures are appropriately secured in any permission given.

Additional Information to note – Severn Estuary Functionally Linked Land and SPA birds

The Council may wish to acknowledge the information provided here, and use it to reflect 
any Habitat Regulations Assessments that are completed.

The major high tide roost is located south-west of the industrial estate at New Grounds and
Aylburton Warth. Both of these sites’ have known importance, with New Grounds being an
established roost site. However, despite being relatively close to the estate, due to the 
distance from the established roost it is unlikely that the proposal will impact upon the birds 
at this location.

It is likely that the birds are habituated to a general low level background from the estate, 
and steam trains on the heritage line are also running in the near vicinity. The old railway 
line embankment, which borders New Grounds’ north-eastern edge (and separates New 
Grounds from the ship canal and industrial estate) is well lined with trees, so the birds will 
tend to keep a safe distance in order to beware of predators. The proposal site is located 
on the far side of the estate from here.

The immediate site of the has mature trees immediately north, which would deter waders 
from roosting. The arable fields next door (north of Pine End works) might be usable, but 
there are more mature trees bordering the estuary not that far away, making it less likely 
that these fields would form a favoured spot for SPA birds.

Further general advice on the consideration of protected species and other natural 
environment issues is provided at Annex A.”



Overall, having considered the further information provided, NE raise no objection to the 
proposed development.

6.7 GCC Ecologist 

The County Ecologist, having undertaken a HRA and consulted accordingly with Natural 
England, raises no objections subject to planning conditions and informatives. These are 
included in the recommended conditions and informatives below.

6.8 GCC Archaeologist

The County Archaeologist raises the following comment:

“I advise that I have checked the application site against the County Historic Environment 
Record. The wider landscape contains two designated heritage assets. Only c. 250m to the 
north-east is the important early 17th century Naas House, which is designated a Grade II* 
Listed Building. Some 400m to the south-east is the Scheduled Monument of Lydney 
Harbour. The proposed development may therefore have an unacceptable impact on the 
settings of these nearby heritage assets, and for that reason I recommend that you should 
consult Historic England for their view of this scheme before this planning application is 
determined.

There is no record of any archaeological remains being present within the application site, 
but recent archaeological evaluation of land to the immediate east suggests the presence 
of a sparse scatter of later prehistoric activity. However, given the previous development 
and activities undertaken within the application site (described in the Design and Access 
Statement), and relatively small size of the proposed development area, it is my view that 
there is a low risk that archaeological remains will be preserved there.

For that reason I recommend that no archaeological investigation or recording need be 
undertaken in connection with this planning application, and I have no further observations 
regarding this scheme.”

6.9 GCC Highways Development Management

The Highway Authority (HA) raises no objection subject to planning conditions relating to 
controlling mud and debris drag out and sheeting of vehicles. These are included in the 
recommended conditions below.

6.10 GCC Lead Local Flood Authority

The Lead Local Flood Authority raises the following comment:

“Following additional information being submitted to the Lead Local Flood Authority (LLFA) 
and a site visit with the Lydney Industrial Estate owner, I have the following comments and 
recommendation on the planning application.

The site is currently served by the existing drainage network in the industrial estate, as 
shown in the "LHE Ground Drains" and "Drainage Survey", which the applicant is proposing 



to discharge into post development. According to these plans, this drainage discharges into 
the Lyd, rather than the Plummers Brook as indicated on the Environment Agency Detailed 
River Network. It is believed that the condition of the current site and the development 
proposals will mean there will not be a significant increase in surface water runoff rate or 
volume, if any.

LLFA Recommendation: The proposal is not likely to increase the risk of flooding 
elsewhere. Therefore, the LLFA recommends the No Objection of this application.”

6.11 GCC Minerals and Waste Team 

The GCC Minerals and Waste Team has considered the proposed development against 
the Development Plan policies and provides the following summarised comments:

“The site is located near to two other sites which are currently safeguarded for waste 
management purposes under policy WCS11 and that the proposal appears to be a 
replacement for one of these sites at Unit 48, enabling the applicant to increase the amount 
of waste handled.”

“It is also noted that the site falls within the adopted Forest of Dean Allocations Plan 
allocation AP44 and is adjacent to AP43.  Allocation AP44 requires uses B1, B2, B8 and 
other employment generating uses.  Allocation AP43 is for mixed use which includes an 
element of housing as well as employment and leisure activities.  It is noted that there is a 
current proposal (P0688/19/OUT) being determined on allocation AP43 which includes staff 
accommodation near to the site and the sites which are already safeguarded as well as a 
fish farm and processing facility.” 

In determining the district hybrid application (P0688/19/OUT) the onus is on the Forest of 
Dean District Council to ensure that there are no aspects of incompatibility regarding the 
existing strategic waste uses in accordance with “agent of change” paragraph outlined in 
Paragraph 182 of the 2019 NPPF and also Paragraph 8 of the NPPW.

It is “noted that many waste activities are considered to be “industrial” processes and are 
acceptable under uses classes B1, B2 and B8.  Other waste uses are considered to be sui 
generis….”

The response identifies that the site may be contaminated from previous uses and that this 
is a matter to be considered. 

Waste Core Strategy policies identified include: WCS3, WCS4, WCS10, WCS12, WCS15, 
WCS16, WCS17 and WCS18 and the Minerals and Waste Team comments are:

“There are two waste policies related to the proposal.  For the household waste aspect of 
the proposal policy WCS3 is applicable and for the inert aspect WCS4 is applicable.

Both of these policies require a demonstration that the proposal contributes towards a 
sustainable waste management system for Gloucestershire and that the impact on 
neighbouring land uses is acceptable.  It is not apparent from the information provided 
whether these particular policy aspects have been addressed.



Given that there are already three safeguarded waste sites within the Lydney Industrial 
Estate area, the case officer should ensure that the proposal is in accordance with policy 
WCS10 – Cumulative Impact.  It is not clear from the submitted details how the matters 
within the policy have been considered by the applicant.

Comments from the lead local flood authority are required to ensure that the proposal is in 
accordance with WCS12 – flood risk.

I note that there are nearby wildlife designations and therefore comments from the County’s 
ecologist will be required to ensure that the proposal is in accordance with Policy WCS15 
Nature Conservation (Biodiversity and Geodiversity).

Comments should be sought from the county’s archaeologist to ensure that the proposal is 
in accordance with policy WCS16 Historic Environment.

Given that there are some alterations proposed to the existing building and that the local 
plan allocation policies are looking to enhance the harbour area (I appreciated the site is 
located towards the rear of the industrial site) the careful consideration of WCS17 – design 
should be applied to ensure that the proposed “lean to” reflects and contributes positively 
towards the local character and quality of the area.

From the proposal submission it is not entirely clear what will happen to the materials, 
therefore it may also be possible that policy WCS18 for bulking and transfer is applicable.  
This also requires demonstration that the proposal contributes towards providing a 
sustainable waste management system for Gloucestershire….”

7.0 PLANNING CONSIDERATIONS

7.1 The main issues to be considered in this application relate to:

 the location of the waste use and planning policy context; and
 the environmental impacts of the development.

The location of the waste use and planning policy context

7.2 The application site (Unit 37) is located on an existing well-established industrial estate for 
which there are no known industrial use restrictions. The industrial estate has existing 
general industrial (B2) and storage (B8) uses in operation including waste uses. The 
applicant’s own waste recycling and skip business is close (approximately 50m away) to 
the site of the application at Unit 48, which benefits from a waste planning permission 
identified in the planning history earlier. 

7.3 There are three sites in or adjacent to Lydney Industrial Estate which are currently 
safeguarded under Policy WCS11 (Safeguarding Sites for Waste Management) of the 
adopted 2012 Waste Core Strategy.

These sites are:

 Lydney Skip Hire – located in the northeast of Lydney Industrial Estate;
 Enovert South Limited – located in the northeast of Lydney Industrial Estate; and
 Bendalls of Lydney – located to the southwest of Lydney Industrial Estate.



7.4 The applicant’s existing site is recognised as one of the three safeguarded strategic sites 
for waste management on the Lydney Industrial Estate. The intention of the applicant is to 
relocate the existing waste business to the site of this application. As a replacement 
operation the proposed development is not considered to conflict with Policy WCS11 and 
WCS 10 since the provision of the waste facility would be safeguarded (WCS11)  by the 
relocation to a nearby site along with satisfying the cumulative impact (WCS10) of a new, 
albeit relocated, waste use in the vicinity.

7.5 The proposed site falls within the adopted FODDC Allocation AP44 and is adjacent to 
Allocation AP43.  Allocation AP44 requires uses satisfying Classes B1, B2, B8 and other 
employment generating uses.  The adjacent Allocation AP43 is for mixed use which 
includes an element of housing as well as employment and leisure activities. The objection 
from the FoDDC concerns the impact of the proposed development on Allocation AP43 and 
in particular the current hybrid application being determined by the FoDDC described 
above.

7.6 Many waste management activities fall within the general industrial class in the Use 
Classes Order and can be considered to be a B1 (light industrial), B2 (general industrial) 
and B8 (storage) especially where waste management activities are enclosed within a 
purpose designed building. Waste is also considered at times to be a “sui generis” use i.e. 
in a class of its own. Some waste operations may potentially demonstrate two or more of 
these uses within one operation. As such these types of waste operations can be 
considered broadly within the scope of B use categories. There is considerable case law on 
the subject much of which demonstrates that such uses can be potentially acceptable on 
land allocated within development plans for employment uses.

7.7 The application includes use of an existing building and an adjoining new waste building (to 
be erected) for storing and sorting of waste. Also included is a mobile plant to be used for 
crushing and screening of inert waste materials. The existing waste uses safeguarded on 
the industrial estate involve open air waste operations. It is not considered that the 
proposed waste use would conflict with the Allocation AP44 employment uses in the 
FoDDC development plan.

7.8 Allocation AP43 in the FoDDC Allocations Plan refers to Pine End Works and land to the 
north. It states “Approximately 10.6ha of land including Pine End Works and land to the rear 
is allocated for an employment led mixed use development. The main uses will generate 
employment and can include a wide range of activities, in order to form a leisure and 
tourism focus. The site has the potential to provide both conventional employment space as 
well as a harbour frontage which maximises its potential as a leisure and tourist destination. 
These other uses could include retail, food and drink uses, education and tourist 
accommodation. In addition, an element of residential use is provided for and is expected to 
be integrated into the whole.” 

7.9 It is noted that there is a current proposal (P0688/19/OUT), to the east of this application 
site, being determined by the FoDDC on Allocation AP43 which includes staff 
accommodation near to both the proposed waste site and the waste sites which are already 
safeguarded, as well as a fish farm and processing facility and other associated buildings.

7.10 The hybrid application includes land to the east of the application site, which is identified in 
the layout masterplan (in part) for staff residential accommodation. FODDC raises an 



objection to this application and considers that the use of the application site as a waste 
site would have an adverse impact on the AP43 allocation and the undetermined hybrid 
application currently being considered by  FoDDC. Lydney Town Council also raises similar 
concerns by the Cabinet Member on behalf of the local County Councillor that also 
supports the objections raised.

7.11 It is noted that the FoDDC hybrid application is undetermined and, as such, does not have 
planning approval for the proposed use. 

7.12 Waste development of the type proposed is considered to be more appropriately located on 
industrial estates than in urban areas or in the countryside. WCS3 and WCS4 support the 
need to recycle and recover inert waste. WCS3 recognises the need to divert commercial 
and industrial waste from landfill. WCS3 identifies criteria that need to be met in considering 
planning applications. In this case criteria relating to highway access requirements are 
acceptable as well as contributing towards providing a sustainable waste management 
system for Gloucestershire. WCS3 supports inert waste recycling operations which are 
located close to an urban area and involve the re-use of previously developed land, vacant 
or underused employment land and/or redundant buildings. WCS4 in particular refers to 
inert waste recycling and recovery and seeks to divert such waste from landfill. WCS4 
supports waste planning applications where the impact on the environment (of which noise, 
dust and ecological impacts are considered below) and neighbouring land uses (as does 
WLP37 Proximity to other land uses) is acceptable as well as contributing towards 
providing a sustainable waste management system for Gloucestershire. This application 
will divert waste from landfill by the recycling and recovering the majority (up to 25,000 
tonnes per annum) of the inert waste stream as well as contributing towards providing a 
sustainable waste management system for Gloucestershire. WCS18 supports bulking and 
transfer of waste subject to criteria relating to acceptable environmental and neighbouring 
land uses, appropriate highway access and contributing to a sustainable waste 
management system for Gloucestershire along with the re use of previously developed 
land. The processing of the waste on site will involve extracting recyclates for onward 
processing or as a last resort landfill. The waste operation would involve an element of 
bulking of waste and onward transfer which will contribute to reducing the potential impact 
of transport waste by road. The bulking of waste for onward transport to other waste 
facilities allows for greater efficiency, helps reduce journey length and in turn can help 
reduce traffic impacts. 

7.13 The development proposes the processing of approximately 30,000 T of waste per year 
which is not of such a scale that it is more likely to be considered as EIA development, for 
which an annual 50,000 T waste throughput threshold exists. The application has been 
screened as not being EIA development.  Environmental impacts regarding, noise, dust, 
traffic are an expected part of any general industrial business activity. Apart from the 
proposed workers’ residential accommodation to the east, then there are no other nearby 
residential existing or proposed uses. 

7.14 The proposed hybrid application to the east of the application site identifies workers’ 
residential accommodation at more than 60m from the boundary of the proposed waste 
site. Should the FoDDC hybrid application be approved and the accommodation built in the 
identified location, then greater weight would be attached to the environmental impacts that 
may arise from the waste use proposed. However, having said this, if the workers’ 
residential accommodation was brought forward as proposed (subject to FoDDC planning 
permission) it is considered that the environmental impacts could be appropriately 



managed and controlled to acceptable levels through both planning conditions and the 
Environment Agency environmental permit (EP) (which is required before the use can be 
fully operational). It is considered that the submission and approval of a noise management 
plan (NMP) and a dust management plan (DMP) are capable of being controlled via 
planning condition should this application be approved thereby satisfying WCS4. These are 
considered in more detail below.

7.15 No substantive evidence has been provided to support the concerns raised by FoDDC and  
Lydney Town Council and as such it is considered to be based on perception that a waste 
recycling use, including open air processing in part, would have a detrimental impact on 
economic activity on the industrial estate and the wider area. Environmental impacts, 
including noise and dust, are commonly controlled by a combination of the EP issued by 
the EA as well as by planning conditions. This type of waste facility is often located close to 
other employment uses as well as residential uses.  The WPA is not aware of any noise or 
dust complaints from the operation of the applicant’s existing waste site at unit 48. Based 
on current practices at this site and subject to the proposed waste operation being well 
managed by the operator, in accordance with the parameters set out in the EP and 
planning conditions, then there are not considered to be any adverse environmental 
impacts that could be used in arriving at sustainable reasons for refusal of planning 
permission. 

7.16 The NPPF sets out the importance of sustainable economic development to deliver a 
strong and competitive economy. The NPPF as one of its core principles identifies the need 
to proactively drive and support sustainable economic development to deliver the homes, 
businesses and industrial sites that the country needs. Significant weight is given to the 
need to support economic growth.

7.17 The representations made refer to the negative economic effect that the development 
would have on other businesses, as well as the hybrid planning application being 
considered and the future businesses and development in the area, whether they be 
environmental impacts or perception of such impacts. There appears to be a perception 
that the waste development will cause environmental nuisance to other businesses and put 
off business being attracted to the employment site. The positive and negative effects of the 
development on other jobs and the local economy have not been qualified by objectors so it 
is assumed these are based on a perception of nuisance. It is noted that the applicant 
expects that the waste operation will sustain 15 full time jobs (which is a net increase of 5 
above the existing 10 jobs at the operational waste site at unit 48) and that the existing 
waste permission allows up to 27,000 tonnes of waste to be imported per annum compared 
to approximately 30,000 tonnes per annum as part of the current waste application being 
considered.

7.18 Clearly, there are the economic benefits to society of reducing the need for landfill by 
moving waste up the waste hierarchy. This facility, given its location on an established 
brownfield employment site, with nearby safeguarded waste uses and with good access to 
the highway network should be considered a sustainable waste management facility, 
subject to other site-specific considerations.

7.19 The assessment of predicted environmental impacts for such an open-air waste operation 
are considered below and whether they are considered acceptable and capable of being 
controlled through planning conditions.



7.20 Environmental impacts relating to noise and dust, as in many other similar waste uses in 
such locations, are   capable of being controlled by planning conditions. This being the 
case, then the WPA does not consider that the stated disbenefit of the development in 
terms of local effects on employment and economy, referred to in the representations made 
above, would be significant and are based on perceived economic impact rather than an 
evidence-based argument.

7.21 The WPA has considered the economic implications of the proposed development on the 
adjoining proposed outline hybrid use. The WPA is satisfied that the proposed development 
does not raise any issues that are not capable of being managed via planning conditions 
and/or via other controls available outside planning control. The proposed development is 
therefore considered to accord with WCS policies WCS1, WCS3, WCS4, WCS10, WCS11, 
WCS18, WLP Policy 37, FoDDC Core Strategy Policies CSP2, CSP7 and Allocation Plan 
Policy AP44 as well as the NPPW and NPPF Paragraphs 7, 11,180,183 referred to above.

The environmental impacts of the development.

7.22 The main environmental impacts of the proposed development relate to ecology, noise, 
dust, traffic, flood and visual.

Ecology

7.23 Following initial consultation with the County Ecologist, the applicant provided a Preliminary 
Ecological Assessment (PEA). The County Ecologist having reviewed the submitted 
environmental information and having undertaken a HRA raises no objection subject to  the 
developer implementing the recommendations set out in the ecological report and subject 
to planning conditions and informatives. The County Ecologist provides the following 
detailed summarised response:

7.23.1 Ecological Reports 
The applicant has agreed to implement the recommendations set out in the ecological 
report.

7.23.2 Designated Sites 
These include Special Area of Conservation (SAC)/Special Protection Area (SPA)/Ramsar 
site, Site of Special Scientific Interest (SSSI) and a Local (Key) Wildlife Site (LWS).

The Severn Estuary SAC/SPA/Ramsar site is about 0.5km away to the east and south. 
Given there is a pathway of drainage possible from the development site to the Severn 
Estuary an HRA is required to be completed by GCC as a competent authority.

An impact on horseshoe bats related to the 4km distant Wye Valley & Forest of Dean Bat 
Sites SAC can be screened out given the footprint and proposals (see under bats below). 
The HRA concludes that the development would not have an adverse effect on the integrity 
of the Severn Estuary European Marine Site. Natural England were consulted on the draft 
HRA and raised no objections.

SSSI Impact Risk Zones indicate under Waste that Natural England need to be consulted. 
Lydney Cliff (geological) SSSI lies 0.6km to the east and the Severn Estuary SSSI about 
0.5km to the east and south. Further afield, at about 4km to the north west, is Devil’s 



Chapel Scowles SSSI which is part of the Wye Valley & Forest of Dean Bat Sites SAC. 
Horseshoe bats related to this SSSI may visit the areas adjacent to the development site 
but given the proposals and safeguards there is unlikely to be a significant effect on these 
bat populations. Given the development characteristics and the outcome of the HRA the 
development is unlikely to significantly affect any SSSI subject to contrary views being 
received from Natural England. Natural England has not raised any contrary view in its 
consultation responses.

Lydney Town Marsh & Sidings LWS is about 0.7km to the north west and Nass Cliff LWS is 
just over 0.8km to the east. Given their distance and direction the development is unlikely to 
significantly affect LWSs.  

7.23.3 Trees 
Some trees are present on this site in adjacent area including the boundaries. The County 
Ecologist agrees to the recommendation of Heras fencing around the retained areas of 
vegetation/tree boundaries during construction. A tree protection plan drawing is therefore 
required to be submitted under condition before development commences/continues.

European Protected Species (EPS) include bats and great crested newts (GCN).

7.23.4 Bats 
There are several close by records for common pipistrelle, soprano pipistrelle, brown long-
eared, noctule, serotine, Daubenton’s, greater horseshoe and lesser horseshoe bats. The 
boundary ditch and vegetation adjacent to the development footprint provide foraging and 
some potential roosting habitat for bats. The existing warehouse on site provides negligible 
potential for bat roosts. It is notable that 4 mature ash trees and one oak are considered to 
be of moderate or high potential for bat roosts. However, despite this bat value, the 
development proposals will not directly affect the habitats and features likely to be used by 
bats. An advisory note on trees should be used in any consent granted. Also, any new night 
time lighting used on the site between March and October could have some adverse impact 
on bats. The working hours of the site may preclude the need for this however. If any 
proposed external lighting is required, it will need to be carefully designed and controlled. A 
planning condition is therefore recommended.

7.23.5 GCNs 
In the Great Crested Newt Risk Zones (now held by the FoDDC  for a forthcoming District 
Licensing option for developers) this site is in a red zone. However, this may be based on 
potential breeding ponds in the area that appear to be absent or no longer suitable for 
newts. If GCN’s are still present in the area, the risk of impact from the proposals is 
probably negligible. An advisory note for protected species recommended.

Other protected species include water vole, badger, reptiles and nesting birds.

7.23.6 Water Vole 
The development is unlikely to significantly affect water voles which should not be present 
(see Ecological Appraisal). An advisory note for protected species is recommended.

7.23.7 Badger
There appears to be badger habitat available in the surrounding area and on boundaries. 
Whilst there is no evidence of any presence, they could utilise the site using the built up 



mounds and scrubby/woodland/ruderal areas. A precautionary advisory note is 
recommended based on Section 5.3.1 of the Ecological Appraisal.

7.23.8 Reptiles
These may occur in adjacent vegetated areas but development proposals should not 
adversely affect these species. An advisory note for protected species is recommended.

7.23.9 Nesting Birds
There is considered to be a high possibility of birds nesting in scrub and trees in adjacent 
area but these should not be affected by the development proposals. Birds including gulls 
and jackdaws appear to be roosting or nesting in/on the warehouse at certain times of year. 
An advisory note for protected species is recommended.

7.23.10 Priority Species 
Priority species such as hedgehog and toads may occur in adjacent vegetated areas but 
development proposals should not adversely affect the habitat for these species.

7.23.11 Invertebrates
Development is unlikely to significantly affect invertebrates or notable species or 
populations. There are no identified non-native and/or invasive species. 

7.23.12 Regarding mitigation then the recommendations in the submitted Ecological 
Appraisal have been reviewed and incorporated as appropriate for a planning consent as 
conditions or advisory notes. Enhancement measures are given at Section 5.4 of the 
Ecological Appraisal and should be formalised given losses to the land in the recent past. A 
planning condition is required for an enhancement scheme.

7.23.13The County Ecologist recommends planning conditions are attached to any decision 
notice relating to a tree protection plan, lighting scheme and an enhancement mitigation 
scheme along with advice notes relating to  protected species and copies of species and 
habitat records be deposited with the Gloucestershire Centre for Environmental Records 
(GCER).

7.24 Natural England has confirmed they have no objection to the proposed development.

7.25 The WPA has considered the ecological implications of the proposed development on 
matters of acknowledged environment importance including statutorily protected designated 
areas and species. The WPA is satisfied that the proposed development does not raise any 
ecological issues that are not capable of being managed via planning conditions and/or via 
other controls available outside planning control. In relation to the ecological matters raised 
the proposed development is considered to accord with WCS Policies 1, 10 and 15, FoDDC 
Core Strategy Policies CSP1 and CSP2 as well as the NPPW and NPPF Paragraphs 7, 
170 and 175.

Noise 

7.26 Noise associated with the proposed development would arise in the crushing and screening 
of builders’ construction waste (bricks, blocks, roofing materials, soils)  and civil engineering 
waste (road waste, commercial buildings demolition), baling of recycled materials and noise 
associated with deliveries of waste materials and operational waste plant.



7.27 The screening and crushing of the materials would be undertaken with mobile plant. It is 
stated that the mobile processing plant would be located to the east of the site and is 
expected, subject to demand, to operate on a daily basis. The plant, as is usual for this type 
of process, would not be located in a building. This is not unusual in waste operations of 
this type. Such mobile processing plant are often used on redevelopment sites within urban 
areas where residential development is in close proximity. The controls to minimise the 
noise impacts at such sites are considered acceptable and often include noise suppression 
measures such as locating within certain areas of a site and noise barriers if necessary and 
long term.  The use of such mobile processing plant is undertaken on a campaign basis 
when there is sufficient inert waste stock available and can range from a few days to a few 
weeks at a time. Most waste sites are similar in their use of mobile plant.  

7.28 The EA in its response dated 12 December 2019 have raised no objection to the 
application. It is noted that the operation of the site would require an EP which, among 
other environmental matters, will include noise controls. However, having considered the 
concern raised by FoDDC regarding the proposed nearby adjoining residential workers’ 
dwellings/flats, it is recommended that a pre-commencement planning condition is imposed 
requiring a Noise Management Plan to be agreed with the WPA to ensure that noise arising 
from the site is controlled to within acceptable levels given its location to adjoining 
businesses and proposed residential use of adjoining land. The applicant has agreed to the 
imposition of a pre-commencement noise planning condition. The site cannot legally 
operate without compliance with the requirements of such a condition.

7.29 Subject to the submission, approval and implementation of such a Noise Management 
Plan, the proposed development is considered to accord with WCS Policies WCS3, WCS4, 
WCS10, WLP Policy 37, as well as the NPPW and NPPF paragraphs 7 and 180.

Dust

7.30 Similar to the noise consideration above, dust emissions would arise from similar sources 
from within the development proposed i.e. processing and baling plant and waste 
deliveries. These are not unusual in waste operations of this type. Such mobile processing 
plants are often used on redevelopment sites within urban areas where residential 
development is in close proximity. The controls to minimise the dust impacts at such sites 
are considered acceptable and often include dust suppression measures as demisters of 
stock piles and attached to processing plant along with water bowsers to damp down roads 
within the site and outside if necessary. The use of such mobile processing plant is 
undertaken on a campaign basis when there is sufficient inert waste stock available and 
can range from a few days to a few weeks at a time. Most waste sites are similar in their 
use of mobile plant. The EA in its response dated 12 December 2019 have raised no 
objection to the application. Concerns raised by FoDDC can be addressed as part of the 
controls available via the EP issued and monitored by the EA as well as by the WPA 
through planning conditions. As referred to under the noise consideration above and having 
considered the concerns raised by  FoDDC regarding the proposed nearby adjoining 
residential workers’ dwellings/flats, it is recommended that a pre-commencement planning 
condition is imposed requiring a Dust Management Plan to be agreed with the WPA to 
ensure that emissions to air arising from the site are controlled to within acceptable levels 
given its location to adjoining businesses and proposed residential use of adjoining land. 
The applicant has agreed to the imposition of a pre-commencement dust planning 
condition. The site cannot legally operate without compliance with the requirements of such 
a condition.



7.31 Subject to the submission, approval and implementation of such a Dust Management Plan 
the proposed development is considered to accord with WCS Policies WCS3, WCS4, 
WCS10, WLP Policy 37 as well as the NPPW and NPPF Paragraphs 7 and 180.

Traffic

7.32 Commercial vehicles delivering waste would arrive at the site. The volume of traffic using 
the site is constrained by the quantity of waste brought onto and processed at the site. This 
is stated in the application as being 24999 T per year of inert waste, 5000 T per year of 
non-hazardous waste, 150 T per year of metal waste and 240 T per year of tyre waste. The 
applicant’s existing waste operation at unit 48 has a restriction, through planning condition, 
regarding importation of 27000 T per annum. This application proposes a similar quantity of 
imported waste material per annum. There are no known previous highway concerns 
regarding the existing waste operation.  The applicant has stated that the proposed 
application would replace that of the existing waste site once operational.  The operation 
would use skip vehicles ranging from household and commercial waste. The site is located 
on an industrial estate and the quantity of waste indicated does not raise any highway 
safety or capacity concerns given the existing highway network serving the industrial 
estate. The Highway Authority has considered the planning conditions attached to the 
applicant’s existing waste operation and raises no objection subject to planning conditions 
relating to sheeting/netting of laden vehicles entering or leaving the site and the avoidance 
of dust or deleterious materials being brought onto the highway outside the site. As a 
replacement of the existing use it is considered that WCS10 Cumulative Impact is satisfied. 
The use of the site as a waste recycling site will contribute to a reduction in traffic using the 
road network since less waste will need to be transported further afield to other waste 
processing sites and/ or landfill sites. The economics of road transport will dictate the 
geographical area where the waste can be economically delivered from. This supports 
WCS policies WCS18 Bulking and Transfer, Policy WCS19 relating to sustainable 
transport, WCS3 relating to recycling as well as WCS4 relating to inert waste recycling and 
recovery.

7.33 Subject to the implementation of highway planning conditions the proposed development is 
considered to accord with WCS Policies WCS3, WCS4, WCS10, WCS18, WCS19, WLP 
Policy 37, as well as the NPPW and NPPF Paragraphs 108 and 109.

Flood  

7.34 The EA, having considered the additional information provided by the applicant, has raised 
no objections to the proposed development. Similarly, the Lead Local Flood Authority 
(LLFA) has considered the additional information provided by the applicant regarding 
drainage. The LLFA notes that the site is currently served by the existing drainage network 
in the industrial estate, as shown in the "LHE Ground Drains" and "Drainage Survey", which 
the applicant is proposing to discharge into post-development. According to these plans, 
this drainage discharges into the Lyd, rather than the Plummers Brook as indicated on the 
EA Detailed River Network. It is believed that the condition of the current site and the 
development proposals will mean there will not be a significant increase in surface water 
runoff rate or volume, if any. Overall, the LLFA considers the proposal is not likely to 
increase the risk of flooding elsewhere and raises no objection to the application.



7.35 Given the applicant has provided information to the satisfaction of both the EA and the 
LLFA during the processing of the application the proposed development is considered to 
accord with Policies WCS12 of the WCS, WLP 33, FoDDC Core Strategy Policies CSP1, 
CSP2 as well as the NPPW and NPPF Paragraphs 163 and 165.

Visual

7.36 The site is located within the context of an existing industrial estate. The industrial estate 
has several large industrial style buildings and includes other waste uses including that of 
the applicant’s at Unit 48 as well as the Enovert waste site to the north at Unit 47. The site 
will have open air processing plant and storage of waste materials in stockpiles and 
dedicated bays along the eastern part of the site. Some of the operations would take place 
within an existing building on site and a new adjoining lean-to building. Views into the site 
are limited to those from within the industrial estate. Views from the proposed residential 
units to the north east would be at distance and from floors above ground floor. Views 
would be seen in the context of existing industrial buildings and external storage outside 
existing industrial units. Given the context of the proposed residential units, the WPA 
considers that the views into the site would not be unacceptable and would not harm any 
amenity. A pre-commencement condition relating to landscaping of the site, agreed by the 
applicant, is proposed should planning permission be forthcoming. This would further 
contribute to integrating the site visually when viewed from outside by other businesses or 
the public, including proposed residents.

7.37 Given the above, the proposed development is considered to accord with Policy 14 of the 
WCS, FoDDC Core Strategy Policy CSP1 as well as the NPPW and NPPF Paragraph 127.

Heritage

7.38 The County Archaeologist has, in the wider landscape, identified two designated heritage 
assets. These are Grade II* listed early 17th Century Naas House approximately 250m to 
the north and Lydney Harbour Scheduled Monument approximately 400m to the south east. 
Given that the proposed development may have an unacceptable impact on the settings of 
these heritage assets, it was considered prudent to consult Historic England (HE). HE has 
not raised any concerns and are satisfied that consideration of the impact on heritage can 
be dealt with at a local level. Other consultees, including FoDDC have not raised any 
concerns regarding the impact of the proposed development on the character and setting of 
the noted heritage assets. 

7.39 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 
statutory duty on a local planning authority to have special regard to the desirability of 
preserving a listed building, its setting and any features of special architectural or historic 
interest it may possess. The NPPF provides a framework for conserving and enhancing the 
historic environment, which sits alongside a range of legislative regimes associated with 
planning and heritage.

7.40 Section 16 NPPF states that historical 'assets are an irreplaceable resource, and should be 
conserved in a manner appropriate to their significance, so that they can be enjoyed for 
their contribution to the quality of life of existing and future generations'. Specifically, 
Paragraph 192 states that local planning authorities should take account of the desirability 
of sustaining and enhancing the significance of heritage assets and putting them to viable 
uses consistent with their conservation.



7.41 Paragraph 193 NPPF states that when considering the impact of a proposed development 
on the significance of a designated heritage asset, great weight should be given to the 
asset's conservation. Paragraph 194 states that any harm to, or loss of, the significance of 
a designated heritage asset (from its alteration or destruction, or from development within 
its setting), should require clear and convincing justification. Paragraph 196 states that 
where a development proposal will lead to less than substantial harm to the significance of 
a designated heritage asset, this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use.

7.42 In this case consultees, including HE and the FoDDC, do not raise any concerns regarding 
the impact of the proposed use on the Scheduled Monument or the Grade II* listed building. 
Naas Barn is a curtilage listed building to Naas House. Naas Barn restricts any views into 
the site. It is noted that the agricultural setting has undergone change with industrial 
buildings at Pine End Works and Harbour Industrial Estate and the creation of Lydney Golf 
Club changing the character of the wider landscape setting. Industrial buildings currently 
comprise part of the asset’s wider setting. The heritage assets are a minimum of 250 m 
away and there is development (existing and proposed) between them and the proposed 
development the subject of this application. Developments at Lydney Golf Club to the north 
of the heritage assets are closer to them than the proposed waste site being considered as 
is the proposed intervening development which includes the staff residential 
accommodation. It is noted that there are mature trees to the north of the proposed waste 
site boundary which further screen any views into the site. Given the existing  intervening 
land uses and mature trees which would screen views into the application site as a whole 
the WPA does not consider that the proposed development has any adverse impact on the 
character and setting of the identified Scheduled Monument or Grade II* listed building.

7.43 The County Archaeologist advised that there is no record of any archaeological remains 
being present in the site and given the previous development activities on the application 
site and the relatively small scale of the development area, it is considered that there is a 
low risk of any archaeological remains being preserved. The County Archaeologist 
recommends that no archaeological investigation or recording need be undertaken and 
raises no objection.

7.44 The proposed development is considered to accord with Policies WCS16 of the WCS, 
FoDDC CSP1 and CSP7 as well as the NPPW and NPPF Paragraph 197.

Design

7.45 Core Policy WCS17 - Design states that planning permission will be granted subject to a 
high standard of design. Such a design should be reflective of its setting, durable and 
adaptable and sustainable. The application includes the re-use of an existing building on 
site as well as the provision of a new lean-to building to be attached. The building has a 
footprint of approximately 12.2m wide by 18.3 m long with a pitched roof. The sides are 
proposed to be open and roof materials would be plastic coated metal sheets. The details 
of this building regarding size and scale are provided and considered appropriate to the 
adjoining industrial building and others in the vicinity. Materials are not indicated in detail 
but are capable of control through an appropriately worded planning condition.

7.46 The proposed development is considered to accord with Policies WCS17 of the WCS, 
FoDDC CSP1 as well as the NPPW and the NPPF.



Hours of operation

7.47 The proposed hours of operation are notably greater than that of the applicant’s current 
nearby waste business. The proposed hours include Saturday afternoon, Sunday and Bank 
Holiday working. The applicant has stated that they undertake some charity work with skips 
that are sometimes needed at weekends and bank holidays. Although the proposed 
development is on an industrial estate and adjoining other businesses that are 24/7 
operations, the WPA does not consider that working all of a  Saturday afternoon, Sundays 
and Bank Holidays is appropriate. On Saturday afternoons, Sundays and Bank Holidays 
other businesses on the industrial estate may not be working and therefore the climate 
regarding noise is quieter generally and dust generation minimal. To the north of the site is 
a golf club and to the east is proposed residential development (albeit associated with 
employee accommodation). Whilst the residential amenity has been considered in other 
parts of this report, it is not considered justified that an open-air waste processing operation 
should be undertaken on Saturday afternoon, Sundays and Bank Holidays when the 
industrial estate is likely to be generally quieter, with most businesses not operational. It is 
therefore proposed that the operating hours reflect that of the applicant’s existing waste 
business at Unit 48. This is a matter that would be controlled by planning condition. The 
applicant has agreed to the hours of operation being the same as that of the existing waste 
operation at Unit 48.

7.48 The proposed development is considered to accord with Policy WLP38 as well as the 
NPPW and NPPF paragraph 8.

Contaminated land

7.49 The FoDDC has raised the matter regarding the potential for the site to be contaminated by 
previous uses. The applicant has provided the following comment: “We have done a series 
of boreholes on site in the past and highlighted the areas of buried contamination on site, 
mostly hydrocarbon, and the vast majority of contamination can be found within the area of 
the Mabey Bridge / Acro Bridge site. All contamination exists within a ground clay envelope 
and shows no sign of migration due to the chemical binding in that environment and the 
non-motility of water through this layer. Any ground contamination is not localised in your 
area at Unit 37. As you have correctly noted, this area was rail sidings during WW2 and has 
become overgrown in the post war years when tracks were removed. The ground was 
cleared to use for hardstanding again in recent years and to eliminate the potential for fly 
tipping and injury from unauthorised access.”

7.50 The applicant is aware of the previous uses on the site and the identified contamination 
from previous reports.  Given the potential for contamination on the site, the applicant has 
accepted that a pre-commencement planning condition requiring a contaminated land 
scheme of investigation and any necessary remediation to be agreed with the WPA is 
acceptable.  As such pre-commencement contaminated land planning conditions requiring 
a scheme to be agreed in writing with the WPA be attached to any planning permission that 
may be granted. Such conditions would prohibit the use of the site for recycling until the 
WPA is satisfied that any contamination can be addressed or is in an acceptable physical 
state and within acceptable levels so as to pose minimal risk to sensitive receptors. The 
proposed development is considered acceptable subject to such pre-commencement 
planning conditions being imposed and accords with the NPPW and Paragraph 118 of the 
NPPF.



Climate Change

7.51 The Gloucestershire Climate Change Manifesto seeks the Council’s partners to commit to 
the headline ambitions outlined in the Council’s climate change emergency resolution and 
Climate Change Strategy 2019/20 to 2024/25. It seeks for a partnership approach to be 
taken to grow a low carbon economy, help residents, business and partners to radically 
reduce carbon; and to maintain and enhance the quality of our natural environment by 
protecting and enhancing the county’s biodiversity.

 
7.52 The commitments set out in the climate change emergency resolution, Gloucestershire 

Climate Change Strategy 2019/20 to 2024/25 and Gloucestershire Climate Change 
Manifesto that contains a land-use planning element are a material consideration in the 
assessment of planning applications determined by the County Council. In particular, 
weight should be given to measures contained within individual proposals that are likely to 
make a positive contribution to the implementation of the resolution, strategy and / or the 
manifesto.

7.53 Appropriate weight has been given to the proposed development’s expected environmental 
impacts, individually and cumulatively, that are likely to make a positive contribution to the 
implementation of the resolution, strategy and / or the manifesto.

Human Rights

7.54 From 2nd October 2000 the Human Rights Act 1998 has the effect of enshrining much of 
the European Convention on Human Rights in UK law. Under 6(1) of the Act, it is unlawful 
for a public authority to act in a way, which is incompatible with a convention right. A person 
who claims that a public authority has acted (or proposes to act) in a way which is made 
unlawful by Section 6(1), and that he is (or would be) a victim of the unlawful act, may bring 
proceedings against the authority under the Act in the appropriate court or tribunal, or may 
rely on the convention right or rights concerned in any legal proceedings.

7.55 The main Convention rights relevant when considering planning proposals are Article 1 of 
the First Protocol (the peaceful enjoyment of property) and Article 8 (the right to a private 
and family life). Article 1 of the First Protocol guarantees the right to peaceful enjoyment of 
possessions and Article 8 of the Human Rights Act 1998 guarantees a right to respect for 
private and family life. Article 8 also provides that there shall be no interference by a public 
authority with the exercise of this right except in the interests of national security, public 
safety, or the economic well-being of the country, for the prevention of disorder or crime, for 
the protection of health or morals, or for the protection of the freedom of others.

Positive and Proactive Statement

7.56 In determining this planning application, the WPA has worked with the applicant in a 
positive and proactive manner by liaising with consultees, respondents and the 
applicant/agent and discussing changes to the proposal where considered appropriate or 
necessary. This approach has been taken positively and proactively in accordance with the 
requirement in the NPPF, as set out in the Town and Country Planning (Development 
Management Procedure) (England) Order 2015.



Conclusion

7.57 The commitments set out in the climate change emergency resolution, Gloucestershire 
Climate Change Strategy 2019/20 to 2024/25 and Gloucestershire Climate Change 
Manifesto that contains a land-use planning element is a material consideration in the 
assessment of planning applications determined by the County Council. Appropriate weight 
has been given to the application being considered regarding its environmental impacts 
individually and cumulatively that are likely to make a positive contribution to the 
implementation of the resolution, strategy and / or the manifesto.

7.58 The proposed waste recycling facilities would provide a facility which will result in the 
recycling of waste locally instead of it being sent to landfill or transported for recycling 
further afield (apart from post recycling residual waste and products that require specialist 
recycling elsewhere). The recycling facility is considered to be an acceptable development 
in this employment allocated area subject to appropriate environmental impact compliance 
which can be achieved through the requirements of planning conditions and the EP issued 
by the EA.

7.59 In weighing all the issues in the planning balance, including economic, environmental and 
design, it is concluded that the benefits of delivering the recycling facilities outweigh any 
adverse environmental impacts perceived or otherwise (which in any case can be 
appropriately mitigated).

7.60 The proposal moves waste up the waste hierarchy avoiding the need for landfill. This 
complies with Government policy and helps achieve the targets for landfill diversion.    The 
proposed development accords with the  relevant policies of the Gloucestershire County 
Council Waste Core Strategy WCS1, WCS3, WCS4, WCS10, WCS11, WCS12, WCS14, 
WCS15, WCS16, WCS17, WCS18, WCS19 and  WLP33, WLP37, WLP38, the FoDDC 
Core Strategy CSP1, CSP2 and Allocations Plan AP43 and AP44.

8.0 RECOMMENDATION Planning permission is GRANTED for the reasons set out in 
Paragraphs 7.57 to 7.60, and subject to the following conditions:

CONDITIONS

Commencement

1 The development hereby permitted shall be begun before the expiry of three years  from 
the date of this permission. Written notification of the date of commencement of 
development shall be sent to the Waste Planning Authority within seven days of such 
commencement.

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

Scope of the permission

2 The development hereby permitted shall be carried out strictly in accordance with the 
following submitted documents and plans:

 Planning application form;



 Planning, Design and Access Statement;
 Ecological Appraisal (Blakedown Environmental, August 2019);
 Drainage Report (Southwest Environmental Limited, August 2019);
 Asbestos Report (Survey Services Chartered Consultancy Ltd, March 2019);
 Drainage Plan;
 Fire Prevention Plan;
 Site Location Plan (00) 001 V3; and
 Proposed Site Plan (00) 002;

except in so far as the approved documents and plans listed above are amended by the 
conditions specified below.

Reason: To ensure that the development is carried out in accordance with the details in the 
submitted planning application in the interest of the amenity of the area with regard to 
Policies WCS1, WCS3, WCS4, WCS15 and WCS17 of the Gloucestershire Waste Core 
Strategy (adopted Nov 2012) (WCS) and Forest of Dean  Core Strategy Policies CSP1 and 
CSP2.

3 No additional processes for the treatment of waste, other than those specified in the 
submitted planning application and supporting information, shall be carried out at any time 
on the application site (the Site). There shall be no processing of biodegradable kitchen 
and canteen waste on the Site.

Reason: In order to define the scope of this permission in the interests of the amenity of the 
area with regard to WCS Policies WCS1, WCS10, WCS12 and WCS17.

4 A copy of this permission shall be kept available for inspection at the Site offices during the 
prescribed working hours for the duration of the development.

Reason: To ensure that the Site operators are fully aware of the requirements
of these conditions throughout the period of development.

Hours of Operation

With the exception of necessary works arising from emergency situations, no operations 
(including movement of: waste, recyclable materials, processed materials to or from the 
Site; and vehicles, delivery and removal of materials, plant and equipment) shall take place 
other than between the following hours:

07:00 - 18:00 hours Monday to Fridays; and 
07:00 - 13:30 on Saturdays. 

There shall be no materials accepted onto the Site and no operations carried out on the 
Site at any time on Sundays, Bank or Public holidays. The operator shall inform the Waste 
Planning Authority in writing within 24 hours of any emergency situations occurring stating 
what has happened, when and how the situation arose. 

Reason: In the interests of the amenity of the area with regard to Gloucestershire Waste 
Local Plan 2002-2012 (Adopted October 2004)(WLP) Policy 38.



Import Limit

6 The total quantity of  waste material imported into and handled at the Site shall not exceed  
30,500 tonnes during the previuos 12 months or a monthly limit of 3,000 tonnes per 
calendar month subject to the annual  limit not being exceeded. 

Reason: To define the scope of the development for which the use of the site
at a higher rate of input could raise environmental and amenity issues not  considered in 
the determination of this proposal in the interests of safeguarding the amenity of 
neighbouring occupiers/residents and highway safety with regard to WCS Policy 19.

7 The operator shall keep accurate records of the amount of  waste arriving at the Site, along 
with transport records detailing dates/times/registrations/ownership,  and this record shall 
be submitted to the Waste Planning Authority every 4 months (from waste first arriving at 
site) and shall otherwise be made available for inspection by the Waste Planning Authority 
on request.

Reason: In order to monitor compliance with the authorised waste input tonnage in the 
interests of amenity with regard to Policies WCS 1 and WCS19. 

Highways

8 No commercial vehicles shall enter the public highway from the Site unless their wheels 
and chassis are clean to prevent materials being deposited on the highway.

Reason: In the interests of highway safety and to help prevent mud and dust from being 
carried out onto the highway with regard to WCS Policy 19.

9 No mud or debris from this development shall be deposited on the public highway.

Reason: In the interests of highway safety and to help prevent mud and dust from being 
carried out onto the highway with regard to WCS Policy 19.

10 All heavy commercial vehicles  entering or leaving the Site shall be netted, sheeted, or 
placed within containerised  vehicles.

Reason: To minimise dust and spillage in the interests of amenity and highway safety with 
regard to WCS Policy 19.

Environmental Protection

11 There shall be no burning of waste on the Site.

Reason: In the interest of amenity and to prevent environmental pollution and in the 
interests of the visual amenity of the area with regard to Policies WCS1, WCS3, WCS4, 
WLP33 and WLP37.



12 Subject to the prior written approval of the Waste Planning Authority, any facilities for the 
storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by 
impervious bund walls. The volume of the bunded compound shall be at least equivalent to 
the capacity of the relevant storage tank plus 10%. If there is multiple tankage, the 
compound shall be at least equivalent to the capacity of the largest tank, vessel or the 
combined capacity of interconnected tanks or vessels plus 10%. All filling points, 
associated pipework, vents, gauges and sight glasses must be located within the bund or 
have separate secondary containment. The drainage system of the bund shall be sealed 
with no discharge to any watercourse, land or underground strata. Associated pipework 
shall be located above ground and protected from accidental damage. All filling points and 
tank/vessels overflow pipe outlets shall be detailed to discharge downwards into the bund. 

Reason: To prevent pollution of the water environment with regard to WLP Policy 33.

13 Prior to the commencement of development a noise scheme, including a noise 
management plan to minimise noise emissions, shall be submitted to and approved in 
writing by the Waste Planning Authority. The noise scheme shall include, a baseline noise 
assessment, details of all noise sensitive properties (residential (including that proposed) 
commercial and recreational), noise suppression measures and the methods to monitor 
emissions of noise arising from the development. The noise scheme shall then be 
implemented as approved with the approved noise suppression measures being retained 
and for the duration of the development hereby permitted. 

Reason: To reduce the impacts of noise disturbance from the Site on the local environment 
with regard to WLP Policy 37.

14 All plant and machinery on the Site shall operate only in the permitted hours specified in 
Condition 5 of this permission and shall be maintained in accordance with the 
manufacturer's recommendations to maintain optimum performance and reduce noise. 

Reason: To control the impact of noise generated by the development in the interests of the 
amenity of the area with regard to WLP Policy 37.

15 All reversing warning systems used on plant and vehicles on the Site shall either be non-
audible, ambient related or low tone devices.

Reason: To control the impact of noise generated by the development in the interests of the 
amenity of the area with regard to WLP Policy 37. 

16 Prior to the commencement of development, a dust scheme, including a dust management 
plan to minimise dust emissions, shall be submitted to and approved in writing by the 
Waste Planning Authority. The scheme shall include details of all dust suppression 
measures and the methods to monitor emissions of dust arising from the development. The 
scheme shall then be implemented as approved with the approved dust suppression 
measures being retained and for the duration of the development hereby permitted. 

Reason: To reduce the impacts of dust disturbance from the Site on the local environment 
with regard to WLP Policy 37.



17 All rubbish, debris, scrap and other waste material generated on the Site by the 
development shall be regularly collected and stored in a suitable container until disposed of 
off-site in a suitable facility.

Reason: In the interests of amenity of the area and of the environment with regard to WLP 
Policy 37.

18 Non-conforming wastes shall be stored in a sealed container or skip and removed from the 
Site within 7 days of their receipt on site, or a request by the Waste Planning Authority to 
do so, whichever is the sooner.

Reason: In the interests of amenity and management of waste not authorised to be 
received and processed at the Site with regard to WLP Policy 37.  

Contaminated Land

19 Prior to the commencement of development, an investigation and a risk assessment must 
be carried out in accordance with a scheme to assess the nature and extent of any 
contamination on the Site, whether or not it originates on the Site, which shall be submitted 
to and approved in writing by the Waste Planning Authority. The investigation and risk 
assessment must be undertaken by competent persons and a written report of their 
findings must be produced. The written report shall be submitted to the Waste Planning 
Authority for its written approval. The report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(ii) an assessment of the potential risks to:

• human health,
• property (existing or proposed) including buildings, crops, livestock, pets, woodland 
and service lines and pipes,

• adjoining land,
• groundwater and surface waters,
• ecological systems,
• archaeological sites, historical sites and ancient monuments; and

(iii) an appraisal of remedial options, and proposal of the preferred option(s).

The investigation and the risk assessment must be conducted in accordance with DEFRA 
and the Environment Agency’s ‘Model Procedures for the Management of Land 
Contamination, CLR 11’.

Reason: To identify, remediate and control any contaminated land, or pollution of controlled 
waters and to minimise the risk to Site workers, the public, end users, heritage assets, and 
ecological receptors Paragraph 118 of the NPPF.

Submission of Remediation Scheme

20 Following the investigation and risk assessment required by Condition 19, if necessary a 
detailed remediation scheme to bring the Site to a condition suitable for the intended use by 
removing unacceptable risks to human health, buildings and other property and the natural 



environment must be prepared, and be submitted to the Waste Planning Authority for its 
written approval within 1 month of the date of approval in writing by the Waste Planning 
Authority of the risk assessment and investigation required by Condition 19.

The scheme must include all works to be undertaken, proposed remediation objectives and 
remediation criteria, timetable of works and Site management procedures. The scheme 
must ensure that the Site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use of the Site after 
remediation.

Reason: To identify, remediate and control any contaminated land, or pollution of controlled 
waters and to minimise the risk to Site workers, the public, end users, heritage assets and 
ecological receptors and Paragraph 118 of the NPPF.

Implementation of Approved Remediation Scheme

21 The remediation scheme approved under Condition 20 must be carried out in accordance 
with its terms and conditions  prior to  commencement of development other than that 
required to carry out remediation, unless otherwise agreed in writing by the Waste Planning 
Authority. The Waste Planning Authority must be given at least two weeks written 
notification in advance of the date commencement of the remediation scheme works.

Following completion of the measures identified in the approved remediation scheme, a 
verification report (referred to in PPS23 as a validation report) that demonstrates the 
effectiveness of the remediation carried out must be produced to the Waste Planning 
Authority for its written approval. 

Reason: To remediate and control any contaminated land, or pollution of controlled waters 
and to minimise the risk to Site workers, the public, end users and ecological receptors and 
Paragraph 118 of the NPPF.

Biodiversity

22 Within two months of the implementation of this planning permission, a Biodiversity 
Enhancement Scheme as identified in the Ecological Appraisal at Section 5.4 shall be 
submitted for approval in writing by the Waste Planning Authority.  The approved 
Biodiversity Enhancement Scheme shall be fully implemented in accordance with the 
timescales agreed as part of the approved scheme.

Reason: To ensure that biodiversity is conserved and enhanced in accordance with WCS 
15, WLP37, FoDDC CSP1, CSP2, ODPM Circular 06/2005 plus National Planning Policy 
Framework Paragraphs 170 and 175. 

23 No development shall take place until a Tree Protection Plan incorporating an Arboricultural 
Method Statement based on the Ecological Appraisal at Section 5.2.2 has been submitted 
for approval in writing by the Waste Planning Authority.  The Tree Protection Plan and 
Arboricultural Method Statement shall be implemented as approved before the waste use is 
brought into beneficial use. All protective structures installed shall be maintained until 
construction work has been completed.



Reason:  To prevent unnecessary loss of amenity and biodiversity value of trees and 
shrubs to be retained ensuring  that biodiversity is conserved and enhanced in accordance 
with Policies WCS15, WLP37, FoDDC CSP1, CSP2, ODPM Circular 06/2005 plus National 
Planning Policy Framework Paragraphs 8,170 and 175.

24 No lighting shall be installed until a Lighting Scheme has been submitted to and approved 
by the Waste Planning Authority. The Lighting Scheme shall include the following details:

(a) the position, height and type of all lighting;
(b) the intensity of lighting and predicted spread of light as a lux contour plan of the Site;
(c) the measures proposed must demonstrate no significant effect of the light on the 
environment including disturbance to bats and amenity; light falling on vegetated areas and 
features used by bats shall be below or not greatly exceeding 1.0 lux;
(d) the periods of day and night throughout the year when lighting will be used and 
controlled for construction, operational, maintenance and emergency needs.

The approved scheme shall be implemented before the waste use is brought into beneficial 
use and maintained thereafter for the duration of the development in accordance with the 
manufacturer’s recommendations and scheme details.

Reason: To conserve amenity and ensure that bats are not discouraged at this location. In 
accordance with WCS 15, WLP37, FoDDC CSP1, CSP2, ODPM Circular 06/2005 plus 
National Planning Policy Framework paragraphs 170, 175 and 180.

Landscaping

25 Within two months of the commencement of development, a Landscape and Aftercare 
Management Scheme shall be submitted for approval in writing by the Waste Planning 
Authority. The Landscape and Aftercare Management scheme shall include details of:

 planting species, size of plants, density of planting and means of protection;
 ground preparation;
 planting timetable;
 the arrangement for maintenance and aftercare for a period of three years (including 

cutting, trimming, watering, protection from pest damage and weed control and 
replacement); and

 details of any perimeter bund including height.

The approved Landscape and Aftercare Management scheme shall be implemented in the 
first planting and season following the written approval of the scheme and thereafter 
maintained throughout the lifetime of the permission.

Reason: To conserve and enhance biodiversity value and amenity of neighbouring uses 
with regard to Policies WCS 14 and15, WLP Policy 37, FoDDC CSP1, CSP2 and NPPF 
Paragraphs 133,143-146. 

26 Any tree or plant, or any replacement of it, that is removed, uprooted, destroyed or dies 
within five years of the date of planting shall be replaced with the same or similar species in 
the same location.



Reason: To minimise the visual impact of the development  with regard to Policies WCS 14 
and 15, WLP Policy 37, FoDDC CSP1, CSP2 and NPPF paragraphs 133,143-146. 

Boundary treatment 

27 Within 2 months of commencement of development, a scheme relating to boundary 
treatment shall be submitted for approval in writing by the Waste Planning Authority. The 
approved boundary treatment scheme shall be fully implementated within 2 months of  the 
approved scheme and maintained throughout the operation of the approved waste use.

Reason: To minimise the visual impact of the development  with regard to Policies WCS 
14,15 and 17, WLP Policy 37 and FoDDC CSP1, CSP2.

Skips 

28 Within two months of the date of this permission, details of skip storage, including the 
maximum number of skips and stacked height, purpose and a location area within the Site 
shall be submitted to and approved in writing by the Waste Planning Authority. Skips shall 
then only  be stored in accordance with the approved details.

Reason: In the interests of local amenity and to minimise the visual impact of the 
development  with regard to WCS 14,15 and 17 and WLP Policy 37.

29 Within two months of the date of this permission, a scheme providing details of the 
construction of the finished surface and datum level of the yard where unprocessed and 
processed waste is stored shall be submitted in writing for approval by the Waste Planning 
Authority. The approved scheme shall be implemented in full prior to beneficial use of the 
site.

Reason: In order to minimise any pollution and to monitor stockpile heights in the interest 
of visual amenity.

30 The maximum heights of any materials in the external materials handling bays (as identified 
on plan refernce “Proposed Site Plan”) shall not at any time exceed the height of the 
storage bay walls and in any event the storage of recyclable and recycled materials shall 
not exceed 3 metres in height (measured from the finished level of the yard), storage bay 
walls shall not exceed 3.5m in height and the storage of waste in stockpiles shall not 
exceed 5 metres in height.

Reason: In the interests of visual amenity and to minimise dust nuisance from the Site with 
regards to Policies WCS 14,15 and17, WLP Policy 37, FoDDC CSP1, CSP2.

31 No buildings shall be erected on the Site until all details of proposed externally facing 
materials have been submitted to the Waste Planning Authority and approved in writing. 
The approved details shall be implemented before the building is brought into beneficial 
use and maintained therafter during the operation of the waste use on the Site.

Reason: In the interests of visual amenity and to minimise dust nuisance from the Site with 
regards to Policies WCS 14,15,17, WLP Policy 37, FoDDC CSP1, CSP2.

Informatives



1 Advice Note - If it becomes necessary to re-distribute the earth on the bank a check for 
evidence of badger setts is undertaken by a suitably experienced ecologist prior to the start 
of works.

2 Advice Note – If it becomes necessary to remove adjacent mature trees, bat surveys 
including dusk emergence and dawn re-entry surveys or detailed inspections of identified 
PRFs at height (or a combination of both types of survey) would be required. The surveys 
would follow guidelines published within Bat Surveys - Good Practice Guidelines 
(Collins,2016). If further assessment identifies the presence of a bat roost within a tree to 
be felled or have arboricultural maintenance works conducted, a European Protected 
Species Licence (EPSL) from Natural England would be required.

3 Advice Note – If a protected species (such as any bat, badger, reptile, great crested newt, 
otter, water vole, barn owl or any nesting bird) is discovered using a feature on Site that 
would be adversely affected by any operation or activity on Site then a suitably qualified 
ecological consultant should be contacted and the situation assessed. This action is 
necessary to avoid possible prosecution and ensure compliance with the Wildlife & 
Countryside Act 1981 (as amended), and the Conservation of Habitats and Species 
Regulations 2017 (as amended) and the Protection of Badgers Act 1992. Works taking 
place between 1st March and 31st August require special care as trees, shrubs or certain 
parts of buildings could harbour nesting birds unless it is reasonably determined by 
observation or survey by an experienced person that nesting bird activity is absent. This 
advice note should be passed on to any person or contractors carrying out or occupying the 
development.

4 Advice Note - In relation to the County Council’s Service Level Agreement with the Local 
Biological Records Centre and to assist in the strategic conservation of countywide 
biodiversity, all species and habitat records from the ecological work commissioned by the 
applicant should be copied (if not already) to the Gloucestershire Centre for Environmental 
Records (GCER).

5 Advice Note - The applicant is advised that a discharge consent from Severn Trent Water is 
required.

BACKGROUND PAPERS:
Planning Application file 19/0025/FDMAJW containing the planning application, supporting 
statement, drawings, plans and consultation responses may be viewed by appointment with the 
case officer below or on the Council’s Public Access website 
www.gloucestershire.gov.uk/planning by a search with the application reference.

CONTACT OFFICER:
Case Officer: Denis Canney Telephone: 01452 425611
Email: planningdc@gloucestershire.gov.uk

http://www.gloucestershire.gov.uk/planning
mailto:planningdc@gloucestershire.gov.uk

