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Figure 1

Aerial photograph looking south showing application site
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Plan showing the location of the main suppliers of waste
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1.

Introduction

1.1

This planning statement accompanies a planning application for the change of use
of land and related works to provide a pallet storage and refurbishment and waste
recycling facility at Fox’s Pallets Limited, Glebe Farm, Kettering.

Fox’s Pallets

Limited have had planning permission to use part of the land the subject of this
application for pallet storage since 1992 but have now expanded their operations
and they have been using all of the land within the application site boundary for
pallet storage and refurbishment and waste recycling for approximately one year.
This application is a retrospective application that seeks to regularise the current
use. MJCA have been instructed by Fox’s Pallets Limited to prepare this planning
statement on their behalf. In this statement the site and its surroundings are
described, the proposed development is described, the relevant planning policies
are set out and the proposal is assessed against those policies.
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2.

The site and surrounding area

2.1

Fox’s Pallets Limited is centred at National Grid Reference SP 84633 79759
approximately 450m to the west of Kettering in Northamptonshire. The site is
situated approximately 150m west of Junction 7 of the A14 and 400m east of
Junction 6 of the A14. The site is approximately 0.73 hectares in area and the
current operations comprise pallet storage, refurbishment and distribution, waste
wood pulverisation, ancillary recycling of plastics and cardboard and associated
infrastructure including a weighbridge, site office, staff car park and bicycle shed.

2.2

The site forms the westernmost part of the Glebe Farm complex which includes an
antiques shop, farm shop, lawnmower repair shop and garden centre and tea room.
The private access road to Junction 7 of the A14 is shared by all these businesses.

2.3

The nearest residential property is Glebe Farm House which is situated immediately
to the south of the site. Woodland Hospital is situated approximately 540m west of
the application area and the village of Thorpe Malsor is approximately 1.02km south
west of the application area. The land surrounding the Glebe Farm complex is
generally agricultural in use with the exception of the A14 which forms the northern
boundary to the complex. The outskirts of Kettering are located 450m to the east.

2.4

The north eastern boundary of the site is marked with fencing which runs parallel to
the A14 and is separated from the carriageway by a downward sloping grass verge
planted with mature trees. The site is bordered to the east by a farm building and
farm shop. Glebe Farm House is immediately south of the site and is separated
from the application site by 2m high palisade fencing. A bund approximately 2m
high and planted with young trees is located on the south western and north
western boundaries of the site. It is proposed that a 2m high steel palisade fence
with gates be constructed at the western entrance to the site (as shown on Drawing
No 27/28/02 provided with the application).

2.5

Use of the eastern area of the application site is shared with Glebe Farm as shown
on drawing no 27/28/02. Development utilised currently by Fox’s Pallets Limited
within the eastern area of the site comprises a weighbridge and two portacabins, a
building used for recycling and a loading area. The western part of the site
exclusively used by Fox’s Pallets Limited comprises areas for pallet storage and
loading, pallet refurbishment, waste wood storage, waste wood shredding,
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shredded wood storage and the site office. The staff car park and bicycle shed are
located in the north west of the site.
2.6

HGVs access the site from Junction 7 of the A14. The access route is a concrete
surfaced road approximately 3.5m wide which is shared with the other businesses
located within the Glebe Farm complex boundary. Staff parking is provided in the
north west of the site and is accessed via a concrete surfaced road that connects to
Junction 6 of the A14.
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3.

Planning history and the development subject of the application

3.1

Fox’s Pallets Limited was founded in 1956 as a wood yard in the village of
Wilbarston. Pallet manufacture and refurbishment was subsequently developed to
meet the needs of the local industry. The success of the business led to pressure to
find a larger site. In 1986 temporary planning permission for two years was granted
for the relocation of the business to Bottom Farm, approximately

3km from

Wilbarston. In 1992 Fox’s Pallets acquired an area of disused non-agricultural land
belonging to Glebe Farm as a pallet holding depot in addition to their Bottom Farm
premises. Its position adjacent to the A14 was key and planning permission
reference KE/96/0113 for the continued collection of pallets at Glebe Farm was
granted in 1996 (a copy of which is provided at Appendix C of the Design and
Access Statement). Due to site security issues Fox’s Pallets relocated from Bottom
Farm to the Midland Freight Terminal at Pipewell Road, Desborough and planning
permission reference KET/2008/0187 for pallet storage and refurbishment at
Pipewell Road was granted in 2008.
3.2

In 2012 Fox’s Pallets vacated the Pipewell Road site and consolidated all activities
at Glebe Farm. This involved expansion west into land that was not in agricultural
use but was used for ancillary storage by Glebe Farm. The aerial photo presented
as Figure 1 illustrates the land being used for storage purposes before it was
occupied by Fox’s Pallets.

3.3

Operations currently comprise pallet storage, refurbishment and distribution and
wood waste pulverisation, plastic and cardboard waste recycling and associated
infrastructure including a weighbridge, site office, car park and bicycle shed.
Approximately 6700 tonnes per annum of wood waste including unusable pallets
are delivered to the site. Fox’s Pallets also take delivery of broken pallets that can
be repaired in the designated pallet refurbishment area. Unusable pallets and wood
waste are chipped into 50mm sized fractions by a pulverisation machine.
Approximately 80% of the waste wood imported is of Grade A standard which
means it is solid wood and has a low dust yield. The remaining 20% of waste wood
is Grade B such as chipboard or MDF. Once chipped, the wood is stockpiled in a
Legioblock storage bay in the south of the application site and sold as animal
bedding, biomass fuel and to the furniture industry. A recessed loading bay
adjacent to the storage area approximately 1.5 m deep has been constructed to
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allow sheltered loading and reduce the likelihood of dust when loading HGVs with
wood chips. Re-usable and repaired pallets are stacked along the northern
boundary of the application site. The pallets are stored at a height that enables
efficient loading of HGVs and allows maximum space on site for safe vehicle
manoeuvring.
3.4

The recycling of plastic and cardboard involves the sorting and baling of
approximately 1000 tonnes per annum of plastic waste products into separate
polypropylene and ABS types and baling of approximately 1900 tonnes per annum
of cardboard. The plastics and cardboard are currently delivered by HGV to the
entrance in the east elevation of the recycling building.

The bales of sorted

materials are stored in the stock disposal container area as indicated on drawing
number 27/28/02.

It is proposed as part of this application that a doorway is

constructed in the southern wall of the recycling building to avoid having to transport
bales out of the east doorway and around the north and west of the building to the
stock disposal container area of the site. In total the development generates
approximately 20 HGV movements per day including those associated with wood,
plastic and cardboard recycling operations.
3.5

The catchment for the materials delivered to Fox’s Pallets is sub-regional. Suppliers
of wood, plastic and cardboard generally operate within Northamptonshire and the
surrounding counties.

Figure 2 shows the location of the largest suppliers of

materials for recovery to Fox’s Pallets Limited.
3.6

The operational hours on site are between 0700 hours and 1630 hours Monday to
Fridays and between 0700 hours and 1100 hours on Saturdays. The site is closed
on Sundays and Bank Holidays. There are currently 20 full time employees at the
site. This application seeks to regularise the current site operations.
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4.

Planning policy

4.1

A review of relevant planning policy at the national, county and local level has been
undertaken. The National Planning Policy Framework (NPPF), Northamptonshire
County Council Minerals and Waste Development Framework (NCC MWDF) and
North Northamptonshire Local Development Framework (NN LDF) all contain
policies relevant to the proposed development and are set out below.
National Planning Policy Framework1

4.2

Paragraph 14 of the NPPF states that:
‘At the heart of the National Planning Policy Framework is a
presumption in favour of sustainable development, which
should be seen as a golden thread running through both planmaking and decision-taking.
For plan-making this means that:


local planning authorities should positively seek opportunities
to meet the development needs of their area;



Local Plans should meet objectively assessed needs, with
sufficient flexibility to adapt to rapid change, unless:
-

any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a whole; or

-

specific policies in this Framework indicate development
should be restricted.

For decision-taking this means:


approving development proposals that accord with the
development plan without delay; and

1

Department for Communities and Local Government. March 2012. National Planning Policy Framework
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where the development plan is absent, silent or relevant
policies are out-of-date, granting permission unless:
-

any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a whole; or

-

specific policies in this Framework indicate development
should be restricted’

Northamptonshire Minerals and Waste Development Framework
4.3

The Northamptonshire Minerals and Waste Development Framework (NMWDF)
comprises a series of planning documents. The Core Strategy is essential to the
NMWDF and holds the most weight in determining planning applications and
producing plans. In addition to this the Control and Management of Development
covers aspects of controlling and managing waste development. The NMWDF
documents are currently under review and the January 2013 consultation draft has
been taken into consideration where relevant policies have been updated.
NMWDF Core Strategy - Development Plan Document2

4.4

Objective 2 of the adopted NMWDF Core Strategy - Development Plan Document
(CS DPD) states that plans should:
‘Promote a step change in high quality design-led sustainable
development

by

maximising

materials

resource

efficiency,

minimising waste, optimising the use of existing infrastructure &
highway networks and previously developed land, and promoting
the sustainable transport of materials.’
4.5

Policy CS2 of the NMWDF CS DPD states that:
‘Northamptonshire’s waste management network, particularly
advanced treatment facilities with a sub-regional or wider

2

Northamptonshire County Council. May 2010. Northamptonshire Minerals and Waste Development Framework Core
Strategy - Development Plan Document
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catchment, will be focused within the central spine, and the subregional centre of Daventry. Development should be concentrated
in Northampton, Wellingborough, Kettering, Corby and Daventry.
Development in the smaller towns should be consistent with their
local service role.’
NMWDF Control and Management of Development - Development Plan
Document3
4.6

Policy CMD1 of the adopted NMWDF Control and Management of Development Development Plan Document (CMD DPD) states that:
‘Proposals for waste management facilities on non-allocated sites
(including extensions to existing sites and extensions to allocated
sites) must demonstrate that the development:


does not conflict with the spatial strategy for waste
management,



promotes the development of a sustainable waste network and
facilitates delivery of Northamptonshire’s waste management
capacity requirements,



clearly establishes a need for the facility identifying the
intended functional role, intended catchment area for the
waste to be managed, market base for any outputs, and where
applicable the requirement for a specialist facility,



is in general conformity with the principles of sustainability
(particularly regarding the intended catchment area),



facilitates the efficient collection and recovery of waste
materials, and



where intended for use by the local community, is readily and
safely accessible to those it is intended to serve.

3

Northamptonshire County Council. June 2011. Northamptonshire Minerals and Waste Development Framework Control
and Management of Development - Development Plan Document
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Development should also, where appropriate, and particularly in
the case of advanced treatment facilities:


ensure waste has undergone preliminary treatment prior to
advanced treatment,



integrate and co-locate waste management facilities together
and with complementary activities,



maximise the re-use of energy, heat, and residues, and



maximise the use of previously developed land (particularly
existing

and

designated

industrial

land,

and

derelict,

despoiled, or brownfield urban land), or redundant agriculture
and forestry buildings (and their curtilages).’
NMWDF Partial Review - Draft Minerals and Waste Local Plan for
Consultation4
4.7

Northamptonshire County Council (NCC) set out their requirements for future waste
capacity in Policy 11 of the NMWDF DMWLPC5 as follows:
‘The development of a sustainable waste management network to
support growth and net self-sufficiency within Northamptonshire
will involve the provision of facilities to meet the following
indicative waste management capacity requirements during the
plan period:’

Hierarchy level
Preparing for reuse
and recycling

Other recovery

Management method
Recycle
Composting and
anaerobic digestion
Inert recycling
Hazardous recycling
Advanced treatment
Hazardous treatment
Inert fill or recovery

Indicative capacity requirement
(million tonnes per annum)
2021
2031
0.19
0.20
0.17

0.19

0.74
0.02
0.86
0.01
0.16

0.74
0.02
0.91
0.01
0.16

4

Northamptonshire County Council. January 2013. Northamptonshire Minerals and Waste Development Framework - Partial
Review Draft Minerals and Waste Local Plan for Consultation

5

Northamptonshire County Council. January 2013. Northamptonshire Minerals and Waste Development Framework –
Partial Review Draft Minerals and Waste Local Plan for Consultation
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As shown in the highlighted text there is an estimated capacity requirement of 0.19
million tonnes per annum until 2021 for facilities that re-use and recycle waste rising
to 0.20 million tonnes per annum by 2031.
4.8

Policy 23 of NMWDF Partial Review – Draft Minerals and Waste Local Plan for
Consultation (NMWDF DMWLPC) states that:
Minerals and waste related development should be well placed to
serve their intended markets or catchment area(s) in order to
reduce transport distances and movements in order to support the
development of sustainable communities that take responsibility
for the waste that they produce and work towards self sufficiency.
Proposals should include a sustainable transport assessment to
demonstrate how the above has been taken into consideration.’

4.9

Policy 22 of the NMWDF DMWLPC states that:
‘Proposals for minerals and waste development must demonstrate
that the following matters have been considered and addressed:


minimising

environmental

impact

and

protecting

Northamptonshire’s key environmental designations (including
heritage assets),


protecting natural resources or ensuring that any unavoidable
loss or reduction is mitigated,



minimise impacts on flood risk as well as the flow and quantity
of surface and groundwater,



minimising potentially adverse impacts, specifically addressing
air emissions (including dust), odour, bioaerosols, noise and
vibration, slope stability, vermin and pests, birdstrike, litter,
land use conflict and cumulative impact,



ensuring built development is of a design and layout that has
regard to its visual appearance in the context of the defining
characteristics of the local area,
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ensuring access is sustainable, safe and environmentally
acceptable, and



ensuring that local amenity is protected.

Where applicable a site-specific management plan should be
developed to ensure the implementation and maintenance of
mitigation

measures

throughout

construction,

operation,

decommissioning and restoration works.’
North Northamptonshire Local Development Framework
4.10

The North Northamptonshire Local Development Framework (NN LDF) comprises a
series of planning documents including the North Northamptonshire Core Spatial
Strategy (NN CSS).
North Northamptonshire Core Spatial Strategy6

4.11

Policy 13 of the NN CSS states that:
‘Development should meet the needs of residents and businesses
without compromising the ability of future generations to enjoy the
same quality of life that the present generation aspires to.
Development should:...
...l) Not result in an unacceptable impact on the amenities of
neighbouring properties or the wider area, by reason of noise,
vibration, smell, light or other pollution, loss of light or overlooking;
m) Be constructed and operated using a minimum amount of nonrenewable resources including where possible the reuse of
existing structures and materials;
n) Not have an adverse impact on the highway network and will
not prejudice highway safety;
o) Conserve and enhance the landscape character, historic
landscape designated built environmental assets and their

6 North Northamptonshire Joint Planning Unit. June 2008. North Northamptonshire Core Spatial Strategy
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settings, and biodiversity of the environment making reference to
the

Environmental

Character

Assessment

and

Green

Infrastructure Strategy;
p) Not sterilise known mineral reserves or degrade soil quality;
q) Not cause a risk to (and where possible enhance) the quality of
the underlying groundwater or surface water, or increase the risk
of flooding on the site or elsewhere, and where possible
incorporate Sustainable Drainage Systems (SuDS) and lead to a
reduction in flood risk.’
4.12

The Waste (England and Wales) Regulations 20117 as amended set out the steps
businesses should take to reduce waste being disposed of through landfill or
incineration.
Figure 1 (Figure CS3): Waste hierarchy8

7

Department for Communities and Local Government. March 2011. The Waste (England and Wales) Regulations 2011.
Statutory Instrument No. 998

8

Image taken from: Northamptonshire County Council. January 2013. Northamptonshire Minerals and Waste Development
Framework - Partial Review Draft Minerals and Waste Local Plan for Consultation. Page 6
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5.

Planning appraisal

5.1

The key issues relevant to this application are considered to be need, amenity
including noise, dust and lighting, transport, landscape and visual impacts and fire
risk. The nature and extent of the assessed impacts are described below along
with any proposed mitigation measures.
Need for the application

5.2

Policy 22 of the NCC draft Minerals and Waste Local Plan for consultation identifies
a capacity gap of 0.19m tpa of recycling facilities. The site would have a capacity of
around 10,000 tpa.

As such the development would contribute to meeting the

capacity gap albeit on a very minor scale. The site is ideally located with good
access to the highway network and a limited number of nearby residential
receptors. The site is also previously developed land having been used for open
storage by Glebe Farm hence accords with policy CDM1 of the NMWDF CMDDPD.
5.3

The proposed application is in accordance with Paragraph 14 of the NPPF through
contributing towards the development needs of the area. The plan presented as
Figure 2 shows the location of the main suppliers of the materials recycled and
recovered at the site and demonstrates the site’s sub-regional catchment area.

5.4

The waste hierarchy drives the need for and supports operations relating to the reuse and recycling of waste as they reduce the amount of waste being landfilled or
incinerated without energy recovery. The proposal would constitute re-use and
recycling and so is in accordance with the waste hierarchy.
Amenity including impacts from noise, dust and lighting

5.5

Operational noise from the site is largely masked by noise from the A14 dual
carriage way to the north. Glebe Farm House is situated adjacent to the southern
boundary of the application area and is occupied by the landlord of the Fox’s Pallets
site. Users of the farm shop, antique shop, tearoom and garden centre would be
unlikely to be adversely affected by noise as these facilities are mostly indoors with
the garden centre screened from the Fox’s Pallets operations by the Glebe Farm
buildings as shown on drawing number 27/28/02. No other residential receptors are
within the vicinity of the site. No recorded complaints have been made regarding the
impact of noise from the site.
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Operations on site have the potential to generate dust. 80% of the waste wood
being shredded is of Grade A standard and therefore has a low potential for dust
production.

The remaining 20% of waste wood is Grade B which has some

potential for dust generation. To mitigate the likelihood of dust blow from both
grades of wood the plant on site is fitted with a dust suppression system which
sprays water over the chipped wood during dry or windy conditions. Furthermore
the trees planted along the northern boundary of the site and the pallets stored in
the north of the site act as a screen for dust which might be blown towards the A14.
No recorded complaints have been made regarding dust generated at the site.
5.7

There is limited lighting provided on site which is only used in the early morning and
late afternoon in winter months. The lights are shrouded and directed down to limit
light spill beyond the site. The site also makes use of light spillage from the A14
adjacent to the northern boundary to supplement on site lighting. No recorded
complaints have been made regarding the impacts of light pollution from the site.

5.8

The potential impacts of amenity including noise, dust and lighting from the
application site are minimised in accordance with Policy 22 of the NMWDF
DMWLPC and Policy 13 of the NN CSS.
Transport

5.9

Access to the site for HGVs is from Junction 7 of the A14 via a private road. This
access is shared with the other businesses on the Glebe Farm complex and
therefore responsibility for its maintenance is not solely within the control of Fox’s
Pallets Limited. There are approximately 20 HGV movements a day to the site. Staff
members access the site from Junction 6 of the A14 via a private farm road. The
separation of staff and operations vehicles results in the low likelihood transport
related accidents occurring on site. Junction 7 of the A14 is designed to have high
capacity and provide a safe access point to the site for large vehicles.

5.10

The site is located adjacent to and is accessed from the A14 which is designated as
the central spine of Northamptonshire. The A14 provides a link between towns and
cities in East Midlands and enables Fox’s Pallets to utilise their location within a
sub-regional catchment area to the fullest extent.
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The potential impacts of transport from the application site are minimised in
accordance with Objective 2 and Policy CS2 of the NMWDF CS DPD, Policy CMD1
of the NMWDF CMD DPD, Policy 23 of the NMWDF DMWLPC and Policy 13 of the
NN CSS.
Landscaping and visual impact

5.12

The site is not located within any designated area for landscape protection at either
the local, county or national level. There are no public footpaths in proximately to
the site.

5.13

The application site is bounded to the north east by the A14 dual carriageway and
partial screening is provided by fencing and planting along this boundary.
Screening to the farm house is provided by 2m high palisade fencing, a 2m high
block wall and the Glebe Farm workshop. Views of the site from the outdoor parts
of the garden centre are blocked by existing Glebe Farm buildings. The other site
boundaries are adjacent to open farm land with the village of Thorpe Malsor located
approximately 1.02 km to the south west. The site is screened from views to the
south and west by a 2 m high bund planted with trees. The staff car park is located
to the west of the site and is screened by fencing and trees.

5.14

Although views of the site and the operations on site would be possible from the
A14 these views would be transient and only possible from a position perpendicular
to the site and not from further east or west along the A14.

5.15

The potential for landscape and visual impacts associated with the application site
are minimised in accordance with Policy 22 of the NMWDF DMWLPC by boundary
fencing and the landscaped bund on the south western and north western
boundaries which conserves the landscape character in accordance with and
Policy 13 of the NN CSS.
Fire risk

5.16

The use of wood in operations on site presents a potential fire hazard. This
application is accompanied by a Fire Risk Assessment which demonstrates
adequate precautions and safety measures are in place to deal with any fires on the
site. No fire incidents have been reported at the site since operations began.
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The potential impacts of fire from the application site are minimised in accordance
Policy 22 of the NMWDF DMWLPC.
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6.

Conclusions

6.1

Fox’s Pallets have been operating at the Glebe Farm complex since 1996. In this
time the original permitted site layout has changed and expanded to the current
format. The operations on site have also diversified to include the recycling of
plastic and cardboard alongside the traditional pallet refurbishment and recycling.
There have been no recorded complaints to date in respect of the operations on
site. Mitigation measures are in place to ameliorate potential impacts and will
continue to be maintained upon granting of planning permission.

6.2

The proposed application provides a waste management facility on the outskirts of
Kettering which contributes towards meeting Northamptonshire’s capacity for
recycling and re-using waste materials. Fox’s Pallets provide a service for only a
sub-regional catchment of waste which would otherwise need to travel further
outside of the area to be treated and recovered. The operations on site are in
accordance with planning policies at a national, county and local level and are in
accordance with the waste hierarchy.

6.3

The development accords with the principles of the NPPF in that it constitutes
sustainable development by providing a sub-regional recycling facility to serve a
county need, it does not conflict with the development plan and it has no significant
adverse impacts.
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Figure 1: Aerial photo looking south showing application site before Fox’s Pallets occupied the whole site
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