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18 April 2016
Tel. (01482)612734

Dear Sir(s)

TOWN AND COUNTRY PLANNING ACT 1990

APPLICATION FOR PLANNING PERMISSION TO DEVELOP LAND

Your Application:- PP-04674066

(Check on-line with System Reference Number:- 15/01530/FULL)

1) Change of use of land to 'City Farm'; (B1 to SUI generis) 

2) Associated development, involving erection of containers (two storeys), formation of

landscaped areas.

3) Construction of access road/parking area

At:- Land To Rear Of Unit J, Citadel Way/South Side Of St. Peter Street, Kingston Upon Hull, HU9 1TQ

has been APPROVED subject to the following conditions.  

You do not have planning permission until you have submitted details to comply, where required, with the following conditions, and the Council has agreed such details. In some cases you must write to us with the required details before you start any work, as specified in the condition. Current fees for agreeing details are £28 for a householder permission, £97 otherwise (per request, rather than per condition).

1)
The development hereby approved shall be carried out in accordance with the terms of the submitted application and as shown on plan nos.15-16-155 (proposed elevations); 15-16-103 (proposed site plan); 15-16-120 B (proposed scheme); 15-16-130 (proposed floor plans); 15-16-162 (proposed images),  except where amended by other conditions of this permission (to define the terms of the permission in accordance with policy G2 of the Local Plan).

2)
The development hereby permitted shall be begun within three years of the date of this permission (to comply with the provisions of Section 51 of the Planning and Compulsory Purchase Act 2004).

3)
The use(s) hereby approved shall not commence until a means of vehicular access has been constructed in accordance with the approved plans (in the interests of amenity and public safety and to comply with policy M29 of the Local Plan).

4)
The use hereby approved shall not commence until a vehicle parking area has been provided in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority. The approved vehicle parking area shall be retained in its entirety for such use (in the interests of amenity, highway safety, and public safety, and to comply with policies M29 and BE1 of the Local Plan) (a pre-commencement condition is required to ensure the parking details are of a suitable design)

5)
The use(s) approved shall not commence until secure cycle parking facilities have been provided in accordance with the approved plans. The cycle parking shall subsequently be retained in its entirety for such use (in order to ensure adequate secure provision for cyclists and to comply with policies M33, BE1 and BE12 of the Local Plan).

6)
The proposed development shall not be brought into use until all associated off-site highway works have been constructed in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.  The works would include the continuation of the footpath on St Peter Street up to an adoptable standard and the creation of a vehicular access on St Peter Street (in the interests of pedestrian and highway safety, and to comply with policies G1 and M29 of the Local Plan)

7)
The site shall be used as a City Farm (sui generis) and for no other purpose (including any other purpose in the Town and Country Planning (Use Classes) Order 1987 (or any subsequent re-enactment thereof) (by virtue of potential impacts upon amenity and to comply with policies G1 and BE1 of the Local Plan)

8)
The hereby approved two storey storage container complex shall be in situ until 01/04/2026 only and at the end of this period the two storey storage container complex shall be removed (to enable the Local Planning Authority to assess the effects of the development on the surrounding area and to comply with policies G1, G4, BE1, and CF1 of the Local Plan)

9)
A place of safety of a minimum of 5m AOD shall be provided as part of the development in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority before the development begins and thereafter retained. A pre-commencement condition is required to minimise the risk from flooding and to comply with policy G2 of the Local Plan.

10)
The hereby approved access road within the application site (to form a one-way route within the site between St. Peter Street and Citadel Way) shall only be used by vehicles visiting the Humber Galvanizing site or hereby approved City Farm development, and shall be used by no other vehicles at any time (in the interests of highway safety, and to comply with policies G1 and M29 of the Local Plan)

11)
Before the development begins details of the position, design, materials of any walls, fences or other means of enclosure to be used in the development shall be submitted to and approved in writing by the Local Planning Authority, and any means of enclosure which is installed shall comply with the approved details (in the interests of visual amenity and to comply with policy BE1 of the Local Plan).

12)
Before the development begins details of all external materials to be used in the development shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out as approved. A pre-commencement condition is necessary as details were not included with the application and to ensure the materials to be used are in the interests of visual amenity and comply with policy BE1 of the Local Plan.

13)
Before the development begins details of the surface materials of all roads, footpaths and hard landscaped areas in the development shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out as approved. A pre-commencement condition is necessary to ensure the materials to be used are in the interests of visual amenity and comply with policy BE1 of the Local Plan.

14)
No development shall take place on the site until details of a programme of archaeological investigation have been submitted to and approved in writing by the Local Planning Authority. The programme shall be carried out as approved (to protect archaeological interests, and to comply with policies BE31, BE32 and BE33 of the Local Plan). A pre-commencement condition is required to ensure adequate recording and mitigation measures can be identified and incorporated into the scheme.

15)
i) No development shall take place until a landscaping scheme with full details of both hard and soft landscape works has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall include indications of all existing trees and hedgerows on the site and details of any to be retained; measures for their protection in the course of development; and details of the species, size at planting, numbers, densities, location and proposed timing of new planting.

ii) The use hereby approved shall not commence until the hard landscaping works have been carried out in accordance with the approved details. All planting, seeding or turfing comprised in the approved details of the landscaping shall be carried out in the first planting season following the commencement of the development unless an alternative phasing scheme has been approved by the Local Planning Authority.  Any trees or plants which die, are removed or become seriously damaged or diseased within a period of 5 years from the implementation of the landscaping scheme, shall be replaced in the next planting season with others of similar size and species. A pre-commencement condition is necessary to ensure the landscaping details are in the interests of environmental improvement and to comply with policies BE1 and BE6 of the Local Plan.

16)
Before the development hereby permitted commences a scheme indicating the provision to be made for persons with a mobility impairment to gain access to the premises shall be submitted to and approved by the Local Planning Authority. The agreed scheme shall be implemented before the development hereby permitted is brought into use, and shall thereafter be retained. A pre-commencement condition is required to ensure suitable access for persons with a mobility impairment, and to comply with policy BE10 of the Local Plan.

17)
No development shall take place until details of the proposed means of disposal of surface water from the site have been submitted to and approved in writing by the Local Planning Authority.  There shall be no piped discharge of surface water from the site until the approved works (including any off-site works) have been completed (to ensure that proper provision is made for the disposal of surface water, and to comply with policies ME1 of the Local Plan).

18)
Before the development begins details of the Crime Prevention Measures shall be submitted to and approved in writing by the Local Planning Authority in consultation with Humberside Police.  The details shall include:

Lighting of footpaths

CCTV coverage

Anti-graffiti Measures

Parking

Communal areas

Front boundaries

Side and rear boundaries

Windows, doors, Roof Lights, Alarms, 

Access control.

The development shall be carried out and thereafter retained as approved. A pre-commencement condition is required to minimise the opportunity for crime and to ensure a satisfactory quality of development to comply with policies BE1 and BE12 of the Local Plan, guidance within; Secured by Design Principles; Safer Places the Planning System and Crime Prevention 2003; and the National Planning Policy Framework).

19)
Prior to the commencement of the use, provision shall be made for the secure storage of refuse, in accordance with a scheme to be submitted to and approved by the Local Planning Authority. The provision shall be retained in accordance with the scheme. A pre-commencement condition is required to ensure the development provides adequate refuse storage facilities in the interests of amenity and security, and to comply with policy H1 of the Local Plan.

20)
Unless otherwise agreed in writing, an external Lighting Scheme shall be submitted to and approved in writing by the Local Planning Authority which shall be to BS5489 standard. It shall be installed before the use commences and shall thereafter be retained and used in its approved form (in the interests of minimising the opportunity for crime and visual amenity, and to provide an adequate standard of development in accordance with Local Plan Policy policies BE1 and BE12, and guidance within Safer Places the Planning System and Crime Prevention) (a pre-commencement condition is required to ensure suitable lighting is agreed before the use begins)

21)
Part 1. Site Characterisation

An investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed 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.  The contents of the scheme are subject to the approval in writing of the Local Planning Authority.  The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced.  The written report is subject to the approval in writing of the Local Planning Authority. 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,

-
groundwaters and surface waters,

-
ecological systems,

-
archaeological sites and ancient monuments;

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

option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'.

The initial report will be a Phase I Desk Top Study Report and should further intrusive investigation work be recommended from the Phase I report, a Phase II Intrusive site investigation shall be conducted.

Part 2. Submission of Remediation Scheme

If required through the recommendation of the Phase II intrusive site investigation, 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 and historical environment must be prepared, and is subject to the approval in writing of the Local Planning Authority.

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 land after remediation.

Part 3. Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority.  The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works.

Following completion of 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, and is subject to the approval in writing of the Local Planning Authority.

To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors (in accordance with policy CF1 and ME4 of the Local Plan).

22)
In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority.  An investigation and risk assessment must be undertaken, and where remediation is necessary a remediation scheme must be prepared, which is subject to the approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme, a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority.

To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours  and other offsite receptors (in accordance with policy  and ME4 of the Local Plan).

23)
Should any soil be imported on to site for gardens or landscaped areas, documentation/test certificates for the imported material shall be submitted to, and approved in writing by the Local Planning Authority. The documentation/test certificates shall include:
(i)
the source of the soil;

(ii)
the ratio of samples taken per volume of soil in cubic metres;

(iii)
the proposed analytical suite of contaminants including metals, total petroleum hydrocarbons (TPH), speciated polyaromatic hydrocarbons (PAH's) and other contaminants deemed necessary

(iv)
the assessment criteria against which the analytical results will be compared, to assess the suitability for use.

To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors (in accordance with policy CF1 and ME4 of the Local Plan).

DMPO Article 31 Statement:

The Local Planning Authority have worked with the applicant in a positive and proactive manner based on seeking solutions to problems arising in relation to dealing with the planning application in the following way(s):

Engaging in pre-application discussions with the applicants;

Discussing potential solutions with the applicants during the processing of the application; 

Requested additional information from the developer in response to concerns with the proposal.  

Informatives:

Need for an agreement with Local Highway Authority - S38 and s278

The Local Highway Authority will require the Applicant/Developer to enter into a legally binding agreement to secure and the proper implementation of the proposed highway works including an appropriate bond. Further information can be obtained from Highways Development Control at hdc@hullcc.gov.uk 

Requirement for a road opening (excavation) licence from Highway Authority

The Applicant should note that any person other than a Statutory Undertaker must obtain a licence to carry out excavation works within a street.  Licences may be obtained by application to the Hull City Council's Highway Network Management Unit at email address: network.management@hullcc.gov.uk 

Yours Faithfully
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Alex Codd
City Planning Manager


Planning Development Control, 2nd Floor Guildhall, Alfred Gelder Street,  HULL HU1 2AA
www.hullcc.gov.uk                                                         Tel: 01482 300 300 

