Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2014/0281/P

	Development Proposed:
	Demolition of existing welfare facility and garage and replacement with modular office and welfare facility consisting of office, toilet, changing/drying room (including shower) and kitchen/small canteen at the Billington Waste Water Treatment Works, Elker Lane, Billington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.
Environment Agency – N/A.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Ribble Valley Core Strategy Regulation 22 Submission Draft – Post Submission Version (including proposed main changes)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.
Policy DME2 – Landscape and Townscape Protection.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the existing Billington Waste Water Treatment Works (WwTW).  This is located in the open countryside on the south side of Elker Lane to the north the settlement of Billington.  The WwTW comprises a number of different buildings of various designs and external materials within a fenced compound.
It is explained in the Planning Statement (PS) submitted with the application that the existing accommodation facilities for staff at the site are located within a temporary cabin and a stone building which includes a toilet with no hot running water.  It is explained that these facilities are therefore considered to be substandard and do not provide the required facilities for the site operatives.
It has therefore been decided that the existing welfare cabin (a small portable building) should be removed and that an existing garage should be demolished.  These two buildings would then be replaced with a new portable type building containing an office and welfare facility consisting of office, toilet, changing/drying room (including shower) and kitchen/small canteen.  The proposed portable building would have external dimensions of approximately 10m x 6m and it would be approximately 3.2m high with a flat roof.  The external finish would be goose wing grey coloured plastisol sheeting.

The proposed portable building appears to be necessary in order to provide appropriate facilities for staff working at the WwTW.  Within the context of the overall compound the proposed portable building is a relatively small structure that would not be particularly visible from outside the site due to the security fencing around the perimeter of the compound.  I can therefore see no objections to the proposed development but would recommend that permission be granted for a temporary period of 3 years due to the temporary nature of the proposed structure.

An Ecological Appraisal has been submitted with the application.  This concludes that there were no statutory or non-statutory wildlife sites that would be in any way impacted by the proposed works.  It is stated that the main impact would be the loss of the timber building but the survey did not reveal that this was used by bats.  It is however recommended that, prior to the demolition of that building, the felt covering of the roof should be removed by hand and a visual check of the underlying features should be carried out.  It is advised that, in the unlikely event that a bat is found during the works, all works should cease and advice should be sought from a suitably qualified ecologist or licensed bat worker before works continue.

Subject to a condition to ensure compliance with the recommendations within the Ecological Appraisal the proposed development would not have any detrimental impacts upon the ecology of the locality.  The Council’s Head of Engineering Services has confirmed that, as the proposed building would not involve any ground works, he has no comments to make on this application.

Overall, subject to appropriate conditions, I can see no objections to this proposed development.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








