RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


10 February 2019
REF:


JM
CHECKED BY: 
APPLICATION REF: 
3/2018/1065/P

GRID REF: SD 377564 442947
DEVELOPMENT DESCRIPTION:
ADVANCE INFRASTRUCTURE AND ENABLING WORKS TO FACILITATE FUTURE INDUSTRIAL DEVELOPMENT COMPRISING SITE CLEARANCE AND PREPARATION WORKS, GROUND INVESTIGATION AND REMEDIATION/REMOVAL OF ANY CONTAMINATED MATERIAL, IMPORT OF NEW MATERIALS, BULK EARTHWORKS AND SOIL STABILISATION, INSTALLATION, DIVERSION AND/OR DISCONNECTION OF BELOW-GROUND INFRASTRUCTURE INCLUDING DRAINAGE AND STATUTORY UTILITIES, INSTALLATION OF BUILDING FOUNDATIONS, PILES AND RETAINING WALLS, AND TEMPORARY WORKS INCLUDING PROVISION OF A CONTRACTOR'S COMPOUND, SECURITY FENCING AND HOARDING, MATERIAL SET-DOWN AREA, ACCESS ROAD, CAR PARKING AND OTHER STRUCTURES AND WORKS INCIDENTAL TO THE CONSTRUCTION PHASE OF DEVELOPMENT AT JOHNSON MATTHEY PIMLICO INDUSTRIAL AREA WEST BRADFORD ROAD CLITHEROE BB7 4QB
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

TOWN COUNCIL: 
Initially requested more details to assess nature of application. Following clarification confirm they have reservations regarding the potential scale and intrusiveness on the Clitheroe landscape of a subsequent development.  The Council also do not want to lose the opportunity to potentially object to any subsequent development if they have not submitted any objections to the ground works.  However, the Council would not want to object to a project that appears to relate to new technology and could provide a range of opportunities in the area.  

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
No objections subject to an approval of a satisfactory Construction Method Statement. 
HSE:

Do not advise against the proposal.

ADDITIONAL REPRESENTATIONS:

None
1.
Site Description and Surrounding Area

1.1
The proposal is within the existing industrial development contained within the Johnson Matthey Pimlico Industrial area. It is on the outskirts of Clitheroe and within the settlement boundary. Moorland school and playing fields are to the south west with Hansons Cement Works to the north and housing lies to the east. The development site itself comprises two areas of previously developed land, separated by an access roadway, within the Johnson Matthey chemical processing and manufacturing complex at Clitheroe. The majority of the site is vacant bare ground, or is temporarily / intermittently used to store portacabins / demountable accommodation and containers as well as limited informal car parking. The northern edge of the larger area contains a row of formal car parking spaces, and a number of small buildings and a hydrogenation unit are located along the northern edge of the smaller part of the site. The land is located on the western edge of the Johnson Matthey complex with industrial buildings, plant and machinery to the north, east and south. The western edge is marked by an earth bund around the perimeter of the site and a double avenue of trees running north to south along the boundary.

2.
Proposed Development for which consent is sought

2.1
The application is for the ground works, infrastructure and foundations required for the eLNO® demonstration plant process building and associated plant and equipment area have been designed and are proposed be built in isolation of the future super-structure and above-ground development.
2.2
The proposed infrastructure and enabling construction work is as follows:
i.
Relocate porta-cabins / mobile offices and containers currently sited on the application site and demolish any associated structures / concrete bases;

ii.
Fence off / erect hoardings and demarcate the construction site area;

iii.
Form a contractor’s compound, erect temporary construction site accommodation / welfare cabins (double stacked), set up a site surface water run-off management system, set up a wheel washing facility and set up an one-way internal transport route to service the site;

iv.
Divert existing services outside the construction area; 

v.
Dismantle the hydrogenation unit on the north edge of the smaller part of the application site;

vi.
Undertake cut and fill earthworks to level both parts of the application site and export unsuitable / surplus material off-site;

vii.
Import 15,000m3 of recycled crushed concrete hardcore aggregate (“6F2 material”) and stone (“Type 1”) and mechanically compact to form a 800 mm thick piling mat;

vii.
Set up a temporary concrete mix storage area and a concrete pumping / batching plant; 

ix.
Set up and mobilise piling rigs (2 no. anticipated); 

x.
Install approximately 900 no. 6 to 10 metre deep-bored continuous flight augering (CFA) piles.
2.3
The proposal requires an area of cut and fill excavation to form a level surface across both parts of the application site. The proposed piling and foundation works will be installed entirely below-ground. 
3.
Relevant Planning History


None specific to this part of the site.
4.
Relevant Policies

Ribble Valley Core Strategy (Adopted Version)


Key Statement DS1 – Development Strategy


Key Statement EC1 – Business and Employment Development


Policy DMG1 – General Considerations


DMB1 – Supporting Business Growth and the Local Economy


National Planning Policy Framework


Technical Guidance to National Planning Policy Framework


National Planning Practice Guide

5.
Assessment of Proposed Development
5.1
Principle

5.1.1
The proposal is within the existing industrial compound so the principle of infrastructure enabling works is acceptable.

5.2
Highway Safety and Accessibility

5.2.1
 I do not consider that the extent of works would have a harmful impact on the highway network and subject to details contained in the Construction Management Plan it would not have any adverse impact on highway safety.
5.3
Design

5.3.1 
As the majority of the work is either underground work or associated facilities such as compound areas and temporary portacabins there is no design implications.
 
5.4
Residential Amenity/ Noise

5.4.1
The main considerations relate to the activities associated with the ground works. No objections have been received from the Environmental Health Officer at the time of writing the report, however given the location of existing industrial buildings and the details contained in the Construction management plan it is considered that the impacts of the proposed development will be limited and would only be temporary. 
5.5 
Visual impact
5.5.1
Given the nature of the work and that it is contained within the industrial complex there is no visual impact as a result of the enabling works.

5.6
Landscape/Ecology

5.6.1
The application is accompanied by an Extended Phase I Habitat Survey Report and this confirms that the application site does not contain any ecological features requiring protection or species relocation. There are no designated nature conservation sites within or adjacent to the application site, and the nearest is Cross Hill Quarry Local Nature Reserve and Biological Heritage Site approximately 100m to the north. There is no direct habitat connectivity to this site however and no direct impacts and/or indirect disturbance effects are expected in terms of noise, lighting or other nuisance etc. 

5.6.2 
The majority of the application site is un-vegetated bare ground and where vegetation is present there are no notable plant species or habitats, or species diversity. Likewise the lack of vegetation and physical structures means the site has very limited functional value and potential to support any protected or notable animal species. As such it is considered that the proposed construction works will have no significant ecological impact and no mitigation is necessary
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
The proposal raises no other considerations.
RECOMMENDED: That the application be APPROVED subject to the following conditions:

1.        
The development must be begun not later than the expiration of three years beginning with the date of this permission. 

           
REASON: Required to be imposed pursuant to section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Plans and Further Details

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings and documents:
· Site location plan 
Jacobs - 16086-60-K44-7001 Rev 0B
· Foundation layout plan 
Jacobs - 16086-60-K61-7002 Rev 0 

· Earthworks site plan 
Jacobs - 16086-60-K61-7502 Rev 0

· Earthworks cross sections
Jacobs - 16086-60-K61-7503 Rev 0

· Construction establishment plan 
Jacobs - 16086-60-L32-7000 Rev 0

· Piling method statement 
Jacobs - 16086-60-L31-7000

· Excavation method statement 
Jacobs - 16086-60-L31-7001

· Construction management plan
Jacobs - 16086-60-L31-7002


Extended phase 1 habitat survey Penny Anderson Associates August 2018


REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent.
Amenity

3 
Notwithstanding the submitted construction management plan and piling method statement no development that involves piling or significant vehicular movements of extraction materials shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A.   
The location and nature of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway (For the avoidance of doubt such facilities shall remain in place for the duration of the construction phase of the development) and the timings/frequencies of mechanical sweeping of the adjacent roads/highway. 

B.     
Days and hours of operation for all construction works including a further breakdown of site activities. It should be noted that the standard permitted hours of operation expected in relation to all works and ancillary operations (including deliveries to and removal of plant, equipment, machinery and waste ), which are audible at the site boundary, or at such other place as may be agreed with the Local Planning Authority, are:
· Between 08.00 hours and 18:00 hours, Monday to Friday

· Between 08.00 hours and 13:00 hours on Saturdays

· At no time on Sundays, Bank and Public Holidays

C.
Measures for controlling and monitoring:
· Noise and vibration
· Dust and air borne pollutants having regard to the location of nearby sensitive receptors   and industry best practice.  
 D.

HGV delivery times and routeing to / from the site.
    
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F1065
