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RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA

Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200 414487
Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO: 3/2020/0544

DECISION DATE: 25 November 2020

DATE RECEIVED: 16/07/2020

APPLICANT: AGENT:

Mr James Warburton Mr Charles Stanton
lames Places Stanton Andrews
Eaves Hall 44 York Street
Moor Lane Clitheroe

‘Mest Bradford BB7 2DL
Clitheroe

BB7 3JG

DEVELOPMENT Construction of 15 eco lodges and infrastructure to provide additional
PROPOSED: accommodation for Eaves Hall.

AT: Eaves Hall Moor Lane West Bradford BB7 3G

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out
of the above development in accordance with the application plans and documents submitted subject to

the following condition(s):

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 by Section 51 of the Planning and Compulsory Purchase Act
2004.

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 drawing ref.

Location Plan

Existing Site Plan 1813/EX01 rev.A

Proposed Site Plan 1813/PLO1 rev.B (received 28.09.2020)
Proposed Eco Lodge 1 Bed 1813/PLO2 rev.A

Proposed Eco Lodge 2 Bed 1813/PLO03 rev.A

Details 1813/PL04 rev.B (received 24.09.2020)

Reason: For the avoidance of doubt since the proposal was the subject of agreed design
improvements/amendments and to clarify which plans are relevant to the consent.
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3. Notwithstanding the submitted details, precise specifications or samples of external facing
and roofing materials shall have been approved before their use in the proposed
development. The materials shall be implemented within the development in strict
accordance with the approved details submitted to and approved by the Local Planning
Authority

Reason: In order that the Local Planning Authority may ensure that the materials to be used
are appropriate to the locality.

4, The development hereby permitted shall not be commenced until details of the landscaping
of the site, including the retention of existing trees and hedges, have been submitted to, and
approved in writing by, the Local Planning Authority. The scheme shall indicate, as
appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas
to be seeded, turfed, paved or hard landscaped, including details of any changes of level or
landform and the types and details of all fencing and screening.

All trees and hedgerows identified to be retained within influencing distance of the
development will be adequately protected during construction, in accordance with BS5837;
2012 'Trees in relation to design, demolition and construction' equivalent unless otherwise
agreed. The agreed protection measures shall be put in place and maintained during the
construction period of the development.

The approved landscaping scheme shall be implemented in the first planting season following
occupation or use of the development, whether in whole or part and shall be maintained
thereafter for a period of not less than 10 years to the satisfaction of the Local Planning
Authority. This maintenance shall include the replacement of any tree or shrub which is
removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of
similar size to those originally planted.

Reason: To ensure the proposal is satisfactorily landscaped and appropriate to the locality.

5. Within three months of the commencement of development, the siting, details of the
construction and design of external refuse recycling/bin stores and cycle storage shall be
submitted to and approved in writing by the Local Pianning Authority. The duly approved
facilities shall be made available for use before the development hereby approved is first
occupied and retained thereafter.

Reason: To ensure the provision of satisfactory facilities for the storage of refuse and recycling
and in the interest of visual amenity.



RIBBJL.E VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2020/0544 DECISION DATE: 25/11/2020

6.

10.

The holiday lodges hereby approved shall be restricted to short-term holiday purposes only
and shall not be used as a unit of permanent accommodation or any individual(s) sole place of
residence. A register of all occupants of the accommodation hereby approved shall be
maintained at all times and shall be made available for inspection by the Local Planning
Authority on request. For the avoidance of doubt the register shall contain the name and
address of the principal occupier together with dates of occupation.

Reason: For the avoidance of doubt and to ensure that the use remains compatible with the
character of the area and the intensity, frequency and nature of the usage remains
commensurate and relevant to the nature of the consent sought.

No external lighting shall be installed on site unless details of such lighting has been submitted
to ,and approved in writing by, the Local Planning Authority the details of which shall include
the location, intensity of lighting, type of application and direction.

The details shall include the light mitigation measures designed to reduce the impact of
artificial lighting on protected species/speciés of conservation concern identified and/or other
named species.

Reason: In order to reduce the harmful impact of artificial lighting on the natural
foraging/roosting/nesting behaviour of a protected/species of conservation concern and in
the interests of the visual amenities of the area.

The car parking and manoeuvring scheme shall be marked out in accordance with the
approved plan, before the use of the site hereby permitted becomes operative and
permanently maintained thereafter.

Reason: To ensure adequate parking is available within the site.

Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment)
(England) Order 2015, or any equivalent Order following the revocation and re-enactment
thereof (with or without modification), the lodges hereby approved shall only be used as
holiday accommodation and for no other purpose, including any other purpose within Use
Class C3.

Reason: For the avoidance of doubt, and to avoid an over-intensive use and to ensure that the
development remains compatible with the character of the area and the intensity and
frequency of usage remains proportionate to the use hereby approved.

No building or use hereby permitted shall be occupied or use commenced until the site access
has been constructed in accordance with the approved plan (dwg 1813/PL04 Rev B), to be
retained in that form thereafter for the lifetime of the development.

Reason: In the interests of highway safety.
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11.

12,

13.

No building (or use hereby permitted) shall be occupied (or use commenced) until visibility
splays 2.4 metres back from the centre line of the access and extending 43 metres on the
nearside carriageway edge in both directions have be provided at all accesses/junctions, as
shown on the approved plans. Nothing shall be erected, retained, planted and / or allowed to
grow at or above a height of 0.9 metres above the nearside carriageway level which would
obstruct the visibility splay. The visibility splays shall be maintained free of obstruction at all
times thereafter for the lifetime of the development.

Reason: To ensure adequate inter-visibility between highway users at the street junction or
site access, in the interests of highway safety.

No development shall take place until details of a landscaping and maintenance scheme of the
land within the approved visibility splays have been submitted to, and approved in writing by,
the local planning authority in consultation with the highway authority.

Reason: To ensure adequate inter-visibility between highway users at the street junction or
site access, in the interests of highway safety.

Before the access is used for vehicular purposes, that part of the access extending from the
highway boundary for a minimum distance of 6m into the site shall be appropriately paved in
tarmacadam, concrete, block paviours, or other hard material to be approved by the Local
Planning Authority. Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 no gates or other obstructions shall be constructed in that standing
space unless planning permission is first obtained.

Reason: To prevent loose surface material from being carried on to the public highway, and to
prevent obstructions being erected that would cause vehicles accessing the site to stop in the
highway, thus causing a potential source of danger to other road users.
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14.

15.

No development shall commence until final details of the design and implementation of an
appropriate surface water drainage scheme have been submitted to and approved in writing
by the local planning authority. Those details shall include:

a) A final surface water drainage layout plan; appropriately labelled to include all
pipe/structure references, dimensions, design levels, finished floor levels and external ground
levels (in AOD);

b) A full set of flow calculations for the surface water drainage network. The calculations must
show the full network design criteria, pipeline schedules and simulation outputs for the 1 in 1
year, 1 in 30 year and 1 in 100 year return period, plus an appropriate allowance for climate
change and urban creep. The calculations must demonstrate that surface water runoff from
the application site will not exceed existing pre-development surface water runoff rates and
volumes for the corresponding rainfall intensity.

c) A final site plan showing all on-site surface water catchment areas, i.e. areas that will
contribute to the proposed surface water drainage network;

d) Confirmation of how surface water runoff will be managed within any non-drained areas of
the site, i.e. verges, gardens and public open space.

e) A final site plan showing all overland flow routes and flood water exceedance routes, both
on and off site;

f) Details of any measures taken to prevent flooding and pollution of the receiving
groundwater and/or surface waters, including watercourses; and

g) Details of how the surface water drainage network will be managed and maintained over
the lifetime of the development.

The scheme shall be implemented in accordance with the approved details prior to first
occupation or completion of the development, whichever is the sooner. Thereafter the
drainage system shall be retained, managed and maintained in accordance with the approved

details.

Reasons: To ensure that the proposed development can be adequately drained; to ensure that
there is no flood risk on or off the site resulting from the proposed development; to ensure
water quality is not detrimentally impacted by the development proposal; and to ensure
appropriate maintenance mechanisms are put in place for the lifetime of the development.

No development shall commence until details of how surface water and pollution prevention
will be managed during each construction phase have been submitted to and approved in
writing by the local planning authority.

Reasons: To ensure that the construction phase(s) of development does not pose an undue
flood risk on site or elsewhere; to ensure that any pollution arising from the development as a
result of the construction works does not adversely impact on existing or proposed ecological
or geomorphic condition of water bodies.
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16.

17.

18.

19.

20.

Prior to the commencement of any development full details of the proposed surface water
attenuation ponds and all other water bodies on site shall be submitted to, and approved in
writing by, the Local Planning Authority.

For the avoidance of doubt the submitted information shall include existing and proposed
sections through each pond including relevant existing and proposed land levels and details of
all associated landscaping and boundary treatments where applicable.

The development shall be carried out in strict accordance with the approved details and the
attenuation ponds and/ or other water bodies shall be constructed and operational prior to
first use of the site.

Reason: To ensure a satisfactory form of development in the interests of visual amenity and to
ensure the Local Planning Authority can make an accurate assessment of the details relating
to matters of flood risk and sustainable drainage.

Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

For the full period of construction, facilities shall be available on site for the cleaning of the
wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent
mud and stones being carried onto the highway. The roads adjacent to the site shall be
mechanically swept as required during the full construction period.

Reason: To prevent stones and mud being carried onto the public highway to the detriment of
road safety.

No development shall take place, including any works of demolition, until a construction
method statement has been submitted to and approved in writing by the Local Planning
Authority. The approved statement shall be adhered to throughout the construction period. It
shall provide for:

[} The parking of vehicles of site operatives and visitors
ii) The loading and unloading of plant and materials

iii) Details of working hours

iv) Routing of delivery vehicles to/from site

Reason: In the interests of protecting residential amenity from noise and disturbance and to
ensure the safe operation of the Highway during the construction phase of the development.

The holiday lodges hereby approved shall be operated in strict accordance with the Site
Management Plan (dated July 2018) at all times.

Reason: To ensure the satisfactory management of the site in the interests of general amenity
of the area and to safeguard where appropriate neighbouring residential amenity.
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21.

22,

Note(s)

Any removal of vegetation including trees and hedges shall be undertaken outside the nesting
bird season [March - August inclusive].

Any removal of vegetation out with the nesting bird season shall be preceded by a pre-
clearance check by a licensed ecologist on the day of removal.

Reason: To ensure that there are no adverse effects on the favourable conservation status of
birds.

No development shall take place until details of provisions to be made for species of
conservation concern, artificial bird nesting boxes and artificial bat roosting sites, have been
submitted to, and approved in writing by the Local Planning Authority.

The details shall be submitted on a site plan and include details of the numbers of artificial
bird nesting boxes and artificial bat roosting sites to be provided on trees within the site. The
artificial bird/bat boxes shall be provided before the development is first brought into use and
retained as such thereafter.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for
species of conservation concern and protected species.

For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see
the attached notes.

The applicant is advised that should there be any deviation from the approved plan the Local
Planning Authority must be informed. It is therefore vital that any future Building Regulation
application must comply with the approved planning application.

The Local Planning Authority operates a pre-planning application advice service which
applicants are encouraged to use. Whether or not this was used, the Local Planning Authority
has endeavoured to work proactively and positively to resolve issues and considered the
imposition of appropriate conditions and amendments to the application to deliver a
sustainable form of development.

PLANNING






