RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

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

Telephone: 01200 425111 www.ribblevalley.gov.uk planning@ribblevalley.gov.uk

Town and Country Planning Act 1990
PLANNING PERMISSION

APPLICATION NO: 3/2025/0861

DECISION DATE: 23 February 2026

DATE RECEIVED: 19/11/2025

APPLICANT: AGENT:

Mr Stuart Hartley Mrs Sophie Marshall
Burnhouse Farm MacMarshalls Ltd

Back Lane Hamill House

Slaidburn 112-116 Chorley New Road
BB7 3EE Bolton

BL1 4DH

DEVELOPMENT Proposed construction of No.3 camping lodges and a utility hut including associated
PROPOSED: hardstanding and landscaping.

AT: Burnhouse Farm, Back Lane, Slaidburn, BB7 3EE.

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 drawings:

- (Amended) Proposed Plans Drawing No: C193-5 - 007 Revision H (received 06.02.2026)
- (Amended) Proposed Plans Drawing No: C193-5 - 008 Revision G (received 18.02.2026)
- (Amended) Proposed Plans Drawing No: C193-5 - 009 Revision D (received 23.02.2026)

Reason: For the avoidance of doubt as the proposal was the subject of agreed design
improvements and/or amendments and to clarify which plans are relevant to the consent.
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3. Notwithstanding any description of materials in the application and the requirements of
Condition 2 of this permission, samples or full details of all materials to be used on the external
surfaces of the development hereby approved shall have been submitted to and approved in
writing by the Local Planning Authority prior to their use on site. Such details shall include the
type, colour and texture of the materials. The development shall thereafter be implemented in
accordance with the duly approved materials.

Reason: In order to ensure use of appropriate materials which are sympathetic to the character
of surrounding buildings and area in the interests of visual amenity.

4, All external parts of the flues, cowls and associated fitments on the camping lodges hereby
approved shall be coloured black / a dark matt finish and retained as such at all times in the
future.

Reason: In the interests of visual amenity.

5. External Lighting for the development hereby approved shall be implemented in accordance
with the details as shown on (Amended) Proposed Plans Drawing No: C193-5 - 007 Revision H
(received 06.02.2026).

Reason: In the interests of the visual amenities of the area and to minimise light pollution.

6. Notwithstanding the provisions of 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 camping 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.

7. For the avoidance of doubt this consent relates to the siting of three camping pods and a laundry
/ bike shed as detailed on the approved plans. Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development) Order 2015 (or any Order revoking or re-
enacting that Order, with or without modification), no further hardstandings, decking, other
structures, or additional holiday accommodation units other than that development expressly
granted by this planning permission shall be sited on the land edged red whilst the use referred
to in the planning permission persists.

Reason: To clarify the scope of the permission granted in the interests of the amenities of the
surrounding area and landscape character.
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10.

The camping lodges hereby approved shall be restricted to holiday accommodation use only and
shall not be occupied at any time as permanent residential accommodation or as a person's main
place of residence. These units shall not be occupied by the same occupant/s for periods of more
than 28 days in any 3 month period, and shall be operated as one business for holiday rental and
shall not be sold off individually to other third parties.

The owners/operators of the site shall maintain an up-to-date register of the names of all
occupiers of the individual holiday cottages on the site, and of their main home addresses, and
shall make this information available, on request, to the Local Planning Authority.

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.

Construction deliveries to and from the site and construction works, shall be restricted to
between 0800 and 1800hrs Monday to Friday, 0900 to 1300hrs on Saturdays, and shall not take
place on Sundays and Bank Holidays, unless otherwise prior agreed in writing with the local
planning authority. All works will be undertaken in accordance with B55228:2009.

Reason: To safeguard the living conditions of nearby residents particularly with regard to the
effects of noise.

The development hereby permitted shall not be occupied or brought into use until the car
parking and turning areas shown on (Amended) Proposed Plans Drawing No: C193-5 - 007
Revision H (received 06.02.2026) have been provided in full and are available for use. The car
parking and turning areas shall thereafter be kept available for the parking and manoeuvring of
vehicles at all times.

Reason: To ensure the provision of adequate car parking on site and in the interests of highway
safety.
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11.

12.

13.

No development shall take place, including any works of demolition or site clearance, until a
Construction Management Plan (CMP) or Construction Method Statement (CMS) has been
submitted to, and approved in writing by the local planning authority. The approved plan /
statement shall provide:

- 24 Hour emergency contact number

- Details of the parking of vehicles of site operatives and visitors

- Details of loading and unloading of plant and materials

- Arrangements for turning of vehicles within the site

- Measures to protect vulnerable road users (pedestrians and cyclists)
- Delivery, demolition, and construction working hours.

The approved Construction Management Plan or Construction Method Statement shall be
adhered to throughout the construction period for the development.

Reason: In the interests of the safe operation of the adopted highway during the demolition and
construction phases.

No part of the development hereby permitted shall be occupied until such time as the access
arrangements shown on (Amended) Proposed Plans Drawing No: C193-5 - 007 Revision H
(received 06.02.2026) have been implemented in full.

Reason: In the interests of general highway safety.

The development shall be carried out in accordance with the approved land levels indicated on
the following drawings:

- (Amended) Proposed Plans Drawing No: C193-5 - 007 Revision H (received 06.02.2026)
- (Amended) Proposed Plans Drawing No: C193-5 - 008 Revision G (received 18.02.2026)
- (Amended) Proposed Plans Drawing No: C193-5 - 009 Revision D (received 23.02.2026)

No other change in land levels shall be undertaken unless precise land level details have been
submitted to and approved in writing by the Local Planning Authority. The development shall be
carried out in strict accordance with the approved details.

Reason: To ensure the proposed development responds positively to characteristics of the area
and to ensure the Local planning Authority can make an accurate assessment of potential
impacts upon existing nearby residential amenity.
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14.

15.

16.

Notwithstanding the details shown on the approved plans and the requirements of Condition 2
of this permission, within three months of development commencing a landscaping scheme for
the site (including elements of both 'hard' and 'soft' landscaping) shall be submitted to and
approved in writing by the Local Planning Authority. Such a scheme shall include details of the
proposed surface treatment of all hard surfaced areas and the type, species, siting, planting
distances and programme of planting of any trees and shrubs.

The duly approved landscaping scheme shall be carried out within the first planting season
following first occupation of the dwelling and the areas which are landscaped shall be retained
as landscaped areas thereafter.

Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased
within three years of planting shall be replaced by trees or shrubs of similar size and species to
those originally required to be planted.

For the avoidance of doubt all trees/hedgerow shown as being retained in the submitted
Arboricultural Impact Assessment dated January 2025 shall be retained as such in perpetuity.
During the construction period, all trees to be retained shall be protected in accordance with
British Standard BS 5837:2012 or any subsequent amendment to the British Standard.

Reason: In order to achieve a satisfactory level of landscaping in the interests of visual amenity
and to protect trees/hedging of landscape and visual amenity value on and adjacent to the site
or those likely to be affected by the proposed development hereby approved.

All tree works / tree protection shall be carried out in strict accordance with the submitted
Arboricultural Impact Assessment dated January 2025. The specified tree protection measures
shall remain in place throughout the construction phase of the development and the
methodology hereby approved shall be adhered to during all site preparation/construction
works.

Reason: To protect trees/hedging of landscape and visual amenity value on and adjacent to the
site or those likely to be affected by the proposed development hereby approved.

No development shall take place until details of the provisions to be made for building
dependent 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 bird/bat species development site plan and include details
of the numbers of artificial bird nesting boxes and artificial bat roosting sites. The artificial
bird/bat boxes shall be installed in accordance with the agreed details before the camping lodges
are first brought into use and retained thereafter unless otherwise agreed in writing by the Local
Planning Authority.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for
species of conservation concern and to reduce the impact of development.
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17.

18.

19.

Unless otherwise agreed in writing with the Local Planning Authority, the development hereby
approved shall be carried out in complete accordance with the recommendations detailed on
page 54 (Opportunities For Enhancement) of the submitted Ecological Appraisal titled
'Preliminary Ecological Appraisal - Report Ref. F122 / Final' dated 14.01.2025 and carried out by
Fieldology Works.

In the event that any bats/great crest newts/badgers or any other protected species are found
or disturbed during any part of the development, work shall cease until further advice has been
sought from a licensed ecologist.

Reason: To ensure the protection of species/habitat and in the interests of biodiversity and to
enhance habitat opportunities for species of conservation concern/protected species and to
minimise/mitigate the potential impacts upon protected species resultant from the
development.

No part of the development hereby approved shall commence until a Construction
Environmental Method Statement (CEMS) has been submitted to and approved in writing by the
Local Planning Authority. The CEMS shall set out, as a minimum, site specific measures to control
and monitor impact arising in relation to construction traffic, noise and vibration, dust and air
pollutants, land contamination, ecology and ground water. The development shall be carried
out in full accordance with the approved CEMS at all times.

Reason: In the interests of biodiversity, to protect species of conservation concern and to reduce
the impact of development.

Prior to the commencement of development, a Biodiversity Gain Plan shall be submitted to and
approved in writing by the Local Planning Authority (see further details below at #6 of the
Informatives Section) and implemented in accordance with the approved details.

The Biodiversity Gain Plan shall be prepared in accordance with the submitted Biodiversity Net
Gain Report dated 20/10/25.

Reason: To ensure the development delivers a net gain which satisfies paragraph 14 (2) of
Schedule 7A of the Town and Country Planning Act 1990 and which is in accordance with the
biodiversity information submitted with the planning application.
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20.

(a) The development shall not commence until a Habitat Management and Monitoring Plan (the
HMMP), prepared in accordance with the approved Biodiversity Gain Plan (as required by the
'Statutory Biodiversity Condition' - see further details below), has been submitted to, and
approved in writing by, the local planning authority. This shall include details of:-

(i) a non-technical summary;

(ii) the roles and responsibilities of the people or organisation(s) delivering the HMMP;

(iii) the planned habitat creation and enhancement works to create or improve habitat to
achieve the biodiversity net gain in accordance with the approved Biodiversity Gain Plan;

(iv) the management measures to maintain habitat in accordance with the approved
Biodiversity Gain Plan for a period of 30 years from the completion of development; and

(v) the monitoring methodology and frequency in respect of the created or enhanced habitat
to be submitted to the local planning authority.

(b) Notice in writing shall be given to the Council when the:

(i) HMMP has been implemented; and

(i) habitat creation and enhancement works as set out in the HMMP have been completed.
(c) First use of the camping lodges hereby approved shall not take place until:

(i) the habitat creation and enhancement works set out in the approved HMMP have been
completed; and

(ii) a completion report, evidencing the completed habitat enhancements, has been submitted
to, and approved in writing by the Local Planning Authority.

(d) The created and/or enhanced habitat specified in the approved HMMP shall be managed and
maintained in accordance with the approved HMMP.

(e) Monitoring reports shall be submitted to the local planning authority in writing in accordance
with the methodology and frequency specified in the approved HMMP.

Reason: To ensure the development delivers a biodiversity net gain on site in accordance with
Schedule 7A of the Town and Country Planning Act 1990.
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21.

22.

Note(s)

No development shall commence until a detailed, final surface water sustainable drainage
strategy for the site has been submitted to and approved in writing by the Local Planning
Authority.

The detailed surface water sustainable drainage strategy shall be based upon the sustainable
drainage and principles and requirements set out in the National Planning Policy Framework,
Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems. No
surface water shall be allowed to discharge to the public foul sewer(s), directly or indirectly.

The details of the drainage strategy to be submitted for approval should include, as a minimum:

- Details of whether the site is greenfield or previously developed in terms of drainage
- Assessment of the hierarchy of drainage options

- Details of the contributing area

- Restricted discharge rate

- On-site surface water storage

- Allowances for climate change and urban creep

- Above ground, multifunctional SuDS components

- Arrangements for management and maintenance

The sustainable drainage strategy shall be implemented in accordance with the approved
details.

Reason: To ensure satisfactory sustainable drainage facilities are provided to serve the site in
accordance with the Paragraphs 181 and 182 of the National Planning Policy Framework,
Planning Practice Guidance and Defra Technical Standards for Sustainable Drainage Systems.

The site shall be drained via separate systems for the disposal of foul and surface water.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water
environment.

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 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.

This Decision Notice should be read in conjunction with the officer’s report which is available
to view on the website.

For drainage strategies which are connecting to a watercourse, the Applicant needs to be aware
that under the Land Drainage Act 1991 consent is required from the Lead Local Flood Authority
for work within the banks of any ordinary watercourse which may alter or impede the flow of
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water, regardless of whether the watercourse is culverted or not. Consent must be obtained
before works are started on site as it cannot be issued retrospectively. Developers should
contact the Flood Risk Management Team at Lancashire County Council to obtain Ordinary
Watercourse Consent. Information on the application process and relevant forms can be found
here: https://www.lancashire.gov.uk/flooding/drains-and-sewers/alterations-to-a-
watercourse All vehicles entering the site must do so in a forward gear, and turn around in the
site before exiting in a forward gear. There must be no storage of materials in the public
highway at any time. There must be no standing or waiting of machinery or vehicles in the
public highway at any time. Vehicles must only access the site using a designated vehicular
access point. There must be no machinery operating over the highway at any time, this includes
reference to loading/unloading operations — all of which must be managed within the confines
of the site. All references to public highway include footway, carriageway, and verge. The grant
of planning permission does not entitle a developer to obstruct a right of way and any proposed
stopping-up or diversion of a right of way should be the subject of an Order under the
appropriate Act. The applicant should be advised to contact Lancashire County Council's Public
Rights of Way section by email on PROW@Iancashire.gov.uk, quoting the location, district and
planning application number, to discuss their proposal before any development works begin.
6. Statutory Biodiversity Condition

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that
planning permission granted for the development of land in England is deemed to have been
granted subject to the condition “(the biodiversity gain condition”) that development may not
begin unless:

(a) a Biodiversity Gain Plan has been submitted to the local planning authority, and

(b) the planning authority has approved the plan.

Based on the information available this permission is considered to be one which will require

the approval of a biodiversity gain plan before development is begun because none of the
statutory exemptions or transitional arrangements listed in the legislation are considered to

apply.
The biodiversity gain plan must include:

(a) information about the steps taken or to be taken to minimise the adverse effect of the
development on the biodiversity of the onsite habitat and any other habitat;

(b) the pre-development biodiversity value of the onsite habitat;
(c) the post-development biodiversity value of the onsite habitat;

(d) any registered offsite biodiversity gain allocated to the development and the biodiversity
and the biodiversity value of that gain in relation to the development;

(e) any biodiversity credits purchased for the development; and

(f) such other matters as the Secretary of State may by regulations specify.

9
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When calculating the post-development biodiversity value of a habitat, the planning authority
can only take into account an increase in biodiversity value post-development where it is
satisfied that the habitat creation or enhancements delivering the increase will be maintained
for at least 30 years after the development is completed.

7. The applicant is advised that the development will require a Site Licence from the Council.
Please see the Council’s website for more information and details of how to apply:- Camping
and Caravan Sites — Ribble Valley Borough Council.

NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING

Notes
Right of Appeal

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of
the Town and Country Planning Act 1990.

- If you want to appeal against your local planning authority’s decision then you must do so within 6 months of the
date of this notice.

- If this is a decision to refuse planning permission, or approve with conditions, a householder application, if you
want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of
this notice.

- If this is a decision to refuse planning permission, or approve with conditions, a minor commercial application, if
you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date
of this notice.

Appeals can be made online at: https://www.gov.uk/appeal-planning-decision . If it is a householder appeal it can be
made online at: https://www.gov.uk/appeal-householder-planning-decision . If you are unable to access the online
appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444
5000. The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be
prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal.
The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order. If an enforcement notice is served
relating to the same or substantially the same land and development as in your application and if you want to appeal
against your local planning authority’s decision on your application, then you must do so within: 28 days of the date
of service of the enforcement notice, or within 6 months [12 weeks in the case of a householder appeal] of the date
of this notice, whichever period expires earlier. In certain circumstances, a claim may be made against the local
planning authority for compensation, where permission is refused or granted subject to conditions by the Secretary
of State on appeal or on a reference of the application to him. The circumstances in which such compensation is
payable are set out in section 114 of the Town and Country Planning Act 1990.

Purchase Notices
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If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or
by the Secretary of State for the Environment and the owner of the land claims that the land has become incapable
of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the
carrying out of any development which has been or would be permitted, they may serve on the Council of the
county borough or county district in which the land is situated a purchase notice requiring that Council to purchase
their interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990.
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