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DEVELOPMENT DESCRIPTION: CHANGE OF USE FROM CLASS D1 TO A MIXED USE WITHIN CLASS D1 AND D2 TO ALLOW USE AS A WEDDING VENUE FOR UP TO 40 DAYS PER YEAR AT THE OUTBARN, CLOUGH BOTTOM, BASHALL EAVES
[image: image1.png]3/2016/0243 The Outbarn, Clough Bottom, Rabbit Lane, Bashall Eaves, BB7 3NA.

Scale 1 © Crown Copyright Reserved. For reference purposes only. No further copies may be made.
cale 1:5000 Ribble Valley Borough Council. Licence No.100018641 14 June 2016





CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Waddington Parish Council: As with the previously submitted applications, the Parish Council objects to the proposal on the grounds that the use of the building as a wedding venue for up to 40 days a year would cause an increase in the volume of traffic on roads which are not suitable to deal with such an increase. The Parish Council also question why visitors are being encouraged to access the site from Waddington when the route from Bashall Eaves is a mile shorter. There are few designated passing points along Cross Lane and vehicles are forced off the road, as well as using private land, in order to safely pass. Concerns have been expressed in respect of noise, but the main concern is the volume of traffic generated by the proposed use. 

Waddington Parish Council is sympathetic to the need for agricultural businesses to diversify in difficult times, respects new business ideas and welcomes employment opportunities. However the Parish objects due to the poor access when compared to other local wedding venues. 
Bashall Eaves and Mitton Parish Council: No objection in principle but there are issues which need to be addressed:

· The submitted traffic management plan/assessment is unconvincing. It is difficult to agree with this document which indicates the increase in wedding numbers, with an average of 130 guests, would have a negligible impact on traffic volumes. 

· Cross Lane is inadequate as an access route and access through Bashall Eaves Village is more suitable. 

· Residents have commented that they can hear music and noise from the venue, not just outside houses but also inside. It is therefore recommended that evening music is restricted to say 23:00 and the events to completely cease by midnight.
· Does the “40 day” restriction relate to days or the number of events and this need clarifying?  

Despite the above, the Parish Council are of the opinion that the proposal would be broadly beneficial to the area and local businesses, but traffic and noise management is ineffective. 

The applicant and RVBC should implement a noise management plan to reduce the impact on residents. 

Without the above measures, and the uncertainty over the “40 Day” restriction, the Parish cannot support the application.

ENVIRONMENT DIRECTORATE (COUNTY HIGHWAY SURVEYOR):

The Highway Development Control Section is of the opinion that the proposed development has the potential to have a detrimental impact on highway safety and amenity in the immediate vicinity of the site. Due to the increased number of vehicle movements associated with guests to a wedding and the servicing of the wedding venue, compared to a training centre, and these events will likely take place in the evening and weekend, which is when the highway will be most frequently used by cyclists, walkers etc…
The Highway Development Control Section consider that both Rabbit Lane and Cross Lane have very restricted highway width for the full length of the roads which would render it difficult to pass on either side of these narrow roads. It is noted that there is limited full visibility in both the horizontal and vertical plane which may reduce speed but it also means that reversing any distance to find a suitable passing place is very difficult. The site has a low accessibility score and as such it is anticipated that all guests and staff would need to use various types of vehicular traffic modes to access the site, and it is very unlikely that all guests will use coaches or taxis. Additionally, not all guests will arrive and leave at same time resulting in passing conflicts on the highways of Rabbit Lane and Cross Lane.

The Highway Officer has commented that if the Council were minded to approve the application, conditions should be attached requiring a one way system be introduced within the site and a restriction that no events take place on the same day as training events.
ENVIRONMENT DIRECTORATE (PUBLIC RIGHTS OF WAY):

No comments received 
LANCASHIRE FIRE SERVICE:

No comments received 

ENVIRONMENTAL HEALTH:

No objection from either the noise or food safety sections 

ADDITIONAL REPRESENTATIONS:

Letters of representation have been received from 14 individual households/addresses objecting to the application on the following grounds:

· A new access road has been constructed, without consent, connecting Cross Lane to the application site;
· The access/highway is not suitable for level of traffic that the wedding use generates. The traffic conflicts with other users of the highway, including residents, local farmers, emergency vehicles, horse riders, tourers, cyclists and pedestrians. Access onto Waddington Fell Road from Cross Lane is dangerous. There is a sign on the road stating it is “Unsuitable for Heavy Goods Vehicles and Coaches”;
· Access should be obtained via Bashall Eaves/Rabbit Lane which is more suitable than Cross Lane, however a separate objector has commented access should be via Cross Lane rather than Rabbit Lane;
· Vehicles are damaging verges, hedgerows and private property;
· There are other suitable wedding venues in the vicinity and there is no requirement for another;
· The nature of weddings will result in traffic at night and this is at odds with the current use of the highway, resulting in resident’s privacy being impacted by noise; 
· The noise from the venue has been considerable and disturbed neighbours during the summer months;
· The site has been used as a wedding venue, without consent for over two years;
· The increase in traffic will impact upon wildlife; 
· The economic benefits do not outweigh the harm;

In addition, 27 letters of support have been received, including a letter of support from the MP for Ribble Valley, the Forest of Bowland AONB Partnership and the National Farmers Union, as well as a number of local businesses. Additionally, a petition signed by 25 people in support of the application has also been received.  The grounds of support are as follows:

· The AONB Partnership aims to promote sustainable social and economic development, the applicant has worked closely with the AONB staff to develop the business sustainably with minimal impact on the landscape and natural environment;

· The venue will prove to be very valuable to the local economy and will provide jobs in the rural area; 

· The proposed use would create a great multifunctional venue and can only be seen in a positive light, attracting people (tourism) to the area and creating employment;

· The use will benefit surrounding businesses, pubs, hotels, caterers etc…

· The roads are sufficient to access the site;

· The venue provides an excellent service and unique setting for people getting married;
· The wedding use does not result in noise disturbance as the wedding director controls noise levels from the site;
1.
Site Description and Surrounding Area
1.1
The application relates to a building known as The Out Barn at Clough Bottom, located to the east of east of Bashall Eaves, approximately 1.5 miles west of the village boundary of Waddington. The application building is located in a somewhat elevated and isolated position but is associated with a larger complex of former agricultural buildings at Clough Bottom. The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty. 

1.2 
Access to the application building can be obtained from either Rabbit Lane via Bashall Eaves, or from Cross Lane when travelling from Waddington. 

1.3
The application building was originally an agricultural barn and in 1996 planning permission was granted to convert building into an office and management training centre. In 2012 a further application was approved to extend and alter the barn to its current appearance and form. 

1.4
Whilst the former barn has consent for a training centre (D1 use class), it has also been functioning as a wedding venue (D2 use class) for at least two years. 

1.5
The applicant has made two applications to try and regularise the wedding venue use, and both of these attempts were made by way of a Section 73 Application (variation of condition). The first of these applications (3/2015/0302/P) was withdrawn in order for the applicant to provide an transport statement. The resubmission (3/2015/1001/P) included a transport statement, however after careful consideration it was the LPA’s opinion that a Section 73 Application could not be made to change the use of the building, and therefore this application was also withdrawn and the applicant has now submitted a full planning application for change of use (detailed below). 

2.
Proposed Development for which consent is sought
2.1 As mentioned above, this is a full planning application and seeks consent to change the use of the Out Barn from a training centre (D1), to a mixed use that will allow the building to still operate as a training centre, but also allow the venue to host weddings for up 40 days per calendar year. The application therefore seeks to obtain a mixed D1 and D2 use of the building, with the D2 element limited to 40 calendar days per year. 
2.2 Whilst the application specifically states weddings functions, the D2 use class element of  the proposal would also allow other similar functions to take place at this venue. These include Christenings, Birthday/Anniversary Parties, Bar Mitzvahs etc… Subsequently the D2 use class would not simply limit the applicant to weddings, however it appears that wedding events would be the main function that would occur from this site. 

2.3 As the submitted application focuses particular on the wedding events it states that the venue can cater for 100-120 guests during the day, with this increasing to potentially 180 guests in an evening. All functions will cease at midnight and, as much as possible, all transport away from the venue is pre-organised to minimise guests waiting at the venue for their transport to arrive. Notwithstanding this, the site has a large car park for those guests that drive. 
2.4 Guests are encouraged to share transport and taxis, with the venue recommending two preferred taxi suppliers, as well as the provision of a 39 seater (max) coach.   
3.
Relevant Planning History

3/1995/0193/P – Conversion of part barn to office and obstacle course – approved.

3/1996/0304/P – Conversion of barn into office reception and group activities for management training centre – approved.

3/2010/0353/P – Proposed changes use of barn to two residential dwellings – approved.

3/2012/0490/P – Alteration extensions to existing training barn – approved with conditions.

3/2015/0302/P - Variation of condition 6 of planning permission 3/2012/0490/P to allow use as a wedding venue for up to 40 days per annum – withdrawn

3/2015/1001/P – Variation of condition 6 of planning permission 3/2012/0490/P to allow use as a wedding venue for up to 40 days per annum (resubmission 3/2015/0302) - withdrawn
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy


Key Statement DS2 – Presumption in Favour of Sustainable Development


Key Statement DMI2 – Transport Considerations


Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility


Policy DMB3 – Recreation and Tourism Development.

Policy DMB1 – Supporting business growth and local economy


National Planning Policy Framework (NPPF)


National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development and Economic Benefits:
5.1.1
The planning policy context for this application is set out in the National Planning Policy Framework and at local level by the Core Strategy.  The adopted Core Strategy is the starting point for decision-making within the borough which sets out the vision for the borough and how sustainable development will be developed. This not only relates to housing but also economic and social uses.

5.1.2
The overall development of the Strategy is set out in Key Statement DS2 which aims to promote development in most suitable locations in the borough (Principal Settlements and Tier 1 Villages). It is clear that the site is not located in what can be regarded as a sustainable location, nevertheless the application building and site currently exists as a commercial training centre and therefore the principle of a commercial use at this site has previously been established (the impact in terms of highways and amenity are considered later in this report). 

5.1.3
The submitted application states that the site has been used as a training centre since the 1980’s, and prior to 2012 the training classes operated from two bases, the main training barn and the Out Barn (subject of this application). In 2008 the economic downturn had a substantial effect on training budgets and the number of training sessions provided at the site dropped significantly, resulting in employment levels at the training centre also reducing. In 2012 the applicant decided that the level of training taking place on site could not justify the use of two buildings and subsequently the main training barn was converted to residential use, and the Out Barn was redeveloped by way of extensions and alterations, and the Out Barn then became the only training centre on the site. 

5.1.4
The submission goes on to state that whilst the levels of training have slowly started to increase, the level has never resumed the previous highs and thus the applicant had to diversify the use of the building. The applicant identified that the Out Barn was a suitable venue for weddings, and this allowed the training centre to continue to operate during the week, with weddings generally taking place at the weekend. This has been ongoing for at least two years and the application now seeks to regularise the wedding venue use for 40 days a year. The main use of the building would still to be as a training centre (D1), but the applicant hopes that the part diversification to allow weddings/functions will assist in maintaining the buildings viability going forward.

5.1.5 The submission states that an events coordinator/wedding planner is employed, as well as a ratio of one staff member per 18 guests, and thus the D2 use class  of the venue does bring employment benefits to the area. Other employment opportunities include the hiring of bands/DJ’s, entertainers etc… In addition to staffing, the D2 use also provides economic value to the area by way of caterers for the event, as well as creating trade for local hotels, pubs, restaurants, shops and taxi companies. This is clearly evident from the letters of support received in respect of the application. It therefore cannot be denied that the use of the building for functions would provide employment and economic benefits to the area, as well as providing a scenic and enjoyable experience for those being wed and their family friends.

5.1.6 Policies DMB1 and DMB3 of the Ribble Valley Core Strategy are in favour of developments that are intended to support business growth, the local economy and increase tourism potential within the borough. However, both these policies state that such proposals should accord with other Policies of the Core Strategy and specifically DMG1 which (amongst other things) seeks to ensure development would not adversely affect the amenity of the surrounding area, and that safe access can be provided which is suitable to accommodate the scale and type of traffic associated with the development.   

5.1.7
In view of the above, the main issues in the consideration of this proposal relate to the impact the proposed use would have on residential amenities and highway safety, and how these balance against the economic and employment benefits to the rural economy that the use bring.
5.2
Impact upon Residential Amenity:
5.2.1
In terms of residential amenity it is important to have particular regard to the noise impact caused by the proposed D2 use, and this is a concern that has been raised by some objectors. The application is accompanied by an Acoustic Report which details that the five nearest residential dwellings (not owned by the applicant) are located between 136m – 461m from the building to which this application relates. 

5.2.2
The Acoustic Report has confirmed that the layout of the building projects sound towards the east, in the general direction of the dwellings at Sandy Ford and Cow Hey, situated 461m and 340m from the site respectively. The Acoustic Report has taken “control” readings from the boundaries of the five nearest residential dwellings when the venue was not in use, and compared these to the noise levels from the same five locations when a wedding was taking place. As a result of these findings the report concludes that subject to the implementation of mitigation measures, the proposed use of the venue for weddings would not  be “perceptible on the boundary positions” of the five nearest properties. The mitigation measures involve the shutting of all doors and windows when amplified music is being played (as much as practically possible), and the installation of noise limiting devices at the venue. Noise limiting devices are easy to install and monitor noise levels from a site, as well as controlling noise levels by overriding systems if noise levels exceed acceptable levels.   

5.2.3
The Council’s Environmental Health Service have raised no objection to the submission, commented that wedding events have taken place at this venue and only one noise complaint has been received, and this complaint was unsubstantiated. 
5.2.4
If the application was to be recommended for approval, conditions would have been attached requiring full details of the noise limiters to be submitted to the LPA, along with conditions limiting the hours of operation (use to cease at midnight) and a requirement for all external doors and windows to closed when amplified music is being played.   

5.3
Highway Safety and Accessibility:
5.3.1
On matters of highways and accessibility, Lancashire County Council (LCC) has objected to the application, stating that the weddings/functions (D2 use) will increase vehicle movements in comparison to the existing training centre use (D1) and these events will likely take place in the evening and weekend, which is when the highway will be most frequently used by cyclists, walkers etc… In addition it is not just guests that will use the highways but staff and suppliers as well.
5.3.2 The highway authority considers that both Rabbit Lane and Cross Lane have very restricted highway width for the full length of the roads which would render it difficult to pass on either side of these narrow roads.  It is noted that there is limited full visibility in both the horizontal and vertical plane which may reduce speed but it also means that reversing any distance to find a suitable passing place is very difficult.  The site has a low accessibility score and as such it is anticipated that all guests and staff would need to use various types of vehicular traffic modes to access the site, and it is very unlikely that all guests will use coaches or taxis. Additionally, not all guests will arrive and leave at same time resulting in passing conflicts on the highways of Rabbit Lane and Cross Lane.
5.3.3 The Highway Officer has commented that if the Council were minded to approve the application, conditions should be attached requiring a one way system be introduced within the site and a restriction that no events take place on the same day as training events. It is my opinion that the condition to prevent training days and functions taking place on the same day is reasonable and enforceable. With respect to the request for a “one way system within the site”, I am unsure as to the benefits such a condition would bring. It is the highway network outside of the site (Rabbit Lane and Cross Lane) which is of concern and whilst a one way system would ensure that vehicles enter and leave the site at separate points, if a guest wanting to travel to Waddington had to leave the site via the Rabbit Lane/Bashall Eaves access point, they would inevitably then simply travel the full length of Cross Lane to do so (and vice versa if a guest had to use the access off Cross Lane but wanted to travel towards Bashall Eaves) and therefore the one way system within the site could potentially result in vehicles travelling further along Cross Lane than if there was no one way system. I am therefore not convinced that the one way system would improve the situation and as such this condition would not overcome the highway concern.   
5.3.4 The submitted application is accompanied by a Transport Statement which considers that the proposed wedding venue use is similar to the existing training use in terms of highway impacts. The Transport Statement comments that the training centre use can operate without mitigation and the highway authority did not object to this use of the site. 
5.3.5 With regard to this issue, whilst it is accepted that there are no restrictive highway conditions in relation to the existing training centre, I disagree that the proposed wedding use is similar to the exiting training centre use of the site. The training centre and wedding venue uses fall under different use classes (D1 and D2) of the Town and Country Planning (Use Classes) Order 1987 (as amended) and consequently their impacts are materially different, hence the need for a planning application and the need for the LPA to consider the differences/impacts.  
5.3.6 The submitted Transport Statement has assessed the sustainability of the site and commented that it is “modestly accessible” for a rural location in terms of access by walkers, cyclists and public transport. This differs from the County Highway Officer who comments that the site has a “low accessibility score”. 
5.3.7 Whilst generally speaking the site may be considered to be “modestly accessible” for a rural location as detailed within the submitted Transport Statement, the proposal as submitted must be considered on its own merit and whilst people may be willing to cycle or walk 1km from the nearest bus stop to a specific rural location or attraction, it is considered in this particular case unlikely that guests attending a wedding (or similar function) would walk or cycle on a highway with no designated footway to such an event. Generally guests attending such functions will be smartly dressed (suits, shoes, dresses, hats, heeled shoes etc…) and therefore I consider it unlikely that guests would access this particular venue on foot or by bike. As such, when considering the individual merits of this application, I agree with the County Highway Survey that the site is not sustainable or accessible by modes of transport other than a motor vehicle. 

5.3.8 The Transport Statement has commented that car parking levels at the site are sufficient, and no highway objection has been raised on car parking grounds.

5.3.9 Key Statement DMI2 of the Ribble Valley Core Strategy states that “development should incorporate good access by foot ad convenient links to public transport to reduce the need for travel by private car”. Similarly Policy DMG3 attaches considerably weight to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development. Of particular importance is the relationship of the site to the primary route and strategic road network, the provision for access by pedestrians and cyclists and that the site is highly accessible by means of transport other than the private car. Policy DMG1 states that all development must consider the potential traffic implications and ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated by the development. 
5.3.10 In view of the above, it is my opinion that the site, and in particular the proposed D2 use, is not accessible by means of sustainable transport other than the private car, but more importantly it is considered that the existing highway network (Rabbit Lane and Cross Lane) is not capable of accommodating/serving the proposed levels of traffic associated with the development without having a detriment impact upon highway safety in this area. The proposal is therefore considered to be contrary to Key Statement DMI2 and Policies DMG3 and DMG1 of the Ribble Valley Core Strategy. 

5.4
Visual Amenity/External Appearance:

5.4.1
The application proposes no external alterations to the building and consequently the proposal would result in no visual change on the landscape quality of the AONB.
5.5
Other Matters:

5.5.1
The objection regarding the creation of a new access track within the site has been noted, however this has previously been investigated by the Council’s Planning Enforcement Team and it was accepted that a track has existed in this location. The applicant has improved/resurfaced this track, however it is not considered that this is a harmful development and consequently it was not considered expedient to pursue this issue. 

5.5.2
With regard the concern raised by the Bashall and Mitton Eaves Parish Council in respect of the 40 day a year issue. For clarity, if permission was granted the consent would allow the D2 element to take place 40 days a year and it would not control the number of events. Therefore, for example, if the applicant staged a two day wedding, (Friday and Saturday) then this would equate to two of the 40 day allowance. If (again an example) the applicant hosted a Christening or Confirmation celebration in the daytime and then a separate anniversary/party in the evening of the same day, this would equate to one of the 40 day allowance. To reiterate, the use would be controlled by the number of days and not the number of individual events.
5.5.3
When considering this application, the option to grant a temporary permission for a period of 6 – 12 months was considered. Such a permission would allow the Council to assess and monitor the highway and noise implications of the proposal. The temporary permission would have required the applicant to provide a list of scheduled wedding venue dates to enable random checks to be carried out by the Council’s Planning Enforcement Team to assess any impact the use has upon highway safety and residential amenity. The applicant however has stated within the supporting statement that weddings are planned and booked over a longer timeframe and that weddings are already planned for more than 18 months in the future, therefore a temporary consent would be “wholly unsuitable” as it would prevent bookings for the future. Notwithstanding this, weddings have been taking place for more than two years from this site and therefore the impacts of the proposal on the surrounding area are already known. In view of this it was not considered reasonable to grant a temporary consent in this instance.  
5.5.4
In terms of enforcement, if Members are minded to agree with the Officer recommendation to refuse the application, then some consideration may need to given to the time periods for which they would like enforcement action to take place, as by the applicant’s own admission weddings have been booked in advance of 18 months and immediate ceasing of the unauthorised use would disappoint those that have weddings booked at the venue, especially those booked in the near future. However, the Council must also be mindful that allowing the applicant to fulfil existing bookings, at what would be an unauthorised venue would set a dangerous precedent and may have implications in respect of the time limits for the Council to take enforcement action (in this case the unauthorised change of use would need to have been operational for more than 10 years in order to be exempt from action and obtain a lawful development certificate). In view of this a secondary recommendation has been added requesting an endorsement from Members of Planning and Development Committee for the Council to pursue enforcement action, should Members be minded to refuse the application.         
6.
Conclusion
6.1 Careful consideration has been given to this application in respect of the impacts the proposal would have on residential amenities and highway safety, and how these balance against the economic and employment benefits the use would bring to the rural economy. In respect of residential amenity, it is considered that subject to the imposition of conditions the relationship between the proposed use and surrounding properties is acceptable. In respect of highways, the County Highway Officer, and a number of objectors, have expressed concerns over the proposal and the suitability of the existing highway network to accommodate the numbers and types of vehicles that would access the site, and consequently this would compromise highway safety in this area. It is my opinion that these concerns are genuine and there are no conditions that could be imposed which would adequately alleviate these highway concerns. Subsequently the proposal is considered contrary to Key Statement DMI2 and Policies DMG3 and DMG1 of the Ribble Valley Core Strategy. 

6.2 As mentioned above, I have taken into consideration the economic benefits of the proposal, and whilst Policies DMB1 and DMB3 of the Ribble Valley Core Strategy are in favour of developments that are intended to support business growth, the local economy and increase tourism potential within the borough, both these policies clearly state that such proposals must also accord with other Policies of the Core Strategy. For the highway safety reasons outlined above the proposal does not accord with Key Statement DMI2 and Policies DMG3 and DMG1 of the Ribble Valley Core Strategy, and in my opinion this harm outweighs the economic benefits of the proposal. 
RECOMMENDATION 1: That the application be REFUSED for the following reason:
1.
Access to the site is obtained via either Cross Lane or Rabbit Lane, both of which are narrow single lane highways which lack satisfactory separate footway facilities and few passing points for vehicles. The proposed change of use to allow the venue to host weddings would undoubtedly lead to additional, and also a greater frequency of, vehicular traffic movements to and from the site. Given the generally unsatisfactory means of access to the site and, in particular, the difficulties experienced by vehicles passing one another, the existing highway network is not considered to be capable of supporting the proposed development. The proposal would therefore compromise highway safety in this area and fails to satisfy Key Statement DMI2 and Policies DMG3 and DMG1 of the Ribble Valley Core Strategy.
RECOMMENDATION 2:  That enforcement action be authorised.         

Informative: for the avoidance of doubt this permission relates to the following drawings: 
· BACK/01b Dwg 01

· BAC/01c Dwg 02
Update following 30th June Planning and Development Meeting

On the 30th June 2016 Committee were minded to approve the application and required the application to go back to a future Committee with a list of appropriate conditions. Should this remain the wish of the Committee I would  recommend 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: To comply with the requirements of section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
2.
The permission shall relate to the development as shown on the following drawings: 

BACK/01b Dwg 01

BACK/01b Dwg 01

REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.
3.
The D2 element of the mixed use hereby approved shall not exceed 40 days per calendar year. A register of all events shall be maintained at all times and shall be made available for inspection by the Local Planning Authority on request. 
REASON: For the avoidance of doubt to ensure there is no ambiguity in the decision notice over what amount of development has been approved.
4.
The mixed use venue hereby approved shall only operate between the hours of 08:00  – 22:00 Sunday to Thursday inclusive, and between 08:00 – 00:30 (the following morning) on Friday and Saturday.

REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.

5.
The development hereby approved shall be carried out in complete accordance with the mitigation measures detailed/recommended within Section 8 of the submitted Noise Impact Assessment reference 340HB. 


REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.

6.
No training events (D1 use) and functions (D2 use) shall take place on the same day. 

REASON: To reduce traffic conflict on the adjacent highways and  in the interest of highway safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

7.
Within two months of the date of this permission, a scheme detailing a one-way system within the site, including full details of the location of signage for the one way system, shall have been submitted for the written approval of the Local Planning Authority. The duly approved scheme shall be implemented with 28 days of its approval by the Local Planning Authority and adhered to thereafter unless otherwise agreed in writing with the Local Planning Authority. 

REASON: To reduce traffic conflict on the adjacent highways and in the interest of highway safety in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
BACKGROUND PAPERS: 
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0243
