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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Having considered the application in its current form would not support the proposal and would like to make the following observations and recommendations:

· Highway issues with the entrance and exit onto the B6243 which is a fast road;

· This appears to be a family holiday site but there is no mention of safety/security, safeguarding of children and play areas;

· The design of the lodges has given little thought to the surroundings. It is expected that the lodges would use more natural materials to blend with the countryside rather than the static trailers proposed. Other applications within the parish for holiday accommodation have proposed shepherds huts, yurts and timber lodges which blend into the landscape;

· The submission states additional parking would be provided but this is not shown on the plan – clarification on this is needed;

· Further details required in respect of letting agreements, hours of business and restrictions on noise and light pollution. There are residential properties near to the site and these should be respected and taken into consideration;

· Details required in respect of drainage and servicing;  
· Ecological impact;
· Concern over this application setting a precedent in the village or result in future applications for extensions to the site;

· A covenant would help restrict this form of development occurring elsewhere and preserve the village of Mitton. 

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The proposal raises no highway concerns, however no details have been provided as to the method of construction for the lodges ie. would they be brought to the site fully assembled or constructed on site. This is a concern because of the low bridge on Station Road in Whalley which may restrict access. 
LCC raise no objection subject to conditions in respect of a construction method statement and wheel washing facilities being provided on site. 

LLFA: 

No comments to make

ADDITIONAL REPRESENTATIONS:

One letter of objection has been received with the following comments raised:
· The proposed development would be out of context with the agricultural setting of the area;

· The development would be clearly visible across the Ribble Valley and from various walks;

· Access via a de-restricted road with national speed limit;

· The applicant has not demonstrated a diversification need, the applicant owns a successful business based in Blackburn and it is considered that they are not dependent on the proposed development for income;

· There is adequate supply of this type of accommodation in the area. 

1.
Site Description and Surrounding Area
1.1 The application relates to an existing field located to the north of the residential dwelling known as the Beeches in Mitton. The dwelling is accessed off the B6243 which is a classified road connecting Clitheroe and Longridge, and the field is accessed through a gate located within the corner of the residential curtilage of the Beeches. 

1.2 The application relates mainly to the field, although does include a section of land within the curtilage of the Beeches which will provide access to the field. The site measures approximately 0.94 hectares and the field slopes downwards from west to east with a hard surfaced area at its western end. 

1.3 The application site is located within the open countryside and is generally surrounded by open fields used for agriculture, although directly to the north is a wooded area and the boundary of the application field includes a number of mature trees. To the south of the site is the highway (B6243) and a cluster of residential dwellings and agricultural buildings. Also on the opposite side of the road is the boundary of the AONB with the application site located just outside of the AONB. 
2.
Proposed Development for which consent is sought
2.1
The application seeks to erect ten detached holiday chalets within the field to the north of the Beeches. The chalets would be accessed via a new internal road to be created with each chalet having two designated car parking spaces. 
2.2
Each chalet would have the same pitched roof design measuring 15m in length x 6m wide with a ridge height of 3.3m. The chalets would be timber clad with a shingle tiled roof and comprise a lounge/kitchen, a bathroom and three bedrooms. The left flank gable elevation would contain a large window to provide natural light and take advantage of views across the landscape. 

2.3
The submission shows that all existing trees would be retained, with additional tree and hedge planting both along the boundaries and throughout the site. The application states that the site would be serviced via a package treatment plant however full details of this have not been provided with the application.  

2.4
In terms of operation, the applicant has confirmed that the intention is for the units to be used for short stay purposes, mainly for bikers, hikers or guests attending one of the many wedding venues in the area. As such the applicant has stated that the units will not be sold off and used as second homes. A Management Plan has been provided which details that guests will be required to report to the applicants dwelling on arrival (to gain access) and that all guests will be instructed of the rules of the site (ie. no disturbance before 07:30 and after 22:30).   

3.
Relevant Planning History
3/2016/0973 - Demolition of existing dwelling and erection of replacement dwelling (including re-defining domestic curtilage, ground works and provision of sustainable drainage system) – under consideration.

3/2009/0172 – Demolition of existing dwelling and attached garage. Erection of new dwelling and attached garage. Alterations to existing vehicular access – approved subject to conditions

3/2008/0605 – Extension to already approved building and change of use from general grazing to horse manege – approved subject to conditions 

3/2007/1019 – Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm above first floor level with Yorkshire boarding above with Eternite sheeting in dark green – approved subject to conditions
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape 

Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement EN4 – Biodiversity and Geodiversity 

Key Statement EC1 – Business and Employment Development 

Key Statement EC3 – Visitor Economy

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME5 – Renewable Energy

Policy DME6 – Water Management

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The application seeks consent to erect ten holiday chalets within the field directly to the north of the residential dwelling known as the Beeches at Mitton. The chalets would be for holiday use only.
5.1.2
Core Strategy Key Statement EC3 relates specifically to the visitor economy stating that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged and that significant new attractions will be supported in circumstances where they will deliver overall improvements to the environment and benefits to local communities and employment opportunities. The proposed development would contribute to the tourism economy and is in accordance with Key Statement EC3.

5.1.3
The application site is located in the open countryside and on the edge (but outside) the Forest of Bowland AONB. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations one of which is the following:

4. The development is for small scale tourism or recreational developments appropriate to a rural area.

5.1.4
The proposed development would represent a small scale tourism development of a type that is appropriate to this rural area and consequently complies with the above criterion contained with DMG2. 

5.1.5
Policy DMB3 relates specifically to recreation and tourism development in the Borough. Tourism and visitor attractions are generally supported subject to the following criteria being met:

i. The proposal must not conflict with other policies of this plan;

ii. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;

iii. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;

iv. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network;

v. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and

vi. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.

5.1.6
With regard to the above, the application site is not within a main settlement, however it is considered to be physically well related to an existing group of buildings, both residential and agricultural, and there are no existing/vacant  buildings in the vicinity that could be utilised for the proposed use/development. 

5.1.7
The visual impacts of the proposed development, are considered in the “visual amenity/external appearance” section of this report. Similarly, the highway implications and the nature conservation issues are also discussed in more detail later within this report. The principle of tourism/visitor accommodation is therefore considered to be acceptable in this location.        

5.1.8
Additionally, Policy DMB1 (Supporting Business Growth and the Local Economy) states that “Proposals that are intended to support business growth and the local economy will be supported in principle.” The application is not accompanied by a financial justification or specific business case, however the applicant has commented that the chalets will be aimed towards short stay tourism, potentially hikers and bikers visiting the AONB and guests attending nearby wedding venues.  

5.1.9 
In view of the above, the principle of the development is considered to be acceptable, subject to compliance with other relevant policies within the Core Strategy. 

5.2
Impact upon Residential Amenity:

5.2.1
The nearest residential property to the proposed chalets, with the exception of the applicant’s property at the Beeches, are the dwellings on the opposite side of the B6243 and the dwelling at Eastham House Farm some 100m to the south. Eastham House Farm is an active farm, with existing farm buildings between this dwelling and the application site. Similarly the dwellings on the opposite side of the highway would be well screened from the proposed development site by the applicant’s dwelling at the Beeches, as well as the natural topography of the land. It is therefore considered that the use of this field for holiday accommodation would not have any significant impact upon residents of the nearest properties. 

5.2.2
With regard to the impact of the operations at the neighbouring farm upon the occupiers of the chalets, as these are for holiday use only they would not receive the same level of protection as a permanent residential dwelling and in any case there are existing residential dwellings within close proximity to this working farm. As such there are considered to be no issues with this relationship. 
5.2.3
The comments made by the Parish Council with regard to respecting the amenity of nearby residents have been taken on board and as part of the consideration of this application the LPA requested the applicant submit a management plan detailing how the site would operate and be managed. The LPA are satisfied with the content of this management plan and a condition has been attached to ensure that it is adhered to. Additionally, the closest dwelling to the site is obviously the applicant’s own dwelling and therefore it is in the applicant’s own interest to ensure that disturbance from the site is kept to a minimum.   

5.2.4
In view of the above it is considered that the relationship the proposed development would share with neighbouring properties is acceptable in accordance with paragraph 17 of the NPPF which seeks to ensure that all new development provides “a good standard of amenity for all existing and future occupants of land and buildings” and Core Strategy Policy DMG1 which states that new development must:

· not adversely affect the amenities of the surrounding area;
· provide adequate day lighting and privacy distances. 

5.3
Visual Amenity/External Appearance:
5.3.1
The application site is located just outside of the Forest of Bowland Area of Outstanding Natural Beauty (AONB), however given its proximity the impact of the proposal on the visual quality of the AONB must be considered. Paragraph 115 of the NPPF considers the potential impact of development within an AONB and notes that ‘Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.  The conservation of wildlife and cultural heritage are important considerations in all these areas, and should be given great weight in National Parks and the Broads.’
5.3.2
Paragraph 58 of the NPPF encourages good design by stipulating that planning policies and decisions should aim to ensure that developments:

· will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;

· establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit; 

· respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation; 

5.3.3
Key Statement EN2 (Landscape) states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. 

5.3.4
The Forest of Bowland AONB Landscape Character Area Appraisal categorises this specific area as an Undulating Lowland Farmland with Parkland, which is characterised by pasture land interspersed with country houses and associated designed landscapes. Undulating Lowland Farmland such as this contain scattered isolated farmsteads and have a largely 18th and 19th century designed landscape, built for estate owners to enjoy.
5.3.5
The application seeks to erect ten chalets within the sloping landscape of the field directly to the north of the dwelling at the Beeches. Due to the topography of the land, the application site is well screened from viewpoints within the AONB by existing buildings (residential and agricultural) and by the high hedgerows which flank the highways in this location. As such the visual impact of the proposal on the AONB is considered to be limited. 

5.3.6
In terms of the wider area and the visual impact on the open countryside in general, as mentioned above the site is well screened from the south and west by buildings and hedgerows and directly to the north is a wooded area which also screens the application site. As such the main visual impact to consider is views from the east. 

5.3.7
To the east of the site are open fields and hence the site would be visible from this direction. In terms of views from public roads to the east the site would be screened by highway hedging and vegetation, however there is a public footpath (footpath 56) which runs through a field to the east and the application field, as well as the proposed chalets, would be visible from a significant stretch of this right of way. 

5.3.8
The fact that the proposed development can be seen from the right of way is not in itself a justification for refusal of the application. The proposed units would be single storey only and the proposal includes new hedgerow planting along the southern and eastern boundaries, as well as new tree planting within the site to further screen the proposal and limit any visual impact. 

5.3.9
The LPA notes that the Parish Council have raised concerns in respect of the design of the chalets and the proposed materials, however it is considered that the simple pitched roof design of the single storey chalets, being constructed using timber cladding and shingles, is in keeping with the surrounding character of the area.     
5.3.10
In addition to the proposed chalets the application includes the laying of a new access track and car parking spaces to serve the proposed units. The new track would lead from the existing hardsurfaced area along the western boundary and a condition has been attached requiring details of the materials to be used on the surface of this track to be submitted to the LPA.  

5.3.11
In view of the above, it is considered that the proposed developments, would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy. 

  5.4
Highway Safety and Accessibility:

5.4.1
Despite the objections from the Parish Council and a nearby resident, the LCC Highway Officer has raised no objection to this application or concerns in relation to the access point. The Highway Officer did request confirmation in respect of whether the units would be constructed on site or brought on site pre-built, and the applicant has confirmed that at the current stage it is not known for sure how the units will be constructed. As such a condition has been attached requiring a construction management plan to be submitted to the LPA, as requested by LCC Highways, so as to ensure vehicles access the site via the most suitable direction.  
5.5
Landscape/Ecology:

5.5.1
The application is accompanied by an Extended Phase 1 Habitat Survey which found no evidence of protected species at the site, however bats, birds, brown hares, hedgehogs and reptiles are known to occur in the local area. The submitted ecology report therefore recommends mitigation measures and a condition has been attached to ensure these are adhered to. A condition has also been attached requiring bat/bird boxes to be provided on site to enhance biodiversity. 
5.5.2
In respect of trees, there are a number of mature trees situated along the boundary of the application field and the submitted plans show these are to be retained. Whilst the submitted plans do not show the root protection areas of these trees the Council’s Countryside Officer has visited the site and is satisfied that from the information provided the development would not impact upon these trees. In order to protect these trees a condition has been attached that they are to be retained and protected throughout the development proposal and an additional condition which requires an arboricultural method statement to be submitted to the LPA prior to any works being undertaken within the root protection area of any retained trees.  
5.5.3
In addition to the above the submission proposes the planting of new hedgerows along the southern and eastern boundaries of the site, along with new tree planting within the site. A condition has been attached requiring details of the proposed new landscaping (trees/hedges) to be planted, in order to ensure they are native species and the Council’s Countryside Officer has commented that any landscaping scheme should include some wild meadow planting within the site.  
5.5.4
In view of the above, the proposal would have no significantly impact upon the landscaping qualities of the site/area in accordance with Key Statement EN2, and the attached conditions seek to ensure that the proposal results in a net improvement in biodiversity in accordance with Policy DME2 of the Ribble Valley Core Strategy.            

5.6
Flood Risk and Drainage:

5.6.1
The application states that the site will be drained via a soakaway and that foul sewage will be disposed via a package treatment plant. Precise details of these have not been submitted with the application and therefore a condition requiring details of the foul and surface water drainage has been attached to the recommendation. 
5.7
Other issues:

5.7.1
The objector has questioned the need for an additional “tourist/camping” site in this area, and the Parsih Council have raised a concern over future development/expansion. With regard to need, as detailed earlier in this report the applicant has not provided a specific business case or justification for the proposal, however this is not considered to be a justifiable reason to refuse the application. Furthermore, the Ribble Valley Core Strategy is supportive of tourism and business growth in rural areas. 

5.7.2
The Parish Council have commented on a lack security and play areas for children. In response to this, the chalets are aimed at short stay guests only and being relatively modest in size (10 units) it is not considered that a children’s play area is justified. Furthermore, there is open space within the application site for children to play and directly adjacent is a small wooded area for families to enjoy should they wish. In respect of security, obviously this is an important issue but it is for the applicant and the occupants/guests themselves to ensure the security of children and all guests. 

5.7.3
In respect of future development/expansion of the site, the LPA cannot impose a condition preventing further applications from coming forward in the future, and if any applications did come forward they would be assessed on their own individual merits in the same way that this proposal has been assessed and considered. The objector has questioned the applicant’s financial need for the proposed chalets/business however this is not relevant in the determination of this proposal.     

5.7.4
A condition has been attached to ensure that the owner/manager of the chalet site resides at the Beeches in order to ensure that the proposed business remains connected to the adjacent residential use of the Beeches.   

5.7.5
Other conditions attached to the recommendation include the chalets only being used for holiday accommodation (no single person can reside in any chalet for more than more than two months in any calendar year) and the details of an external lighting are to be submitted to the LPA prior to installation.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Considering all of the above and having regard to all material considerations and matters raised, the proposed chalets, and associated works, would share an acceptable relationship with the surrounding area in terms of both residential and visual amenity, and subsequently the application is recommended for approval, subject to conditions.

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):
Time

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. 
Plan related

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:


Coc/820/2326/01B (amended plan received 09/04/18)

Coc/820/2326/02

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

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 chalets 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 that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policies DMG1 and DMH3 of the Ribble Valley Core Strategy.

4.
Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of the specification of all glazing to be used on the external surfaces of the chalets hereby approved shall have been submitted to and approved in writing by the Local Planning Authority prior to their use on site. The development shall thereafter be implemented in accordance with the duly approved materials.


REASON: In order that the Local Planning Authority may ensure that the glazing to be used is appropriate to the locality in accordance with Key Statement EN2, and Policies DMG1 and DMH3 of the Ribble Valley Core Strategy. 
Drainage

5.
Notwithstanding the requirements of condition 2 of this permission, prior to the commencement of any development, full details of the foul and surface water drainage schemes, shall be submitted to and approved in writing by the Local Planning Authority. The chalets hereby approved shall not be brought into use until the approved foul and surface drainage scheme has been completed in accordance with the approved details. The development shall be completed, maintained and managed in accordance with the approved details.


REASON:  To ensure satisfactory means of foul and surface water drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.
Landscaping/Ecology

6.
Notwithstanding the details shown on the approved plans and the requirements of condition 2 of this permission, within three months of development first taking place 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, hedges and shrubs. The duly approved landscaping scheme shall be carried out within 12 months of any chalet first being brought into use and the areas which are landscaped shall be retained as landscaped areas thereafter. Any trees, hedges 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.

REASON: In order to achieve a satisfactory level of landscaping and provision of adequate off-road parking facilities for the dwellinghouse in the interests of visual amenity and highway safety in accordance with the requirements of Policy DMG1 of the Ribble Valley Core Strategy.

7.
Unless otherwise agreed in writing with the Local Planning Authority, the trees and hedges shall be retained on site as shown on drawing number Coc/820/2326/01B, and no development shall take place until all the existing trees and hedging within, or directly adjacent to, the site, have been enclosed with temporary protective fencing in accordance with BS 5837: 2012 Trees in relation to design, demolition and construction – Recommendations. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period. 


REASON: To protect trees of landscape and visual amenity value on or adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement DME2 and Policies DMG1 and DME1 of the Ribble Valley Core Strategy.

8.
Prior to any works being carried out within the root protection area of any retained tree an arboricultural method statement shall have first been submitted for the written approval of the Local Planning Authority, and all works within the root protection area shall be a carried out in strict accordance with approved arboricultural method statement.  


REASON: To protect trees of landscape and visual amenity value on or adjacent to the site or those likely to be affected by the proposed development in accordance with Key Statement DME2 and Policies DMG1 and DME1 of the Ribble Valley Core Strategy.

9.
No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.


REASON: In order to prevent any habitat disturbance to nesting birds in accordance with the requirements of Ribble Valley Core Strategy Policy DME3 and the provisions of the Wildlife and Countryside Act 1981 (as amended) and the National Planning Policy Framework.
10.
Within three months of development first taking place on site, details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.

The artificial bird/bat boxes shall be installed and made available for use before the chalets hereby approved are first occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.
Amenity

11.
The development hereby approved shall be carried out in complete accordance with the mitigation/recommendations/conclusions detailed within Sections 7 and 8 of the submitted Ecological Appraisal carried out by envirotech referenced 4379 – dated 29/11/17. 

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.
12.
Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.


REASON: In order to protect the amenities of existing residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
Lighting

13.
No external lighting shall be installed on any chalet hereby approved, or elsewhere within the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  Only the duly approved lighting shall be installed on the buildings hereby approved. 


REASON: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
Highways

14.
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 in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  

15.
No development shall take place, 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

The loading and unloading of plant and material


The storage of plant and materials used in constructing the development


The erection and maintenance of security hoarding


Details of working hours


Routes to be used by vehicles carrying all plant and materials to and from the site

Contact details for the site manager


REASON: To protect existing road users in the interest of highway safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3. 

16.
The car parking and manoeuvring areas shall be made available for use as shown on the approved plan before any of the chalets hereby permitted become operative and these areas shall be permanently maintained thereafter. 


REASON: In the interests of highway safety and to comply with Policy DMG1 of the Ribble Valley Core Strategy.
Monitoring/Control

17.
The chalets hereby approved shall not be let to or occupied by any one person or group of persons for a continuous period of longer than two months in any one calendar year and in any event shall not be used as a permanent accommodation.  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. The register shall contain the name and address of the principal occupier together with the dates of occupation.

REASON: 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 in accordance with Policies DMG1, EC1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

18.
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 chalets 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 in accordance with Policies DMG1, EC1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

19.
Unless otherwise agreed in writing with the Local Planning Authority, the use hereby permitted shall be carried out and managed in complete accordance with the details submitted within the Site Management Plan Ref: Coc/820/2326/CS. 


REASON: In order to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy. 

20.
The chalets hereby approved shall only operate as a business in association with the dwelling at The Beeches (Clitheroe Road, Great Mitton BB7 9PH), and shall not be sold off as a separate business. The owner/site manager of the pods hereby approved shall therefore always reside at the dwelling currently known as The Beeches (or any such alternative name that the property is known as in the future).  

REASON: For the avoidance of doubt and to ensure that the chalets do not have a detrimental impact upon residential amenity and to ensure effective management of the site in accordance with Policy DMG1. 

BACKGROUND PAPERS   

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0050
