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_______________________________________________________________________________________
	DEVELOPMENT PROPOSED:
	Change of use of land for the siting of one shepherd's hut for use as holiday accommodation, alteration to access and creation of parking area 

	AT:
	2 Bailey Cottages Clitheroe Road Mitton BB7 9PL

	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:

- Location Plan PL/01 REV G Received 19th April 2024
- Proposed Site Plan PL/05 REV P Received 19th April 2024
- Visibility Splays PL/07 REV B Received 19th April 2024
- Cycle Store Plan and Elevations PL/06 REV D Received 2nd April 2024
- Shepherd's Hut Elevations PL/04 REV C Received 9th February 2024
- Shepherd's Hut Floor Plans PL/03 Received 1st November 2023
- Drainage Plan PL/09 Received 26th April 2024

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


P.T.O.

	3. 
	The materials to be used on the external surfaces of the development as indicated on the approved plans, namely PL/04 REV C and PL/06 REV D shall be implemented as indicated.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.


	4. 
	Prior to first use of the site hereby approved, the site access arrangements as shown on approved plan PL/05 REV P together with the off-site works of highway mitigation, namely the fence and the stone wall located within the visibility splays to be reduced in height to a maximum of 1m, shall be implemented in full.

Reason: In order to ensure the timely delivery of the necessary access arrangements and off-site highway works in the interests of highway safety.


	5. 
	Prior to first use of the site hereby approved, vehicular visibility splays of 2.4 metres by 48 metres to the left and 2.4 metres by 43 metres to the right shall be provided at the site access. These shall thereafter be permanently maintained with nothing within those splays higher than 1 metres above the level of the adjacent footway/verge/highway. 

Reason: To afford adequate visibility at the access to cater for the expected volume of traffic joining the existing highway network, in the interests of general highway safety, and in accordance with the National Planning Policy Framework (2023).


	6. 
	Prior to first use of the site hereby approved, the parking and turning facilities shall be implemented in accordance with as shown on approved plan PL/05 REV P. Thereafter the onsite parking provision shall be so maintained in perpetuity. 

Reason: To ensure that adequate off-street parking provision is made to reduce the possibility of the proposed development leading to on-street parking problems locally and to enable vehicles to enter and leave the site in a forward direction in the interests of highway safety and in accordance with the National Planning Policy Framework (2023).


	7. 
	Prior to the first use of the site hereby permitted, an electric vehicle charging point shall be provided within the hardstanding area as shown on approved plan PL/05 REV P, which has a minimum power rating output of 7Kw and be fitted with a universal socket that can charge all types of electric vehicle currently. Once installed this shall be retained and made available for use at all times thereafter.

Reason: In the interests of supporting sustainable travel.


	8. 
	These approved cycle facilities as shown on approved plan PL/05 REV P and PL/06 REV D shall be installed prior to the first use of the site hereby approved, and thereafter be kept free of obstruction and available for the parking of bicycles only at all times.

Reason: To promote sustainable transport, encourage healthy communities and reduce carbon emissions.
P.T.O.

	9. 
	The development hereby approved shall be restricted to short-term* holiday purposes only and shall not be occupied at any time as permanent residential accommodation or as a person's main place of residence.

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

* Short term for the purposes of this condition means that the shepherd's hut hereby approved shall not be let to, or occupied by, any one person or group of persons for a continuous period of longer than 28 days in any one calendar year.

Reason: To prevent the permanent residential occupation of the site in a location where new residential development is unacceptable in principle and to define the scope of the permission hereby approved.


	10. 
	Any site lighting required in association with the development hereby approved shall be installed in accordance with approved plan PL/05 REV P, unless alternative lighting details are first submitted to and approved in writing by the Local Planning Authority. 

Reason: To enable the Local Planning Authority to exercise control over development which could prove materially harmful the character and visual amenities of the immediate area and to minimise/mitigate the potential impacts upon protected species resultant from the development.


	11. 
	The hard and soft landscaping works indicated on approved plan PL/05 REV P shall be carried out in accordance with the approved details prior to first use of the development and shall thereafter be retained and maintained. 

Any trees or shrubs planted in accordance with this condition which are removed, uprooted, destroyed, die, or become severely damaged or seriously diseased within 10 years of planting, or any trees or shrubs planted as replacements shall be replaced within the next planting season by trees or shrubs of similar size and species to those originally required to be planted.

Reason:  To ensure the site is satisfactorily landscaped in the interests of visual amenity and ecology.


	12. 
	The drainage indicated on approved plan PL/09 shall be installed prior to first use of the development hereby approved, and the approved scheme shall be retained in perpetuity thereafter.

Reason: To secure an acceptable foul and surface water drainage scheme for the site.




Note(s)

	1. 
	For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

	2. 
	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.

	3.


4.
	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.

	5.












6.









7.
		[bookmark: InformativeText]The grant of planning permission will require the applicant to enter into an appropriate legal agreement (Section 278), with Lancashire County Council as Highway Authority prior to the start of any development. The applicant should be advised to contact the county council for further information by telephoning the Development Support Section on 0300 123 6780 or email developeras@lancashire.gov.uk, in the first instance to ascertain the 
details of such an agreement and the information to be provided, quoting the location, district and relevant planning application reference number.

Please be aware that the demand to enter into section 278 agreements with Lancashire County Council as the highway authority is extremely high. Enquiries are being dealt with on a first come first served basis. As such all developers are advised to seek to enter into Section 278 agreements at a very early stage.


	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 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


	The applicant is advised that the development is likely to require a Site Licence from the Council (or a revision to an Existing Site License for the wider site). Please see the Council's website for more information and details of how to apply:- https://www.ribblevalley.gov.uk/licensing/camping-caravan-sites






	Nicola Hopkins
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 
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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