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SUMMARY 

1. The proposal relates to three parcels of land located within the site known as 
Beetham Holiday Homes. The site is located within the parish of Beetham and 
sits within the Arnside and Silverdale Area of Outstanding Natural Beauty 
(AONB). The proposal seeks to replace 20 touring caravan pitches located on a 
field within the park and surrounded by the existing static caravans, with 20 static 
caravan pitches located within 3 parcels of managed woodland clearings located 
between existing holiday homes and Major Woods, to the north of the park. The 
clearings are used for informal recreation, sports, play and outdoor events.  

2. The key issues that apply to this application are: 

• Principle of development: is the replacement of 20 touring caravan pitches 
with 20 static caravans pitches acceptable; 

• Impact on the landscape of the area and on the Arnside and Silverdale Area 
of Outstanding Natural Beauty (AONB); 

• Biodiversity and geodiversity impacts. 

3. This proposal is brought before members for transparency and openness in light 
of the emerging Arnside & Silverdale Area of Outstanding Natural Beauty 
(AONB) Development Plan Document (DPD) which has come closer to adoption 
since pre application discussion in 2017.  

 

RECOMMENDATION 

4. The application is recommended for approval subject to conditions.  

 

DESCRIPTION AND PROPOSAL 

Site description  

5. The proposal relates to land in Hale, Beetham and situated within the Arnside 
and Silverdale Area of Outstanding Natural Beauty (AONB). The site is long 
established with the licence dating back to 1978 as a caravan park with provision 
for 148 static caravans and 20 touring caravans. Beetham Holiday Homes is 
accessed via a private road off Beetham Lane. 

6. The site is largely surrounded by mature planting areas and from views along the 
public road the site is mostly obscured. To the north and south Beetham Holiday 
Homes is bounded by private land. The most open view of the site is from the 
southern boundary and the existing static caravans can be seen within the 
landscape from various points along the public road. However, the proposed site 
for the 20 new static caravans is located away from this edge of the site.  

7. The land to which this scheme relates is situated to the north of the site and can 
be defined as 3 parcels of managed woodland clearings. In the 2 eastern 
clearings are maintained grass areas, which provide activity space for occupants 
of the existing units and includes a play area, pitch and boules space. The 
western clearing is still maintained but is of a more natural appearance 
containing geological features. However, activities take place in this area of the 



site for example dog walking on maintained walkways, informal recreation, and 
play. Benches are also located within this area.  

8. To the north of the proposed site sits the site compound and to the east of the 
site and south of the access road is the reception building and site managers’ 
accommodation.  

9. The site sits within the defined boundary wall which runs within the woodland and 
beyond the clearings where the proposed development is situated. Adjacent to 
the wall is a pathway.  

 
Proposal 

10. The proposed development comprises replacing the existing 20 touring pitches 
situated to the west of the entrance in a maintained parcel of land with 20 static 
caravans located within three existing clearings currently used for the informal 
recreation, sports, play and outdoor events of the occupants of the site.   

11. The submitted layout plan of the proposed caravans details that the units will be 
placed around the periphery of the woodland clearings. The 20 static caravans 
are a bespoke suite of 5 designs and it is proposed that the clients can choose 
their preferred option. 

 

HISTORICAL CONTEXT 

12. The site has a long and varied history much of which are now historic 
applications. The most relevant to this proposal are set out below. 

13. The applicants submitted a pre-application advice request to the Local Planning 
Authority in July 2017 under application reference IE/2017/0154. The applicant 
was advised that the removal of 20 touring caravans and replacement with 34 
permanent caravans (a 10% increase) would not likely be supported, but that 
there may be scope for reducing the number to that of the existing touring pitches 
(no more than 20).  

14. SL/2015//0152- Variation of condition 2 (occupancy period) attached to Planning 
Permission 5/00/2956 (extension of season) to allow year round use for holiday 
purposes – Approved with conditions. 

 

CONSULTATIONS 

All responses are summarised below and can be read in full on the council website 
under the application reference number SL/2018/0253. 

Parish / Town Council: 

15. Beetham PC have some concerns about this application on the grounds that the 
proposed development turns a genuine touring caravan facility into what is 
effectively a static caravan site. 

Cumbria County Council: 

Highways & Lead Local Flood Authority 

16. Response 23/05/2018: 



The Transport statement is well written and we have no negative comments to 
make.  

The drainage strategy is also acceptable. 

We can therefore confirm that the Local Highway Authority and Lead Local Flood 
Authority has no objections to this application.  

17. Further response 05/12/2018 on amended drawings: 

The response regarding this application from the Highways Authority and LLFA, 
attached, still stands, we have no objection. 

 
South Lakeland District Council: 

 
Environmental Protection Officer 

18. Response 12 December 2018: I refer to the amended and additional plans for the 
above application, and welcome the improvements to the foul drainage 
proposed. I have no further comments to make in addition to my response dated 
the 30th May 2018.  

 
19. Response 30 May 2018: Conditions recommended: Distance Spacing, Fire 

Fighting Facilities, Drainage, Contaminated Land, and Noise. 

 

Arboricultural Officer 

20. Response 28 November 2018: The submitted Arboricultural Impact Assessment 
is welcomed, however a Tree Protection Plan is still required to be submitted in 
writing and approved by the LPA prior to the commencement of development. 
Please require a Tree Protection Plan by planning condition if the application is 
approved.  

21. Response 16 May 2018: I have been to the site and assessed the proposed 
layout. The applicants have submitted a Tree Survey which accurately 
represents the trees on the site. The site also contains an area of Ancient Semi-
Natural Woodland which is a material consideration.  

The proposed layout has considered existing mature trees and been designed 
around them in order to minimise mature tree removals. Site access construction 
is recommended to be cell-web which will minimise the impact of compaction of 
rooting areas of retained trees. There will be a requirement to remove early 
growth Blackthorn and Hazel for some lodge positions but the impact of this on 
the wider woodland is minimal. The wider site shows good tree management with 
woodland managed as coppice despite heavy deer pressure on natural 
regeneration. Magic Maps shows the site as previously being in a Woodland 
Management Scheme, but this appears to have expired. I would encourage the 
site owners to investigate entering into a new woodland management plan for the 
site to continue the previously completed successful woodland management. The 
proposed development will not have an impact upon the appearance of the site 
from outside the site boundary due to existing woodland cover and topography. 



The applicants will need to submit a Tree Protection plan showing protective 
fencing locations for the development and an Arboricultural Method Statement for 
the development prior to commencement. Please require this by condition if the 
development is approved. 

Natural England: 

22. Response 23 January 2019 after receiving required information: 

No objection – subject to appropriate mitigation being secured. 

Without appropriate mitigation the application would:  

• Have an adverse effect on the integrity of Morecambe Bay Pavement SAC, 
Morecambe Bay & Duddon Estuary SPA and Morecambe Bay Ramsar. 

• Damage or destroy the interest features for which Morecambe Bay Site of 
Special Scientific Interest (SSSI) and Haweswater SSI has been notified.  
 
In order to mitigate these adverse effects and make the development acceptable, 
the following mitigation options should be secured:  

 

• A CEMP 

• Additional interpretation packs 

• Construction methods  

• BEMP 
 
Further details are supplied within the response in regards to the mitigation 
required. It is advised appropriate planning conditions or obligations are attached 
to any planning permission to secure these measures.  
 
Specific details & conditions required in regards to the following headings: 
 

• Habitats Regulations Assessment – No objection subject to mitigation being 
secured 

• Limestone Pavement 

• Landscape and Visual Appraisal  

• Ecological Appraisal 
 
Arnside & Silverdale AONB 
We also note the contents of the AONB consultation response dated 12.12.18 
and the objections they raise. Their knowledge of the site and its wider landscape 
setting, together with the aims and objectives of the AONB’s statutory 
management plan, is a valuable contribution to the planning decision. Their 
comments should be taken into account before a decision is made. 
 
Sites of Special Scientific Interest-(SSSI) 
Please note that if your authority is minded to grant planning permission contrary 
to the advice in this letter, you are required under Section 28I (6) of the Wildlife 
and Countryside Act 1981 (as amended) to notify Natural England of the 
permission, the terms on which it is proposed to grant it and how, if at all, your 
authority has taken account of Natural England’s advice. You must also allow a 
further period of 21 days before the operation can commence. 



 
23. Response 19 December 2018: Further information required, Habitats 

Regulations Assessment, Water Quality/ Discharges. 

 
24. Response 18 June 2018: Further information required to determine impacts on 

designated sites and protected landscapes. 

Arnside & Silverdale Area of Outstanding Natural Beauty Partnership  

25. 12 December 2018: still strongly opposes and recommends refusal on the 
grounds that the proposal will have ‘a significant adverse impact on the 
landscape and special qualities of the AONB and would fail to conserve the 
natural or scenic beauty of the area. There will also be loss of priority habitat and 
adverse impact on Ancient Woodland and limestone pavement. The proposal is 
contrary to local and national policy and the AONB Management Plan 2014-19. 

The amendments made have not addressed our concerns and the comments we 
have made in our response (12/12/2018) save for the NPPF paragraphs 
changed. The proposal is contrary to paragraphs 170, 172, 175. 

The AONB DPD was submitted to the Planning Inspectorate on 28 February 
2018 and examined in June. As such we consider Policy AS11 carries great 
weight and that the proposal is contrary to this policy and other policies listed in 
our response on 12/12/2018. 

We acknowledge changes to the drainage proposals, however it is unclear how 
lifting will be done, from where the sand and grit will come, and what quality it will 
be. The impact of the raised gravity drainage must be considered in terms of 
landscape character, biodiversity, geodiversity. The LVIA is unpublished on the 
council website. Natural England’s response to the LVIA states, given the fact the 
site is not visible from any public viewpoints, there is no harm to landscape 
character or quality of the AONB from public views’. We strongly disagree, it is 
essential that not just views and visual amenity are being considered by the 
council. Impact on landscape character of the AONB as described in our 
previous response is crucial.  

26. 07 June 2018: opposes the proposal and recommends refusal on the grounds  
that the proposal would ‘have a significant adverse impact on the landscape and 
special qualities of the AONB and would fail to conserve the natural or scenic 
beauty of the area.’ Contrary to national and local policy (CS1.1, CS5, CS8.2, 
CS8.4) (AONB DPD awaiting adoption AS11, AS01, AS02, AS04, AS08, AS12) 
(DM DPD awaiting adoption DM4) (NPPF para.109, 115, 188), S85 of the 
Countryside and Rights of Way Act (2000) and the AONB management plan 
(guidance not policy); the new caravans are proposed outside the existing 
caravan licence. A new licence will be required. 

The proposal is not small scale compared to the existing caravan site, there will 
be a loss of priority habitat. 

In the AONB Landscape and Seascape Character Assessment (LSCA) the site is 
within the Wooded Limestone Hills and Pavements Landscape Character Type. 
The extension of the caravan site into the undeveloped land will significantly 
affect the landscape character of the area. The proposal will lead to a loss of 
woodland areas. The Major Woods habitat provides an important habitat 



connectivity link to nearby habitats. Further information should be required 
regarding details of the new planting; native species in keeping with the local 
biodiversity and how the new infrastructure relates to the existing systems. The 
impacts of the drainage proposals on the geodiversity, biodiversity, landscape 
character and visual amenity must be considered by the council. 

The proposal does not protect or enhance the landscape, geological 
conservation or provide gains in biodiversity or ecology therefore planning 
permission should be refused. 

Neighbours / Others: 

27. There have been no other representations. A site notice was displayed at the 
main drive to the site. 

Applicant Representations: 

28. Landscape Visual Impact Assessment (Stephen Laws Chartered Landscape 
Architect) - , November 2018.  The assessment considers potential impacts on 
the locality and wider area within the AONB. The site was assessed on two days 
in November when visibility was clear. The area focused on land within 700m of 
the site. The development would not alter the character of the local landscape. It 
falls within the development footprint of the established caravan park. There 
would be a slight reduction in the area of open grassland and amenity grass 
within the existing caravan park. There would be a minor loss of some existing 
landscape features including trees, unimproved grassland and stone wall. The 
ecology report concluded that the loss of some tree cover would be beneficial in 
maintaining important grassland clearances. Grassland clearances are typical 
features of the local landscape character. There would be no effect on exposed 
or buried limestone pavement due to avoidance and use of non-invasive 
construction.  The Application Site lies within the AONB where landscape is 
generally considered to be of a high sensitivity to development. However, given 
the nature and scale of this proposal and the nature of local land use (the land 
lies within the development footprint of an established caravan park), the 
sensitivity of the Application Site to this development is considered to range from 
medium to low with the highest sensitivity within the western clearance and the 
lowest sensitivity within the amenity grassland area in the eastern clearance. The 
landscape effects on the site and immediate area are considered to be minor.  
Field work has confirmed that there is no potential for any views of the proposed 
caravans from public viewpoints outside the established caravan park. 

29. Agent (14/02/2019) comments on the emerging AONB DPD:  I have read the 
modifications proposed by the inspector in his letter of 30th January 2019. I can 
see no conflict with the policy.  The proposal is essentially a master plan as it 
involves the upgrade of existing drainage for existing caravans on the land; it is 
within the developed footprint of the site (being on land actively used and 
developed as amenity land for the park and for no other purpose).  It meets all 
the new criteria (IV to XV fully and without debate); will be controlled by 
occupancy criteria; and more so complies with amended paragraph 4.8.7 which 
includes units manufactured from low impact materials, designed in organic 
shapes and with colours that are sympathetic to the locality.    

We believe that the bespoke nature of the units makes them more suited to 
consideration as low impact visitor accommodation:  they will be mounted on 



piles rather than having a solid base and could be removed with no lasting 
impacts on the ground.  The fact the supporting text refers to ‘yurts, shepherds 
huts or other units’ allows this consideration. The services will be surface 
mounted in many places, including running them inside of walls, and roads will 
be laid using no dig methodologies.  The entire development is removable.  This 
combined with the bespoke design of the units, makes them exactly what is 
allowed by this policy and are more akin in impact to shepherds huts than 
traditional lodge or chalet development.  This is a diversification into a new 
market for this site, and indeed any local sites as the low impact, bespoke design 
in low density layout, will appeal to a whole new demographic of holiday makers 
and a new market.  

We know there is no impact on the landscape from these units.  The policy 
allows development of existing sites which this is.   We are removing the touring 
use from the site and replacing it with units which have less traffic and landscape 
impact. This also is part of the site masterplan, moving the 20 touring pitches 
which are located on an area near the access to provide 20 pitches around the 
edge of the existing developed site.  This is a master planned redevelopment and 
we were clearly running ahead of the of DPD in this regard. The biodiversity 
improvements include the main site and the red line area.  This is a development 
which covers the entire site, making positive biodiversity and drainage changes 
and also moving touring caravans from a part of the site which is more visible to 
a nearly invisible part of the site.  This complies with the objective approach to 
master-planning allowed for redevelopment of the sites.  

POLICY ISSUES 

South Lakeland Core Strategy (CS): 

30. CS1.1 Sustainable Development Principles provides criteria for new 
development. 

31. CS8.1 Green Infrastructure Policy states that the Core Strategy will seek to 
ensure green infrastructure is incorporated into new developments. 

32. CS8.2 Protection and Enhancement of Landscape and Settlement Character 
states that proposals should demonstrate that their scale, design and materials 
will protect and conserve the special qualities and local distinctiveness of the 
area. 

33. CS8.4 Biodiversity and Geodiversity states that all development proposals should 
protect, enhance and restore the biodiversity and geodiversity value of land and 
buildings.   

34. CS8.5 Coast seeks to conserve and enhance landscape, wildlife habitat and 
drainage impact. 

35. CS8.8 Development and flood risk.  

36. CS8.10 Design encourages design appropriate to the context. 

37. CS10.2 Transport Impact of new development requires that development should 
provide for safe and convenient access. 

 
Saved Policies of the South Lakeland Local Plan (LP): 

38. Saved Policy T5 Caravan site development within the AONB.  



39. Saved Policy S2 Design  

 

 

Arnside & Silverdale Area of Outstanding Natural Beauty (AONB) Development 
Plan Document (DPD) 

40. Given the advanced stage of the DPD under paragraph 48 of the NPPF a 
significant degree of weight may be attributable to policies within the DPD: 

41. AS01 Development Strategy 

42. AS02 Landscape 

43. AS04 Natural Environment  

44. AS08 Design 

45. AS11 Camping, Caravan and Visitor Accommodation 

National Planning Policy Framework (NPPF): 

46. Section 15 – Conserving and enhancing the natural environment: Paragraphs 
170 Planning policies and decisions should contribute to and enhance the natural 
and local environment, 172 great weight should be given to conserving and 
enhancing landscape. Areas of Outstanding Natural Beauty, which have the 
highest status of protection in relation to these issues. Paragraph 175  states that 
if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should 
be refused, Development resulting in the loss or deterioration of irreplaceable 
habitats should be refused and opportunities to incorporate biodiversity 
improvements in and around developments should be encouraged, especially 
where this can secure measurable net gains for biodiversity.  

ASSESSMENT 

47. The site is located within the Arnside and Silverdale Area of Outstanding Natural 
Beauty (AONB). Until the AONB DPD is adopted, and thereby forms part of the 
adopted development plan, the Saved Local Plan Policies are used in 
conjunction with the Core Strategy development plan policies and the National 
Planning Policy Framework (NPPF) to manage development. However, under 
paragraph 48 of the NPPF significant weight may be given to the policies within 
the DPD due to the advanced stage of the policy document in the adoption 
process. 

48. The Local Planning Authority entered into pre application discussions on this site 
in July 2017 and the planning application considered within this report was 
received in May 2018. In line with Officer’s advice, the submitted scheme is a 
reduction to that proposed within the pre application submission. The application 
has been with the Local Planning Authority since May 2018, due to amended 
plans being received and statutory consultees requiring further information in 
respect of the application.  

49. The key issues that apply to this application are:  



• Principle of development; is the replacement of 20 touring caravan pitches 
with 20 static caravans pitches acceptable; 

• Impact on the landscape of the Arnside and Silverdale Area of 
Outstanding Natural Beauty (AONB); and 

• Biodiversity and geodiversity impacts. 

Principle of Development - The Local Plan 

 

50. Policy T5 of the Local Plan states that within the Arnside-Silverdale Area of 
Outstanding Natural Beauty, further static caravan development will not be 
permitted. Exceptions will be limited to small-scale expansions of existing sites, 
where this can be achieved within the general screened boundaries of the site 
and providing that there is no adverse impact on: (a) conservation of the 
landscape and built environment; (b) the capacity of the surrounding road system 
and the adequacy of parking and access; or (c) the protection of wildlife, 
archaeological and geological features.  

51. In terms of Policy T5 it is considered that the proposed development site is 
located within the general screened boundaries of the site. The site is clearly 
bounded by a traditional stone wall, with private land beyond this and a footpath 
which runs within the site and adjacent to the wall. The clearings as existing are 
used for informal recreation, sports, play and outdoor events for the occupants of 
the existing caravan units on site. Further to the north of the eastern clearing is 
the site compound and there is existing vehicular access serving this. Therefore, 
it is evident that the proposed units would be situated within boundary of the 
existing site. As such, the proposals can be considered an exception site for a 
small scale-scale expansion of an existing site in accordance with Policy T5.  

52. Furthermore, this application seeks the replacement of 20 touring pitches with 20 
static caravans. Therefore, the amount of units on site at any one time is not 
increasing. Instead, different parts of the site are being used for the location of 
these units. The 20 replacement pitches are for static caravans which will remain 
on site unlike the existing touring pitches which involve caravans arriving and 
departing at various intervals across the holiday season. If granted approval the 
touring pitches will be removed by way of condition. Given that the amount of 
units is not increasing and the units are considered to be within the existing site 
boundary, it can be concluded that the proposed development is a small scale 
expansion of an existing site.  

53. Parts a, b & c of Policy T5 will be discussed in separate sections within this 
report.  

54. Policy T5 of the Local Plan shall be superseded by emerging policy AS11 of the 
AONB DPD Policies once they are adopted. Policy AS11 states that within the 
Arnside & Silverdale AONB, development proposals will not be permitted for the 
replacement of tent or touring caravan pitches or other low impact 
accommodation with static caravans, chalets, cabins or lodges. This application 
is not a departure from Local Plan Policies as currently it complies with the 
planning documents which make up the South Lakeland District Council Local 
Plan. However, given the advanced stage of the DPD a significant degree of 
weight may be attributable to these particular policies. Therefore, AS11 



‘Camping, Caravan and Visitor Accommodation’ must be attributed substantial 
weight in the planning balance upon assessing this application.  

55. Emerging Policy AS11 (III) states development proposals will not be permitted for 
the replacement of tent or touring caravan pitches or other low impact 
accommodation with static caravans, chalets, cabins or lodges. This was also the 
position of the DPD at the time of the pre application advice response. However, 
In the October 2018 Tracked Changes Version, a substantial section has been 
added to AS11 (IV-XV), providing assessment criteria for redevelopment 
proposals within the developed footprint of an existing caravan site when 
submitted as master-planned improvements for the whole site.  

56. The proposal has sought to address each of the exception criteria as part of the 
master plan for the site. It is considered that whilst the proposal involves static 
caravans, it meets fully criteria IV to XIV (with the exception of Xll). Criterion XV 
is not relevant because there is no touring or storage element proposed. The 
only criteria not met is XII. However, it could be said that with the neutral element 
of replacing 20 units for 20 units (no overall increase in numbers) means this is 
not necessarily infringed. 

Landscape Visual Impact  

57. The Core Strategy Policies CS8.1 (Green Infrastructure) CS8.2 (Protection and 
enhancement of landscape and settlement character, CS8.4 (Biodiversity and 
Geodiversity), CS8.10 (Design), Saved Local Plan Policy T5 & emerging AONB 
DPD Policies are taken account of to assess the protection of and where 
possible enhancement to the intrinsic beauty and biodiversity of the district, 
particularly within the AONB. This is reinforced by Section 15 of the NPPF. 

58. Assessment of the potential impacts on the locality and wider area within the 
AONB must consider views into and out of the AONB. The planting within the site 
is mixed closely with the existing caravans enabling a mergence with the 
landscape and improving habitat corridors. The site is private, only open to those 
who lodge there. As such there is no harm to the public viewpoints within the 
AONB or wider landscape character.    

59. The settlement of Slackhead provides a high viewpoint towards the site, albeit 
intermittent as seen between mature trees within the settlement. Overall the 
caravan park is well screened from public views. It is the established areas of the 
caravan park, with caravans looking out across lower land along the southern 
boundary, that are most visible.  Even these are seen in limited views from the 
approaching road and access to Fell End Nature Reserve due in part to existing 
trees/foliage, and topography of the land and the road.  Approaching the site 
from Slackhead there are no views into the site owing to the relatively dense 
woodland that is Major Woods, and mature trees that line the road. The proposed 
caravans will be sited within the screened boundaries of the site. Officers are in 
agreement with the conclusion reached by the Chartered Landscape Assessor 
that there is no potential harm to the landscape character by the proposal. 

60. The landscape effects on the site and immediate area are considered to be 
minor.  Field work has confirmed that there is no potential for any views of the 
proposed caravans from public viewpoints outside the established caravan park. 

61. Natural England have accepted the findings of the LVIA and subject to conditions 
have no objection to the proposal (23/01/2019). 



Design 

62. The design of the proposal is such that the proposed development is kept within 
the existing periphery of the site as it is currently used. The site is well screened 
by Major Woods to the north and substantial planting in various locations around 
the site and on access routes leading to it. The proposal has taken account of 
concerns raised during the pre-application process by reducing the the number of 
caravans and incorporating methods to work with and enhance the natural 
constraints of the site, and removing the touring element of the existing site. 

63. The caravans are of a bespoke design intended to compliment the natural 
landscape incorporating muted colours and natural materials. This reduces 
visibility within the setting and is incorporated in the scheme even though it has 
been established that they are not visible from outside the site. As such views 
within the site, particularly in this more natural area, will not be negative. 

Highways Impact  

64. Policy CS10.2 of the Core Strategy requires that development will be designed to 
reduce the need to travel and to maximise the use of sustainable forms of 
transport appropriate to its particular location. The access to the site is to remain 
unchanged and all changes are internal to the site.  

65. A Transport Statement has been submitted by the applicant which concludes: 
“externally the change will be only noticed in terms of the type of trips, and a 
reduction in touring caravans locally but the same level of trips i.e. arrival and 
departure. Traffic flows have been assessed and based on a robust view of the 
flows to give a nett no change scenario and no capacity issues are expected to 
arise as no changes are set out. As such the scheme would have little or no 
impact on the local network. As such it is considered that there are no reasons 
why the scheme should not be approved from a transportation point of view.” 

66. In regards to the impact of vehicular movement throughout the construction 
period, it is accepted within the statement that this will include an element of 
HGV traffic construction. However, the statement details that subject to a 
condition restricting movement, where appropriate, and hours; the construction of 
the development would not cause undue disturbance to the local area. 

67. Cumbria County Council Highways Authority have responded to the application 
and have stated that the transport statement is well written and there are no 
negative comments to make.  

68. The proposal accords with Saved Policy T5 of the Local Plan and Policy CS10.2 
of the Core Strategy. Subject to appropriate conditions, the proposed 
development is acceptable in highway terms. 

Biodiversity and Geodiversity 

Lime Stone Pavements  

69. In the executive summary of the updated Ecological Appraisal prepared by 
Envirotec it is stated that ‘whilst limestone pavement occurs in proximity to the 
site, the development area will not directly impact upon this habitat type. The 
removal of scrub from pavement and careful integration of paths and 
interpretation boards will both protect this habitat and provide an opportunity for 
users of the park to enjoy and better understand its uniqueness.’ 



70. In respect of Natural England’s responses to the application, the agent supplied 
an email on the 21 December 2018 stating: “I can confirm that in response to the 
concerns of Natural England over pipework and impact levels over limestone 
pavement, I can confirm that we will not be raising any levels over limestone 
pavement, and no pipes or any related pipes will be crossing over exposed 
limestone pavement. Where there is pavement, pipework etc. will be routed 
around it. As you know there are only small areas of exposed limestone within 
the development site area, so we are confident of this approach. If required a 
condition can be used to confirm this.”  

71. Natural England supplied a response to this on 23 January 2019 and stated they 
required the application to be subject to mitigation conditions to ensure that the 
methods used will not damage the limestone pavement. 

Biodiversity and Geodiversity Gain  

72. As discussed with agent and applicant when the proposal was first brought to the 
council under pre-application, the site has a high ecological value and is within 
the AONB. Therefore protection and enhancement of the natural features and 
habitat was raised as a concern and constraint to development. From the 
information provided, including the professional assessments submitted it is clear 
that these concerns have been taken on board. 

73. The Ecology Appraisal by Envirotech, in the assessment concludes that much of 
the existing potential habitat and limestone will be protected or improved. An 
unusual ephemeral stream across the limestone escarpment is being protected 
and works afoot to enhance it which will improve habitat for the common toads 
recorded on site. The mosaic of habitats is retained therefore will not harm 
potential sites for reptiles. Sites for bats and birds to forage and nest were found 
within the site and it is proposed to incorporate provision for bats within the site. 
The report recommends no scrub clearance between March and September, the 
mitigation strategy as detailed within the Ecology Appraisal will be conditioned.  

74. Emerging Policies AS04 & AS11, Core Strategy Policy CS8.4 and under 
paragraph 175 of the NPPF seek biodiversity and geological improvements. The 
NPPF states If significant harm to biodiversity resulting from a development 
cannot be avoided (through locating on an alternative site with less harmful 
impacts), adequately mitigated, or, as a last resort, compensated for, then 
planning permission should be refused and opportunities to incorporate 
biodiversity improvements in and around developments should be encouraged, 
especially where this can secure measurable net gains for biodiversity.  

75. On behalf of the applicant the agent has supplied a list of net biodiversity gains 
which are believed to arise from this development: 

• Creation of new wildflower meadow in place where touring caravans park 

• Creation of wildflower meadow and species rich grassland in the eastern 
clearing, which is currently a playing field with low species value 

• Removal of scrub from western glad which is encroaching into and 
reducing the species rich grasslands there. 

• Improvement of sewage treatment works through the site, improving the 
quality of the flows off the site which benefits the SSSI beyond. 



• Placing of units close to woodland will discourage deer who graze heavily 
on the woodland floor causing damage to growth 

• Agreement to enter into a woodland management plan for the remainder 
of the woodland (can be conditioned to secure) 

• Agreement to provide and adhere to a biodiversity enhancement and 
management plan (can be conditioned to secure) 

• Potential to create new pond feature benefitting the wildlife.  Standing 
water in a limestone environment is very rare and the wildlife thrives on it 
(butterflies, dragonflies, newts, frogs etc.).  There are no amphibian 
species recorded on site so providing a pond would significantly increase 
biodiversity on this site.  

• Bat boxes and bird boxes placed in trees.  

• Working with the AONB (as seen within the AONB document titled 
Landscape Monitoring Project - Geology Audit and Assessment P133) on 
creating a geodiversity trail within the site that could be opened on certain 
days to the wider public. 
 

None of these would occur without the current application.  The costs of 
creating and managing the improvements, alongside the massive 
expenditure on upgrading the foul drainage system, can only come from 
the income that will be derived from the sale of these units. 

76. Under the Conservation (Natural Habitats & Species) Regulations 2017 
potentially damaging works within or sufficiently near to Special Areas of 
Conservation and Special Protection Areas are likely to require an Appropriate 
Assessment. Any operation which is not directly connected with the management 
of the site can only be given consent if the project would not adversely affect the 
integrity of the site, unless works must be undertaken for imperative reasons of 
overriding public interest.  

77. It is the local planning authority’s responsibility to produce a Habitats Regulations 
Assessment (HRA) of the proposals in respect of potential impact on habitats 
and mitigation measures to address such impacts, where necessary. The 
applicant has submitted an assessment which has been appraised by Natural 
England. In its comments, Natural England states: “the HRA concludes that the 
proposal will not result in adverse effects on the integrity of any of the sites in 
question. Having considered the assessment, and the measures proposed to 
mitigate for all identified adverse effects that could potentially occur as a result of 
the proposal, Natural England advises that we concur with the assessment 
conclusions, providing that all mitigation measures are appropriately secured in 
any permission given. The HRA specifically recommends potential mitigation 
measures such as CEMP (to prevent potentially damaging construction 
operations) and additional interpretation packs to detail the significance of the 
local protected sites and the importance of the ecology of the limestone 
pavements. These measures should be secured by the LPA.” 

78. In this case, the assessment carried out by the applicant’s Ecologist is 
considered to be acceptable and fulfils this obligation under the Regulations. The 
mitigation measures may be secured through appropriate conditions.  



79. In respect of biodiversity and geodiversity, it is considered that the proposal is 
compliant with emerging Policies AS04 & AS11 of the AONB DPD, Core Strategy 
Policy CS8.4, Saved Local Plan Policy T5 and paragraph 175 of the NPPF. 

 

 

Foul & Surface Water Drainage 

80. The Foul Drainage Strategy explains that the existing units are served by 10 
different tanks located around the site. Eight of these are septic tanks. There is 
one package treatment plant and also one cess pool. The proposed development 
on site enables the opportunity to improve the overall quality of the water 
discharging from the site as the 20 proposed units and 18 existing will run 
through package treatment plants.  

81. SLDC Public Protection have recommended that Package Treatment Plants 
should be a minimum of 10 metres away from any building/ static unit, and the 
filtration discharge to be a minimum of 15 metres from any building/ static unit. 
The principle of the proposed system as submitted is acceptable. However, to 
comply with the locational distances as aforementioned minor amendments 
which are not insurmountable but require a revised foul water drainage plan are 
required. Therefore, if approved, a condition attached to the planning permission 
seeks to acquire the required amendments to the scheme. 

82. As discussed earlier within the report it has been confirmed that the drainage 
system can be sited without impacting Limestone Pavement. Natural England 
request that this is mitigated through conditions.  

83. Core Strategy Policy CS8.8 requires that most new development should be 
located within Flood Zone 1. The site is located within Flood Zone 1 but with 
areas subject to surface water flooding. The surface water drainage strategy set 
out in the Flood Risk Assessment and Drainage Strategy ref 'K34735/01/FRA/RH 
Issue A’ details that a sustainable drainage scheme (SUDS) can be implemented 
on site. Recommended Condition 4 below requires that prior to the 
commencement of development details of the implementation, adoption, 
maintenance and management of the sustainable drainage system shall be  
submitted to and approved in writing by the Local Planning Authority.  Those 
details shall follow the surface water drainage strategy as set out in the Flood 
Risk Assessment and Drainage Strategy ref 'K34735/01/FRA/RH Issue A’ and 
shall include a timetable for its implementation and a management and 
maintenance plan for the lifetime of the development which shall include the 
arrangements for adoption by any public body or statutory undertaker, or any 
other arrangements to secure the effective operation of the sustainable drainage 
sytem throughout its lifetime. The development is therefore considered to be 
compliant with Policy CS8.8.  

84. Cumbria County Council Local Lead Flood Authority have responded that the 
drainage strategy is acceptable and they have no objections to the scheme. 

Other Matters 

85. The Public Protection response requires distance spacing between the static 
holidays units should enable a minimum distance between units of not less than 
6 metres and also requires that no static unit to be less than 30 metres from a 



designated and clearly marked fire point containing fire extinguishers and other 
fire-fighting equipment. These matters are controlled through licensing and not 
through the planning system.   
 

 

Financial benefits to Local Authorities from the development 

86. In accordance with the requirements introduced by Section 115 of the Housing 
and Planning Act 2016.  The financial benefits of the proposed development are 
estimated below. 

Source Benefit 

Community Infrastructure Levy Not applicable 

Business Rates  / Council 
Tax            

To be reported in a late representation report. 

New Homes Bonus                 Not applicable 

 

87. It is considered limited weight should be attached to the financial benefits arising 
from the proposed development. 

88. Council Tax is an ongoing annual income, new home bonus for four years 
(currently). 

89. Any financial considerations would add to the overall benefits in delivering the 
five year housing land supply and identified housing need on this allocated site.  

CONCLUSION 

90. It is determined that the proposal accords with policies within the South Lakeland 
District Council Local Plan and The National Planning Policy Framework. This is 
attributable to the limited landscape harm, no additional impact arising from 
traffic, the biodiversity net gains arising from the proposal, the protection of 
geodiversity, and ecological mitigation which can be secured through planning 
conditions.  

91. In assessing the planning balance, the adopted policy and emerging policy 
consideration has also been given to a recent Planning Inspectors Appeal 
Decision in respect of the conflict between caravan development in the AONB 
and biodiversity. The Inspector made reference to the balance in development 
and biodiversity gain which is sought for the AONB through the NPPF, SLDC 
Local Plan and AONB DPD. It is considered that the proposed protections put in 
place, improvements to existing drainage and educational activities within the site 
for owners and those sought by the AONB partnership will protect and enhance 
the AONB in accordance the Core Strategy and the AONB DPD. 

92. It is considered the proposal accords with the aims and objectives of the Core 
Strategy Polices CS1.1, CS8.1, CS8.2, CS8.4, CS8.5, CS8.8, CS8.10 and 
CS10.2, Section 15 of the NPPF and Saved Policy T5. The proposal also takes 
account of the emerging policies within the AONB DPD and in particular AS11 
exception criteria (IV-XV). On balance the application is recommended for 
approval subject to conditions.  



RECOMMENDATION:  GRANT subject to:- 

Condition (1)  The development hereby permitted shall begin not later than three years from the 
date of this decision. 
 
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. 
  
Condition (2)  The development hereby permitted shall be carried out in accordance with the 
following approved plans:  
 
Drawing Number: 18291_PL01_01 Rev B 
Drawing Number: 18291_PL01_02 Rev B 
Drawing Number: 18291_PL01_03  
Drawing Number: K856-01 A 
All above received by the Local Planning Authority 02 Nov 2018 
 
Drawing Number: K856-SLP 
Drawing Number: K856-02 
Drawing Number: K856-03 
Drawing Number: K856-04 
Drawing Number: K856/05 
Drawing Number: K856/06 
All above received by the Local Planning Authority 23 March 2018 
 
Reason:         For the avoidance of doubt and in the interests of proper planning. 
   
Prior Commencement 
 
Condition (3) Prior to the commencement of development a Construction Environmental 
Management Plan (CEMP) to cover the construction phase and a Biodiversity Enhancement & 
Management Plan (BEMP) to cover the post construction phase are required to be submitted 
and approved in writing by the Local Planning Authority.  
 
Reason:         For the avoidance of doubt and in accordance with Policy CS8.4 of the South 
Lakeland Core Strategy. 
  
Condition (4)  
 
a)  No development shall take place until details of the implementation, adoption, maintenance 
and management of the sustainable drainage system have been submitted to and approved in 
writing by the Local Planning Authority.  Those details shall follow the surface water drainage 
strategy as set out in the Flood Risk Assessment and Drainage Strategy ref 
'K34735/01/FRA/RH Issue A’ and shall include a timetable for its implementation and a 
management and maintenance plan for the lifetime of the development which shall include the 
arrangements for adoption by any public body or statutory undertaker, or any other 
arrangements to secure the effective operation of the sustainable drainage sytem throughout its 
lifetime. 
 
b)   Before any caravan unit is occupied / the caravan unit is first brought into use, a 
validation report (that demonstrates that the drainage scheme has been carried out in 
accordance with the approved plan) must be submitted to the Local Planning Authority.  
 
c)  The system shall be implemented and thereafter managed and maintained in accordance 
with the approved sustainable drainage details / plan.   



 
Reason:        These details are required to be approved before the commencement of 
development  to ensure surface water is managed in a sustainable way in accordance with 
Policy CS8.8 of the South Lakeland Core Strategy. 
   
 
 
Condition (5) 
  
a)  The development shall not be occupied until amended details of foul water treatment as set 
out in the Foul Drainage Strategy ref CN 18291 have been submitted to and approved in writing 
by the Local Planning Authority.  
 
b)  The development shall not be occupied until details of foul water treatment works have been 
provided on the site to serve the development. 
 
c)   Before any caravan unit is occupied / caravan unit is first brought into use, a validation 
report (that demonstrates that the drainage scheme has been carried out in accordance with the 
approved plan) must be submitted to the Local Planning Authority. 
 
d)   The approved works shall be retained as such thereafter. 
 
Reason:          To ensure adequate provision is made for the management of [surface water / 
and sewage] disposal in accordance with saved Policy S26 of the South Lakeland Local Plan. 
  
Condition (6) 
 
a)  Furthering the Arboricultural Impact Assessment prepared by Yew Tree and Gardens and 
received by the Local Planning Authority 27 November 2018. No site clearance, preparatory 
work or development shall take place until a scheme for the protection of retained trees (the 
Tree Protection Plan) and the appropriate working methods (the arboricultural method 
statement) in accordance with Clause 7 of British Standard BS5837 - Trees in relation to 
Construction - Recommendations has been submitted to and approved in writing by the Local 
Planning Authority.   
 
b)  The tree protection measures shall be carried out as described and approved and shall be 
maintained until the development is completed. 
 
Reason:         These details are required to be approved before the commencement of 
development to ensure the protection and retention of important landscape features in 
accordance with Policy CS8.1 of the South Lakeland Core Strategy. 
   
Condition (7)  If during construction works it is found that any pipework or other utilities have to 
cross over limestone pavement or levels need to be raised over limestone pavement, prior to 
development permission must be sought and approved in writing by the Local Planning 
Authority.  
 
Reason:         To ensure that the methods used will not damage the limestone pavement in 
accordance with Policy CS8.4 of the South Lakeland Core Strategy. 
   
Condition (8) Prior to the siting of the caravans samples of external surfaces and a scheme to 
ensure that the external surfaces shall be matt finishes and in an appropriately specified colour 
shall be submitted to, and approved in writing by, the Local Planning Authority.  
 



Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (9) Prior to the siting of the caravans, a scheme for the provision of external lighting 
shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall 
include full details of the location, design, luminance levels, light spillage and hours of use of all 
external lighting within the site. The approved lighting scheme shall be implemented in full prior 
to first occupation of the development hereby approved.  
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (10) A Phase One Assessment, with reference to gas protection, shall be presented 
to the Local Planning Authority for their approval.  
 
Reason:         These details are required to be approved before the commencement of 
development to prevent harm to human health and the environment in accordance with National 
Planning Policy Framework. 
  
 Condition (11) No site deliveries, or work for the construction of these developments, including 
demolition, shall take place on the site, except between the hours: 
 
08.00 - 18.00 Monday to Friday; and  
08.00 - 13.00 on Saturdays;  
 
unless otherwise agreed in writing with the Local Planning Authority.   In particular, no work 
should be carried out on Sundays or officially recognised public holidays without the prior 
agreement in writing of the Local Planning Authority. 
 
Reason:        To safeguard the amenity of neighbouring occupiers in accordance with National 
Planning Policy Framework. 
   
Condition (12)  The development shall not proceed except in strict accordance with the 
mitigation strategy described in 'Ecological Appraisal' 'Report Reference 3460' prepared by 
Envirotech and deposited with the Local Planning Authority on 27 November 2018. 
 
Reason:         For the avoidance of doubt and to prevent harm to protected species in 
accordance with Policy CS8.4 of the South Lakeland Core Strategy. 
   
Condition (13) The development shall not proceed except in accordance with the mitigation 
strategy described in section 5.7 'Mitigation' of the 'Landscape and Visual Appraisal'  prepared 
by Stephen Laws and deposited with the Local Planning Authority on 27 November 2018. 
 
Reason:         For the avoidance of doubt and in accordance with Policy CS8.4 of the South 
Lakeland Core Strategy. 
  
  
Condition (14) The caravans shall be sited in accordance with drawing number K856-01A.  Any 
material change to the position of a caravan, or its replacement by another caravan in a 
different location shall only take place following an agreement in writing with the Local Planning 
Authority. 
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
   



Condition (15) Prior to occupation of the hereby approved units additional interpretation packs 
to detail the significance of the local protected sites and the importance of the ecology of the 
limestone shall be made available to all new occupants of the hereby approved units and a copy 
of which is required to be submitted and approved in writing by the Local Planning Authority.  
 
Reason:         For the avoidance of doubt and in accordance with Policy CS8.4 of the South 
Lakeland Core Strategy. 
  
Condition (16) No more than 20 caravans, as defined in the Caravan Sites and Control of 
Development Act 1960 and the Caravan Sites Act 1968, shall be stationed on the site at any 
time, as shown on drawing number K856-01A.  
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (17) No caravan shall be stationed on the land other than within the area shown on  
drawing number K856-01A 
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
   
Condition (18) The caravans shall not be occupied other than as holiday accommodation.  They 
shall not be used at any time as sole and principal residences by any occupants.  
 
Reason:         To safeguard the local tourist economy in accordance with Policy CS7.6 of the 
South Lakeland Core Strategy. 
  
 Condition (19) The planning permission hereby granted is for the replacement of the 20 touring 
pitches within the site known as Beetham Holiday Homes with the 20 static units in the positions 
as detailed on drawing number K856-01A. The use of the touring pitches shall cease on the 
date which this application receives planning permission and no touring caravans shall be 
brought onto site. This shall be maintained at all times.  
 
Reason:         For the avoidance of doubt and in the interests of proper planning. 
   
Condition (20)  Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or 
without modification), the written approval of the Local Planning Authority shall be obtained for 
the placing of any overhead electricity service lines on the site. 
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
   
Condition (21) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or 
without modification), the written approval of the Local Planning Authority shall be obtained for 
the construction and siting of any buildings, structures, erections, motorhomes or touring 
caravans (whether temporary or otherwise) to be placed or parked on the site. 
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (22) Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or 
without modification), no fences, gates or walls shall be erected on site and no extensions to the 



caravans other than those expressly authorised by this permission without prior written approval 
of the Local Planning Authority.  
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (23) Other than decking/ terrace/ balcony areas hereby approved on drawing 
numbers K856-02, K856-03, K856-04, K856/05 & K856/06 & K856-01A, no additional decking, 
storage sheds or aerials shall be permitted without the prior written consent from the Local 
Planning Authority.  
 
Reason:         To preserve the local environment and landscape in accordance with saved 
Policy T5 of the South Lakeland Local Plan and Core Strategy Policy CS8.2. 
  
Condition (24)  No retained tree shall be cut down, uprooted, destroyed, pruned, cut or 
damaged in any manner within five years from the date of commencement of the development 
hereby approved, other than in accordance with the approved plans and particulars, without the 
prior written approval of the Local Planning Authority.  If any retained tree is cut down, uprooted, 
destroyed or dies another tree shall be planted [in a location to be agreed in writing with the 
Local Planning Authority] within the next available planting season and that tree shall be of a 
size and species that is first agreed in writing with the Local Planning Authority. 
 
Reason:         To ensure the protection and retention of important landscape features in 
accordance with Policy CS8.1 of the South Lakeland Core Strategy. 

 

 

 

 


