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INTRODUCTORY STATEMENT
APPLICATION FOR THE DEMOLITION OF BROWN LEAVES
COUNTRY HOTEL AND REDEVELOPMENT FOR
RESIDENTIAL USE

Introduction

This statement accompanies the planning application for the demolition of the existing
Brown Leaves Hotel and associated outbuildings and the subsequent redevelopment of the
site for residential use. It is intended to give a brief background to the proposals and
highlight the main issues addressed within the remainder of this application.

Proposal

The current building, a 12 bedroom hotel, has been run successfully by the applicants for
more than twenty years However, as they approach retirement, efforts have been made to
dispose of the property as a going concern, but unfortunately to date these have been
unsuccessful {a statement outlining the efforts made to market the property accompanies
this application). As such, alternative uses for the site have been investigated and a
residential scheme is considered most appropriate, taking into account the immediate
location as well as local and national planning policy.

The application covers the demolition of the existing building, which as a result of recent
case law cah now require planning consent. There are also a small number of outhuildings
{that are effectively garden sheds), domestic glasshouses and aviaries that will also be
demolished. The buildings have been inspected as part of the ecology studies of the site and
no evidence has been found of bats, owls or similar protected species. As such they are
considered safe for demolition from an ecological perspective and this work will be
undertaken in line with appropriate Health and Safety and Building Control requirements.

The development aspect of the application is made in outline, with a view to establishing the
principle of residential use on the site. The access position is fixed, however all other
matters are to be reserved for future applications. The site has not yet been marketed and
this application is made on behalf of the landowner rather than any subsequent purchaser
or developer. As such, it is inappropriate for this application to address matters of detail that
will be purchaser specific and therefore these are reserved for further applications made by
an eventual developer.

The layout provided as part of the application is intended to be indicative and does not fix
the quantum or positioning of the dwellings. However, it aims to give an impression of how
a development may lock and, considering the constraints on developing the site, i is likely
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that this type of layout will be relatively closely followed. The possible development shown
provides a mix of house types and sizes that will appeal to a cross-section of potential buyers
and help sustain a mixed community within Copster Green.

Apnplication

This statement accompanies an Ecological Report, a Tree Assessment, a Statement of Efforts
on the Marketing of the Property and a Design and Access Statement. These documents
have been provided following advice received from the pre-application consultation
undertaken by the applicant with the Local Authority. '

The app!itant will enter into discussions with the Local Authority with regards Section 106
requirements that may be sought. In particular, the issue of Affordable Housing will be
agreed as part of the application process, although initial correspondence as already
commenced in advance, although no agreement has been reached as yet.

Summary

The application, for demolition and redevelopment, is founded on sound planning principles
and accords well with local and national policy. The reuse of previously developed land is
appropriate with regards the requirement for sustainable development, whilst the provision
of approximately 18 dwellings, within a village settlement boundary, will help underpin the

Borough’s housing land supply.

The existing inability of Ribble Valley BC to demonstrate a five year supply of housing land,
as required by Planning Policy Statement 3, ensures that residential development in
appropriate locations should be viewed favourably. In addition, this site can help maintain a
mixed community, providing high quality homes for a range of occupiers, but in a setting
that appropriately considers and protects the surrounding land uses and the existing
features on and around the site.

The land is well situated for vehicular access, whilst also providing excellent public transport
links. It fits well within the current residential neighbours and respects the necessary
separation distances, maintaining the character and amenity of the village.
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This statement is provided in support of an Outline Planning Application for the residential
development of Brown Leaves Country Hotel, Copster Green.

Introduction

The subject land is approximately 1.56 acres and is situated directly off Longsight Road (A49)
in Copster Green. It is currently occupied by the applicant who has owned the site for more
than thirty years. Initially the site was used as a horticultural nursery, however in more
recent times it has heen home to a 12 bedroom hotel and associated grounds.

The site rises slightly from Longsight Road in the form of an elongated rectangle. The
western border of the site is formed by a small ditch and established tree line, beyond which
some residential ribbon development extends alongside Longsight Road. To the rear (south)
lies agricultural land, used predominantly for horse grazing, whilst the eastern boundary is
met with the established residential development of Albany Drive. The land fronts onto
Longsight Road, the main thoroughfare of Copster Green, whilst it forms the last parcel of
land within the village envelope to the western edge of the settlement. As such, this
application has been designed with a view to appropriately treating the interface between
both the developed and undeveloped land that abut the land, whilst also looking to continue
the established built frontage onto the adjacent highway.

The intentiocn of this statement is to support the application for the demolition of the
existing hotel and the subsequent redevelopment of the site for residential use. Whilst the
application is made in outline, with all matters (with the exception of access) reserved for
future applications, indicative layouts and house types have been provided to give insight to
the likely level of site coverage and overall quantum of development.

This statement has been prepared in accordance with the requirements of Circular 01/2006
and with regard to the guidance provided in the CABE Publication "Design & Access
Statement - how to write, read and use them". As such the statement will focus on the key
areas of amount and use, layout, scale, landscaping and appearance, fundamental access
and design issues.
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Location

The land is situated immediately to the south of Longsight Road within the Copster Green
Settlement Boundary. Along with the majority of development within the viilage, it occupies
the higher ground, giving excellent views into the Ribble Valley. Simultaneously, its position
near the entrance to the village, in a relatively prominent location, ensures there is a
requirement to design the scheme sensitively not only to the surrounding natural landscape
but also the adjacent existing built form.

The Ribble Valley is an attractive location, benefitting from excellent countryside combined
with good local retail and community facilities, making it a very desirable area for residential
development. The proposed scheme will provide a range of house types that will blend well
with the existing offer in Copster Green. In addition, there will be an element of Affordable
Housing units available at a substantial discount from open market value and these will be
made available for suitable local people, or those with close ties to the Ribble Valley. The
amounts, types, location and deliverahility of these Affordable units will be finalised as part
of the 5106 Agreement that will accompany this application.

The development therefore will help sustain a mixed community within Copster Green,
utilising land within the settlement boundary efficiently and helping to provide a notable
amount of housing within the Borough to help meet the required housing delivery targets.

Use

The current site has been run as a small, family run hotel for more than twenty years. The
hotel comprises 12 guest bedrooms, with parking to the front and side with gardens to the
rear. The building itself is a single storey brick and red tile roof construction, located to the
north east corner of the land. To the rear, the predominantly lawned garden is bounded by
border planting and hedgerow, whiist the western boundary is dominated by significant, but
relatively low value, trees.

Whilst the business has been run successfully by the family for a significant period, the
current occupiers (and applicants) are looking to retire and, as such, have placed the
property on the market as a going-concern for a period of over two years immediately prior
to the preparation of this application Despite this, interest has been extremely limited and
no firm offers have been made, The downturn in the economic outlook has undoubtediy
affected the tourism and hotel industry severely, whilst the hotel's appeal to purchasers is
also limit because of the size of the operation- it cannot justify in business terms additional
employees, but it is too small for a larger brand to take over. In addition, the location would
not be attractive to budget operators, who generally seek either greater exposure fo the
main transport network or proximity to significant employment, residential or retail uses.

Considering the difficulty in selling the properly as a going-concern, an exploration of
alternative uses for the site was undertaken. As part of this exercise, factors such as the
broad location, planning policy, the surrounding land uses and likely demand were taken
into consideration and it is apparent that the most appropriate form of development to be
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undertaken would be residential. Such a use can continue not only the residential frontage
on Longsight Road, but can improve the current interface between Albany Drive and the
agriculturai fields to the south. At present this treatment is poor, but a considered
residential scheme can help to integrate these two areas more effectively.

In planning policy terms the land is situated within the defined Village Boundary of Copster
Green. As a village defined in Policy G4 of the Ribble Valley Local Plan, development is
initially restricted to “infill” development. Whilst the site can partially be ascribed “infill’
status, as it in effect fills a gap between houses on Longsight Road, the remainder of the site
to the rear is less apparently defined.

However, as the proposal is for residential development, Planning Policy Statement 3 must
be considered. This guidance states;

Drawing on information from the Strategic Housing Land Avoilability Assessment and or
other relevant evidence, Local Planning Authorities should identify sufficient specific
deliverable sites to deliver housing in the first five years To be considered deliverable, sites
should, at the point of adoption of the relevant Local Development Document:

— Be Available — the site is available now.

— Be Suitable — the site offers a suitable location for development now and would contribute
to the creation of sustainable, mixed communities.

— Be Achievable — there is a reasonable prospect that housing will be delivered on the site.

Ribble Valley Borough Council cannot currently demonstrate a five year housing supply as
required by this guidance and therefore the proposal for high quality and land efficient
development ought to be considered favourable. Taking the criteria outlined above in turn:

- The land is available for development, as the cccupiers are also the owners of the
incumbent business and are therefore able to vacate the site for development
without undue delay.

- The site is suitable for residential use as it is previously developed, within the village
Settlement boundary, is proximate to housing and is unlikely to be viable for
alternative uses.

- The site, with planning permission for residential use, is achievable. Whilst the
tandowner has made the application independently, the Ribble Valley is a very
strong residential location and Copster Green is an attractive village with good
transport links. There is little doubt that the site would be popular with residential
developers and it is therefore expected that housing would be delivered on site
shaortly after any consent.

It is therefore put forward in this application that the subject site proposals fulfil those
criteria and therefore a residential use on the whole site is in line with planning policy.

The adjoining land uses are predominantly residential and as such the proposal fits well in its
surroundings. Copster Green has good vehicular transport links to the local service centres
of Wilpshire and Ribchester, whilst Clitherce and Blackburn are also easily accessible, as is
J31 of M6 and thus the wider motorway network.
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The site is less than 800m Salesbury CE Primary School, as well as the Post Office and the
Bonny Inn public house. These local facilities are bolstered by the provision in Wilpshire
(c1.5miles) and Whalley {¢ 3miles) and therefore, considering the village location, the site is
comparatively well connected to the nearby centres. In addition to this, the site is served by
the bus routes along Longsight Road, which included direct services to Clitheroe, Whalley,
Wilpshire and Preston. The six services an hour also include direct access to the railway
stations at Wilpshire and Whalley, integrating well with the Ribble Valley Line and providing
direct access to Blackburn and Manchester.

The site is within the Settlement Boundary and ideally situated for residential development.
The broad location of the Ribble Valley is popular with home buyers, whilst Copster Green
benefits from excellent public transport and vehicular connections. Such links ensure that
any future residents, regardless of age, disability, ethnicity or social grouping, will be able to
access the requisite facilities. As such, the site is ideal for residential use.

Amount

The proposal looks to contribute to the mixed, balanced community of Copster Green with
the provision of semi or detached dwellings created off a spine road through the heart of the
site.

The development is likely to achieve a density of around 30 dwellings per hectare and will
contribute an appropriate level of Affordable housing. The size, type and siting of the
dwellings will be appropriate in the local context and will attract a range of home buyers to
substantiate the diverse existing local community.

Through the Design phase, the Masterplan was progressed with a view to achieving the
design principles laid out in Policy G1 of the Ribble Valley Local Plan. Key Principles included:

- Aiming to provide a high standard of building design and landscape quality that creates an
attractive development that respects the privacy of existing and future residents.

- Providing a development that is sympathetic to existing and proposed lond uses in terms of
its size, intensity and nature,

- Use different house types alongside a meandering spine road to encourage a ‘village feel’,
with the development culminating with a fixed line of development, clearly delineating the
extent of the development.

- Maintain, as far as possible, the buffer strip between on the western border of the site,
protecting both the adjacent dwellings but also creating a good interface with the fields
adjoining.

- Approprigte densities to ensure the highway infrastructure and existing public transport
network will be utilised safefy aond efficiently In addition, parking provision will be
appropriate and suitable for the type of dwellings planned.
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These key principles resulted in the indicative layout that accompanies this application. it
shows the potential for the site to accommodate a range of types and styles, including
semis, small and larger detached with integral garaging, as well as the possibility of
occasional bungalows if required. The indicative mix of units reflects many aspects of the
neighbouring dwellings, whilst creating a development that is well aligned to the market
demand for the area.

Layout

The site layout looks to continue the established frontage of Copster Green, whilst creating a
more informal layout within the development. Focus has been put on hlending both formal
and informal, to create a sense of place, but also reflect the rural character of the wider
area. To this end, properties have been arranged so as to either overlock the valley of the
Ribble to the north and the fields to the rear, or orientated so as to benefit from the
retained buffer area of landscaping and trees on the western border. The formal area, in the
heart of the development, creates not only a focus for the small community, but also
enables an appropriate number of units to be served directly from it, thus maximising the
efficiency of the land (This larger paved area will also ensure there is sufficient turning room
for refuse vehicles and similar so they can enter and exit the site reasonably.)

The positioning of the plots facing Longsight Road ensure the existing street scene is
maintained, with small detached units continuing the broken, informal frontage. Parking will
be provided to the front of these plots, maintaining an appropriate stand-off distance from
the main road. The parking will also be accessed from the development road, rather than
directly from Longsight Road, in order to minimise the number of new entrance points
created.

Following the road through the body of the development, smaller units are likely to be
concentrated, overlooking the retained trees and landscaped area. These smaller units can
accommodate the reduced gardens required at this point, particularly as they benefit from
the relatively privacy and openness of the views 1o the front. These units will have parking
rather than garaging, to limit the mass of buildings in this area.

The remainder of the development culminates in a formal area, from which a number of
properties will be directly accessed. The properties on the eastern boundary have been
positioned to maintain appropriate separation distances, as well as looking to retain the
openness, where possible, for the existing homes at the culmination of Albany Drive. The
plots to the rear of the site then back onto the open land to the rear, creating a formal edge
to the extent of development but also providing attractive plots for the benefit of future
residents.

The proposed plots 17 and 18 face the rear boundary of the site and will help maximise the
developable area of the site, using the land most efficiently. The trees to the rear of these
plots have been identified within the Arboricultural Impact Assessment as low quality, with
limited value, however they do offer a buffer for the existing units fronting Longsight Road
to the development and, as such, the site layout shows many of them to be retained.

The proposed layout also takes into consideration the pedestrian movements within the
site. Footpaths along each side of the main access road ensure future residents will be able
to safely and easlly access Longsight Road and the bus routes located thereon.
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As above, the sife layout has been developed to ensure the most efficient use of the land,
taking into consideration appropriate separation distances from the adjoining dwellings. The
development looks to both integrate itself with the existing built form of the village, but also
provide an appropriate boundary between the settlement and the adjoining fields. The
boundary treatment locks to achieve an open aspect into the site along the western border,
but also a secure and definitive start to the village to the southern edge.

Scale

The general approach of the indicative design, and in particular the house types chosen, was
to refiect the typical Copster Green street scene and ensure that the development sits well
in its surroundings. The site itseif is located prominently near the entrance to the village and
it is therefore important that the development fits within the existing sense of place, whilst
simultaneously looking to add te the current building form.

To the west of the site, the village ‘begins’ with two pairs of two storey semi-detached
properties, before the building scale reduces into the viliage where one and one and half
storey bungalows become more prevalent. The aim on the frontage plots was to
incrementally reduce the building mass from the relatively substantial semi-detached
through to the bungalows. However, it was also important to “break” this frontage to fit
with the prevailing dwellings to the east and therefore these are envisaged to be small, two
storey detached properties, with parking created from a shared access to the front. As such,
the build line into the village will ease from large semis, reducing to small detached, then
further to dorma and traditional bungalows.

The build line has been maintained by creating a shared parking area for the two properties
fronting Longsight Road, similar to the arrangements currently used by others properties
overlooking this thoroughfare.

Copster Green, as a general location, has a variety of differing house types within it and this
has been reflected where possible within the scheme, There are four indicative house types
shown, including both single and two storey dwellings. The layout, however, is not intended
to be prescriptive, but to give an impression of the potential of the site to provide a range of
house types.

The location was considered unsuitable for three storey dwellings and, whilst 2.5 storey
could be accommodated on the rear boundary, this has been limited to two storey to
minimise the overall impact of the scheme. This mix of housing will not only fit well with the
existing village, but should alsc appeal to a broad sector of the market and as such
developer interest in the site should be strong.

It is likely that a future developer of the site will want to replace the indicative house types
shown with specific dwellings from their own range, however as a general guide with
regards parameters for the scale of proposed buildings, below is a list of key measurements
that should be taken account of in future reserved matters applications:
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Eaves height 5m —6m {bungalow eaves ¢ 2.5m-3m)
Ridge height 7.7m- 9m (bungalow ridge ¢5m- 5.5m)
Building widths 7m- 9m (inclusive of integral garage)
Building lengths 9m-11m

Landscaping

The positioning and type of landscaping utitised by a future developer is likely to depend on
their house types and orientation and as no developer is presently in place, it would be
premature to submit a finalised landscaping detail with this application. It would be
envisaged that any planning consent would be conditioned such that an appropriate
landscaping scheme is submitted for approval by the Local Planning Authority prior to the
commencement of the deveiopment.

However, it is important to highlight some of the principles that may need to be address
within such a Landscaping scheme in this document.

As discussed in the Arboricultural Impact Assessment that forms part of this submission, the
site has a number of existing tree groups, but none considered to be of high quality or value.
However, it will be important to ensure that whilst the species value of these trees is limited,
they provide an important function in terms of the screening they provide to the adjoining
land uses. Any future landscaping scheme will be required to maintain that function, either
through the retention of the existing trees or appropriate replacement.

The other main area identified for new landscaping wili be the south western boundary. This
location has been left undeveloped to ensure some openness is reflected into the site, but it
will be necessary to treat this boundary with some form of structured planting. Significant
tree planting could be considered, however the openness of the development of this point
should be considered.

It is not envisaged that any significant land forms or earthworks will be required on the site.
The natural gradient, from south to north, is consistent with that found to either side of the
development and therefore continuity with this is important.

It is envisaged that, where possible, the landscaping to the periphery of the site will be
incorporated into private gardens. For example, the south western buffer could be owned by
individual plot owners, whilst the buffer planting to the rear of 17 and 18 ought to be
included in the relevant titles. However, the buffer planting to the western side of the
entrance road is more difficult to incorporate into private plots and therefore may need to
include an element of shared liability amongst the development for this area. Such an
approach ought to be implementable as all the dwellings will derive a direct benefit from the
maintenance of this area as it forms such a prominent feature in the main access to the
development.

Similarly, the turning area could be maintained through a similar agreement if is not
considered for adoption by the relevant authority.
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As recommended in the Ecology Report submitted as part of this application, in order to
mitigate the loss of one of the ponds to form the development, a replacement pond of
similar size and type will be incorporated into a future landscape scheme. The loss of the
other pond on the site is not considered to have a detrimental impact on the ecological
value of the land.

Appearance

Whilst this application is in outline, with a view to reserving details such as layout for
subsequent reserved matters applications, the general character and appearance of the
development will be guided by the principles laid down in this document.

The development is intended to reflect the varied building styles within Copster Green, with
an informal setting brought on by the slight meander of the access road. This village
appearance is underpinned by the limited mass of the buildings, either being semi-detached
or detached, to create space bhetween dwellings and ensure the development created is not
overtly urban.

The build line along the spine road is varied, to recreate the hroken frontage common with
typical village development. Similarly, the deflection in the road alignment ensures that the
impact of the development is minimised and much of the housing is not easily visible from
the Longsight Road entrance.

Materials have yet to be finalised and are reserved for future detailed applications, however
the buildings are likely to be brick construction, with tile roofs. The indicative house types
shown in the application are intended to show the likely potential mix of housing on the site,
but would be subject to the future developer’s specific in-house designs.

The houses shown, 2, 3 and 4 bedrooms, would be expected to appeal to a wide range of
the market and as such should underpin the planning aims set aut within nationa!l policy
guidance to create mixed, sustainable developments. The house types, which look to
incorporate modern living trends with dining/kitchens, en-suites and a focus on obtaining
light rooms wherever possible, will appeal to all age groups, ethnicities and abilities.

It may be paossible for the site to accommodate occasional bungalows for Affordable uses,
which are generally unusual in modern developments, but will not only help achieve this
mixed community but will also tie the development into the existing community by
reflecting a common house type found elsewhere in Copster Green.

The property orientation is guided by the development constraints of the site’s shape, the
access road and the neighbouring land uses. However, wherever possible the development
looks to either face the properties onto open aspects or green areas or back onto the
countryside or established planting to create private, secluded areas for the units 10 to 18.
Units 8 and 9, whilst not enjoying the openness to the front, benefit from a private outlook
and relatively large gardens.
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Access

The development of the site has been designed so as to maximise accessibility and
permeability both for vehicles and pedestrians. It was considered vital that access from
Longsight Road, as a busy main road, was as efficient and unencumbered as possible and
therefore the limitation of development to one side of the spine road helps ensure that
vehictes will not be waiting on the main road for the site road to clear.

The entry point into the site has been positioned, in line with discussions with LCC Highways,
to maximise sight lines in both directions on Longsight Road. The site frontage, of
approximately 25 metres, is currently relatively open and gives excellent visibility for cars
exiting the site. However, the entry into the site, particularly for cars proceeding in a
westerly direction, has been limited to ensure vehicles enter the site at an appropriate
speed.

The remainder of the site is accessed from the spine road that meanders to naturally limit
vehicular speed. In any event, owing to the length of the road, cars will be limited to
approximately 15mph and therefore the proposed parking areas for units 3 to 10 will be
easily accessible for residents of those units.

The paved area to the rear, which services plots 11 to 18, is likely to be a different surfacing
material to the main spine road, ensuring movements on this area are slow. As this area
benefits from the passive surveillance of all the units surrounding it, the area may act as a
shared surface for pedesttians and vehicles alike.

Units 1 and 2 benefit from a large parking and turning area and, like the other two bedroom
properties on the site, have two dedicated parking spaces. This area also ensures the
building line along Longsight Road is maintained, whilst also providing the opportunity for
some buffer planting and an appropriate set-back distance from the road to minimise its
impact on the development,

The site grades evenly from north to south and as such visibility from the vehicular
entrances is good. In addition, the natural topography of the site ensures all the properties
can be accessed by people with limited mobility. However, towards the main entry to the
site, non-slip surfaces may be required on the pedestrian walkways if the gradient of the site
is maintained at this point.

All of the properties benefit from pedestrian access to the front. However, there is also
direct resident access to all the rear gardens, ensuring that waste and recycling bins can be
stored either within the integral garage or away from the front elevations of the properties,
before being brought for collection on the front boundaries by the residents. The refuse
collection vehicles have sufficient space to enter, turn and exit the site safely and away from
parked cars and private curtilages.

The rear plot boundaries will be appropriately fenced, the details of which will be subject to
a subsequent application. The majority of the properties will have a shared boundary with
an adjoining property and therefore will benefit passively from that inherent security. Plots
12 to 16 will need to be carefully considered in order to balance both the security of the
residents and the adjoining cpen fand.
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In terms of general accessibility, the site is well located for local and sub-regional bus
services on Longsight Road, providing excellent access to the nearby urban centres of
Clitheroe, Blackburn and Preston. The smaller facilities available in Wilpshire, WhaEIey and
Langho are equally accessible.

There is good vehicular access to the local urban centres, as well as the main employment
locations within the Borough. The adjacent Longsight Road gives good access to the main
motorway network and generally the site can be considered to be sustainably located for all
types of residents and sits well within the local community as a residential development.
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Brown Leaves Hotel

Statement justifying the Loss of Potential
Employment Land

The purpose of this statement is to assess the proposed redevelopment of the Brown Leaves
Hotel site for residential use and the potential impact on the employment land availability
within the Ribble Valley.

This statement has been prepared with a view to addressing the requirements set out in
Policy EMP11 of the Ribble Valley Local Plan and, in particular, clauses IV) and V) of that

policy.

Introduction

Lea, Hough & Co are an established firm of Chartered Surveyors who have operated in the
Ribble Valley and adjoining Boroughs for more than twenty five years. Having provided both
valuation and development consultancy services for corporate and private commercial
clients alike, we are well placed to advise on the suitability of the subject site for
employment uses and assess its potential to sustain such a use in the future,

Brown Leaves Hotel

The subject site extends to approximately 1.56 acres within the settlement boundary of
Copster Green. The proprietors, who are also the applicants in this instance, have owned the
site for more than 30 years and have operated a hote! business there for over two decades.
The property, a single storey red brick structure, extends to 12 en-suite guest bedrooms,
reception, breakfast/dining room and bar area There are gardens to the rear and parking to
the side and front of the building.

The applicants are now approaching retirement and in preparation have looked to dispose
of the site, as a going concern, for two years, however there has been little material interest
As such, the subject application is put forward as an appropriate re-use of the site that
accords fully with Policy EMP11. '

Planning Context

As the proposal results in the loss of employment land, the application must satisfy the
provisions of Policy EMP11 of the Local Plan, which states:
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‘Proposals for the redevelopment of employment generating sites in the Plan Area will be
assessed with regard to the folfowing:

i} The provisions of Policy G1
ﬁ) ‘The compatibility of the proposal with other policies of this plan
iii) The environmerital benefits to be gained by the community

iv) The potential economic and social damage caused by the loss of jobs in the

community

v) Any ottempts that have been made to secure an alternative employment generaling

use for the site’

[Sections i}, ii} and iii) will be addressed in the other statements accompanying this
application]

Section IV)

The existing business is family owned and is operated predominantly by the proprietors,
who are husband and wife. They employ one part-time member of staff from the local

community.

Hotel uses, whilst incorporating a significant area of floor space, generate relatively few jobs
compared to other employment uses, such as B1 office. The current operation extends to 12
guest bedrooms and therefore does not warrant particularly high levels of staff. In this
context, therefore, there are no grounds to suggest that the loss of the existing hotel and
the two full time and one part time jobs that are generated by it, would have a noticeable
effect on the local economy. Indeed, it is likely that the construction process and subsequent
occupation of future dwellings would stimulate and sustain the village to a greater degree
than the current business.

The hotel generally caters for both holiday makers and business traveliers alike. However,
there are a number of factors that demonstrate that the loss of these guests will not have an
adverse impact on the local area:

- The hotel does not operate at 100% occupancy throughout the year. Combined with
the limited number of bedrooms, the actual number of guests per annum is

relatively small.

- There are no local retailers or businesses that are sustained or rely on Brown Leaves

hotel guests for custom.
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- There are a number of local hotels, B & Bs and guest houses in the Ribble Valley that
can provide the accommodation required by these guests and therefore the impact
on the local area and tourism will be limited.

As such, it is considered that the impact on the local economy and environment wouid be
negligible. Indeed, the provision of a new residential development, delivering in the region
of 18 new homes {some of which would be affordable and available for the local community)
would be of greater benefit to the area than the existing concern. Not only would the
demolition and construction process have the potential to create jobs in the area, the
subsequent new occupiers will benefit local shops and businesses, as well as adding to the
local community in a more general sense.

Section V

Prior to investigating other development options, the applicants marketed the property
through two established commercial agents:

Knightsbridge- the property was placed on the market on 3™ June 2008 by the agent for one
year. The business was positioned on the agent’s website, as well as other hotel sale pages,
and this was supplemented by a targeted mail campaign. In spite of this, there was only one
preliminary enquiry which was not followed up by the interested party.

Preferred Commercial- in order to ensure that the potential market was fully exposed, the
applicants registered the property with a new agent, also specialising in business sales, from
June 2009 to the end of 2010. They confirmed the valuation of the previous agent and
subsequently a similar advertising approach was adopted, but again only one enquiry was
received, but this was not pursued further than the initial approach.

There are a number of reasons behind these low levels of interest. Undoubtedly the
economic downturn has had a significant effect on business sales generally, with potential
purchasers and their funders extremely remaining cautious about committing in such an
uncertain climate. In particular, the hotel and leisure sector has been badly affected, as the
number of people willing and able to spend money on non-essential items such as hotel
stays and holidays has significantly reduced.

The business also has difficulty attracting potential purchasers as it lacks the scale or
potential expansion area to attract larger, more high profile, brands. However, it is also
beyond the remit of most smali hoteliers. The small hotel market is restrained as it requires
either very committed owners who are willing to undertake most, if not all, of the day to day
running of the hotel themselves, or a hotel and location that offers unigue selling features
that enable the charging of higher rates that subsequently justify greater levels of staff to

assist the proprietors.

The property has been marketed for more than two years, by experienced commercial
agents, to continue the use as a successful hotel premises. It is in a prominent location
within the popular Ribble Valley, with broad appeal to tourists and business travellers alike.
Despite this, however, the business has not attracted significant levels of serious interest.
Therefore it should be considered that a continued hotel use on the site has been explored
fully, but there is currently no demand.
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Considering the outiook for the wider economy, it is in our opinion unlikely that demand will
significantly increase in the hotel sector in the short to medium term. The marketing to date
has been targeted and sustained, yet has not been able to elicit any real level of serious
interest and, as a result, the site should be considered for other, more beneficial, uses.

Other Uses

Whilst the business was predominantly advertised as a going-concern, engquiries were also
invited for the opportunities inherent in the building and site for other commercial aor
employment purposes. Again, there was very limited interest in the site for these uses and it
is considered that alternative employment generating formats would not be successful in

this location:

- Industrial- the surrounding area is either residential or agricultural. Such a use would
therefore not only be at odds with the neighbouring land users and most likely
unpopular, it would also be in contravention of local and national planning guidance
regarding the location of such uses. It is also considered highly unlikely that there
would be any occupational demand for such development in this location, with the
site being generally too constrained in terms of size for any meaningful industrial
development, with regular industrial access more difficult than other sites on the

market.

- Office- the existing building is unsuitable for office conversion, requiring too great a
capital cost to realise the amount of space available for it to be financially viable for
a developer or occupier. Meanwhile the speculative office development market is
stagnant, with effectively no such investment taking place other than in exceptional
circumstances or where the development is grant-aided.

Potential occupiers are generally looking for locations closer to the main transport
networks and urban centres, or alternative ‘special’ sites that suit the particular
needs of the business. It is unlikely that the site, or the surrounding village, would
satisfy either of these requirements.

In addition, office uses also create high levels of traffic at peak times and with
limited local potential employees, significant vehicular journeys would be generated.
Again, this use would contravene local planning policy and is unlikely to be
welcomed by the local community.

- Retail- food retail has been a relatively strong presence through the downturn
However, it is a significant traffic generator and does not fit with local planning

policy or aspirations.
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The aforementioned marketing process, whilst focussing on the hotel industry, has looked to
invite offers from the broader employment market but has also been unsuccessful. Again, it
is considered unlikely that demand for such uses will increase in the short to medium term.

Summary

This statement details the extensive marketing that has been undertaken and the resultant
lack of demand for employment generating uses on the site. In our opinion it is unlikely that
demand will increase for this type of site as commercial developers continue to be
restrained by their funders and occupiers have a wide range of products to choose from.

The hotel has been run successfully as a result of the considerable application of the
proprietors, but is inherently disadvantages by its location and size. As such, it is considered
that the best future use for the site is for residential redevelopment that will invigorate the
local market, provide a range of good quality homes and be in-keeping with the surrounding
land uses and in accordance with planning policy.
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Brown Leaves CDUH!IY Holel is situated ina c;ies:rabfe lccaﬂon w.ftmn
the R:bb!e Vallay, .in an affluent demographic area. The properly is
Incated on the AB9 giving easy access to Freston and Blackburi and
boasfs 8 def:ghffui countiyside setting with stunning views

Busmess History

Frafatrad Commercial I8 delighted o offer for sale this desirable and
_much sought after country hotel with the potential to easily convert fo
“a regldential care hors, In such @ sought gfter and desirable lozation,
- The business occuples a substantial plot extendmg fo approx:mataiy 2
-acres and ling just off the main A58 Praston, Chtheroe Skipion Roead:
T ness was establishad in 1933 and has been in our client's

- hands-since 1976, It is only now being placed on the market due o
oxtended in 1990

and benefits from being single storey “The pramizes, In our ppinion,

our elight's wish to rolire The hatal was substantial

“Would Ideally sult conversion to a ratirerent or ndrsing home, with

"huge scope to expand within the grounds, subject to plannlng A

president has basn set with the naxt door property having sevaral new

‘build properties within its grounds, The business bensfits from 12 on.

- suite- bedréoms and private 2 bedroom living accammndat!on This
cffers developers, hoteliers or care homs owners “huge potential,
taking advantage of its excellent and tdymc trading Im:ahon Viewing 3

a must io fulfy appre::iate

' Aa;qammcciaﬁon Deias!s
.. 'Single storey detachad property with the majirity bemg bum in 1996
-Betin 2 acres of level ground in s fantastic settmg w’th emeﬂent

- acaess Bf‘;efiy aempnsmg

 Ground Floor

* Entrance

+ Reception area
= Office

* Lounge bar

» Dining raom with tiouble doors
ta front, 30 covers with scope
for mora

. Laundry rcom with bolter and
rear exit -

- Cc:mmemial kltchen with
_ stamisss stee] air extractlon
slainless steel splash backs,
~ . Stainless stee! tables, double
sink-and hand sink, hot
: cupboard f ﬁed wall and bage
- ynitg :
~ Stare reom hous:ng

refrigeratdrs and freezers

 Blaff we
p :-_Rejaz Bxit
« Badroam 1: double én-suite
* Bedroom 2 double en-guite
'+ Bedroom 3: doible en-sults
= Bedroom 4: dolible en-suils
-+ Bodroom 5: twin en-sulte %
"= Begroom 6: twin en-Suile
* ~Bedroom 7:-family room en-
Celite
) Bedrcom 8 famny room en- 3



