Avalon

Chartered Town Planning 2ol R ‘;“ T o hin

- . B

Town Planning - Architectural Design - Building Regulations - Surveying

PLANNING STATEMENT TO ACCOMPANY A FULL
PLANNING APPLICATION TO RIBBLE VALLEY
BOROUGH COUNCIL

For:

ERECTION OF NEW BUILIDNG FOR USE AS HOLIDAY
ACCOMODATION IN ASSOCIATION WITH EXISTING
WEDDING VENUE BUSINESS

Site at :

THE OUTBARN, CLOUGH BOTTOM, RABBIT LANE,
BASHALL EAVES.

For : Mr and Mrs Backhouse, Focus Training

Our Ref: BAC-06

71 X3 | October 2018.

Directors - Alan Kinder, Dip.T.P (Leeds). MRTPI & Val Kendall
2, Reedley Business Centre, Redman Road, Burnley, Lancashire, BB10 2TY
Phone: 01282 834834 Fax: 01282 451666 Web: www.avalontp.co.uk Email:planning@avalontp.co.uk

Avalon Chartered Town Planning is the trading name of Avalon Town Planning Ltd, Company No 07852064. Registered in England and Wales



Planning Statement The Outbarn, Bashall Eaves

CONTENTS PAGE
1. PURPOSE OF THE REPORT 2.
2. THESITE AND ITS LOCATION. 2.
3. THE APPLICATION PROPOSALS 3.
4. BACKGROUND 4.
5. ASSESSMENT AGAINST PLANNING POLICY 4.

The planning policy position.

Government guidance

Sustainability of the location

Character of the countryside.

6. HIGHWAY CONSIDERATIONS. 8.

7. ECONOMIC IMPACT 8.

8. CONCLUDING REMARKS 8.
1

Directors - Alan Kinder, Dip.T.P (Leeds). MRTPI & Val Kendall
2, Reedley Business Centre, Redman Road, Burnley, Lancashire, BB10 2TY
Phone: 01282 834834 Fax: 01282 451666 Web: www.avalontp.co.uk Email:planning@avalontp.co.uk

Avalon Chartered Town Planning is the trading name of Avalon Town Planning Ltd, Company No 07852064. Registered in England and Wales



Planning Statement The Outbarn, Bashall Eaves

1. PURPOSE OF THE REPORT.

1.1.  This report is made to accompany a full planning application for the erection of holiday
accommodation at the application site (‘the site). It sets out the applicant’s aims and aspirations
for the site and provides the local planning authority with a written justification for the
proposals. This report is therefore set out in the following format :

- Section 2 describes the characteristics of the site
- Section 3 describes the proposals.
- Section 4 gives the background to the development. .
- Section 5 assesses the development against planning policy.
- Section 6 considers highway implications
- Section 7 considers the economic benefits of the scheme.
1.2 This report should be read in conjunction with the submitted application plans, which will be

referred to where necessary, and not read in isolation.

Limitations.

1.3.  This statement is produced to provide a written description and justification of the proposals
only and is not intended for any other purpose. It should be read in conjunction with the plans
and information supplied in the planning application and not read in isolation. No part of this
statement should be reproduced or used in any other document or circular without the prior
approval of its authors as to the form and content in which it may occur, as the planning
references used may not be appropriate for other purposes. The report is intended for the
person to whom it is addressed only and no responsibility can be accepted for any third party

for its use of a part or the whole of its content.

2.0. THESITE AND ITS LOCATION
2.1 The site is located about 2 kilometres (1.5 miles) to the west of Waddington and just to the

east of Bashall Eaves, with access to the site being along Rabbit Lane from Bashall Eaves or
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2.2.

3.0.

3.1.

3.2.

Cross Lane from Waddington. Clough Bottom comprises a complex of former agricultural
buildings now used residentially and for a Training Centre and a wedding venue. The
wedding and training venue part of the site takes place from the building known as The
Outbarn, which is permitted to operate up to 40 weddings per year as well as for corporate

training events.

Thus this application site forms part of the wider Clough Bottom complex of commercial
buildings that comprise the whole not just the wedding venue at The Outbarn but also the
training business at The Outbarn. This proposed building is located to the immediate north

west of the outbarn, about 14 metres from it at the nearest point.

THE APPLICATION PROPOSALS

What is proposed is to erect a new building to provide for 8 no holiday bedrooms. These are
to serve the tourism trade in the area but more particularly are intended to expand the
overnight accommodation offer at Clough Bottom for guests of weddings and events held
there. Presently there is only the ‘Wedding Cottage’, known as The Old Dairy, that provides
overnight accommodation and this is provided to the wedding couple as part of the venue
wedding hire package. Thus, there is no other accommodation on site for the guests of the

wedding parties. This building will fulfil that function by providing eight bedrooms suites.

The proposed building itself is modern and is reflective of a dutch barn in its appearance, as
it has a rounded roof with green cladding, vertical timber clad walls and aluminium frame
window and door openings. The building is two storey and is about 17.7 metres in length by
8 metres in depth with a single storey lean-to at the rear. It has an eaves height of about 5.14
metres and is about 7.1 metres to the highest point of the roof. The building will retain some

exposed portal frame to provide for balconies and to give the building an ‘agricultural look’.
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Externally there is already a track at this point for vehicle access. Cars will park in the
general car park for the wedding venue and only disabled spaces will be provided near

to the building. There will be a seating area and desk for the guests within the

building but otherwise they will be serviced from The Outbarn. The building will be
managed by the existing staff that service The Outbarn and Training Centre. One of the
rooms will also double up as a dressing room to help with the wedding parties, some storage

apace for the Outbarn and for a next day pick up point of belongings.

4.0. BACKGROUND

4.1. Clough Bottom has diversified from its original agricultural use into firstly as a training
centre from the mid 1990’s and further into a wedding venue more recently at The Outbarn.
The wedding venue has become increasingly successful with the result that there is
increasing demand for overnight accommodation for wedding guests. There are nearby
hotels but a lot of these are also wedding venues with little or no capacity for overnight
guests, particularly at the weekends. The business therefore operates with a disadvantage
over its competitors in not being able to provide overnight accommodation. The provision of
these holiday rooms would address this failing and would serve to underpin the existing
operating business at Clough Bottom. The need for the accommodation arises from the
needs of the existing business at the site and thus the need is not speculative because there is

existing demand from the client base already established at the existing business.

5 ASSESSMENT AGAINST PLANNING POLICY

5.1. The Planning Policy Position

The Ribble Valley Core Strategy (CS) was adopted in December 2014 and comprises the
development plan for the area. Key Statement EC3 states that proposals that contribute to and
strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of

new accommodation and tourist facilities associated with existing attractions.

4

Directors - Alan Kinder, Dip.T.P (Leeds). MRTPI & Val Kendall

2, Reedley Business Centre, Redman Road, Burnley, Lancashire, BB10 2TY
Phone: 01282 834834 Fax: 01282 451666 Web: www.avalontp.co.uk Email:planning@avalontp.co.uk

Avalon Chartered Town Planning is the trading name of Avalon Town Planning Ltd, Company No 07852064. Registered in England and Wales



Planning Statement The Outbarn, Bashall Eaves

5.2.

5.3

5.4

5.5.

The proposals are for a holiday use and therefore the applicable policies to be applied in the
development plan are principally policy DMB3 which relates to recreation and tourism
development. This is permissive of development proposals that extend the range of tourism
and visitor facilities in the Borough. This is subject to meeting several criteria which,
amongst other things, require the proposals to be physically well related to an existing main
settlement or village or to an existing group of buildings. Other criterion relate to conflict
with other policies of the plan; character of the area; be well related to the existing highway
network and not generate traffic movements of a scale and type likely to cause problems; be

large enough and nature conservation.

Policy DMB3 contains other limitations in relation to recreation and tourism development in
the AONB. These are that the proposals should display a high standard of design appropriate
to the area; not to introduce built development into an area largely devoid of structures,
development is not large scale and is in keeping with the character of the landscape and
should reflect the local vernacular, scale, style, features and building materials.

Government guidance

The National Planning Policy Framework at section 3 sets out that planning policies should
support economic growth in rural areas by taking a positive approach to sustainable new
development by, amongst other things, supporting sustainable rural tourism and leisure
developments that benefits business is rural areas, communities and visitors and which

respect the character of the countryside.

At subsection 6 of NPPF entitled ‘Supporting a Prosperous Rural Economy’ it is stated that
planning policies should support economic growth in rural areas in order to create jobs and
prosperity by taking a positive approach to sustainable new development. To promote a strong

rural economy, local and neighbourhood plans should:
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5.6.

5.7.

Support the sustainable growth and expansion of all types of business and enterprise in rural
areas, both through conversion of existing buildings and well designed new building.
Promote the development and diversification of agriculture and other land based rural
businesses.

Support sustainable rural tourism and leisure developments that benefit businesses in rural
areas, communities and visitors, and which respect the character of the countryside. This
should include supporting the provision and expansion of tourist and visitor facilities in
appropriate locations where identified needs are not met by existing facilities in rural service
centres.

Promote the retention and development of local services and community facilities in villages
such as shops, meeting places, sports venues, cultural buildings, public houses and places of

worship

Both adopted planning policy and national planning guidance adopt the position that the
creation of tourism facilities that benefit visitors is to be encouraged. These provisions are
subject to provisos that such proposals are sustainable; which is interpreted in local planning
policy as locational (being well related to an existing group of buildings) (policy DMB 3) and
visual, as in protecting the character of the AONB.. There is also reference to highway
considerations. These issues are therefore considered to be the main considerations with these

proposals. These are now considered below.

Sustainability of the location.

The site is within the grounds of Clough Bottom, which is already a visitor destination. In
this sense therefore this proposal is not a new site and neither is it a standalone site in visitor
destination terms as users of the holiday bedrooms will primarily be to existing guests at the
site that result from the wedding events already held there. The provision of the holiday

accommodation would provide those visitors with an opportunity to stay at the site and
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5.8.

5.90.

5.10

511

thereby make use of the existing services provided there. This extension of the existing tourist
facility is more sustainable than providing a new facility. It also widens the financial base of
the business allowing the business to generate additional revenue and creating additional
assurance of the continuance of the Clough Bottom business and its local employment. These

are all achievable sustainable aims making the location of this holiday use a sustainable one.

Effect on the character of the countryside and the AONB

The site is within the Forest Of Bowland AONB. However these proposals are small scale and
as such do not constitute major development which is not appropriate in the AONB. The
building is to be located within close proximity to the existing buildings at The Outbarn and as
such it is physically well related to an existing group of buildings, which meets the terms of

Policy DMB3 of the Council’s Core Strategy

The proposed building will be screened by existing trees and established field boundaries
along the northern boundary. The siting of the building does not result in the removal of any
hedgerows or trees. The building will form a close relationship with the existing buildings at

The Outbarn and as such will not appear isolated.

The building will fit into and be serviced by the existing infrastructure at the site and as such
there will be no need to create additional service facilities such as a car parking, new entrance

or unsightly service requirements to serve the use.

Visually, the proposed building is representative of a farm building in its form and use of
external materials and as such, whilst not traditional, it is typical of the type of building that
might be found in a countryside location. The proposed timber finish of the building assist in
assimilating the building into its surroundings. Additional landscaping will enhance the

building making the development wholly appropriate to its setting.
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6.0. HIGHWAY CONSIDERATIONS

6.1. The most part of the occupiers of these holiday rooms will be visitors who are already at the
venue in the form of guests to the wedding functions being carried on there. As such, it is not
envisaged that there will be additional car trips generated as a result of the development.
There is existing access to the site and car parking areas that already serve the site and there is

no need for further access alterations.

7.0. ECONOMIC IMPACT

7.1.  There will be economic benefits in terms of construction of the building and the employment
that would bring. There will also be economic benefit from the use in terms of bringing
visitors to the area and the potential spin off spend into the local economy but more
particularly, there would be benefit to the existing business at the site helping to secure a long

term diversification and longevity to this established rural business.

8.0. CONCLUDING REMARKS

8.1 The applicant operates a successful business at Clough Bottom to which these holiday rooms
will be attached. They will enhance and add to the existing business offer helping to secure
its continued operation. As such it is a sustainable proposition. The building design has been
developed to be appropriate to its rural location but without being a pastiche of a traditional

stone barn. This, it is felt, complements the existing buildings at the site.
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