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Planning Statement The Outbarn, Bashall Eaves

1. This statement accompanies a planning application to amend a previous approval at this site for
the erection of a new building to provide holiday accommodation in connection with the existing
wedding venue business. The Council’s reference for the previously approved building is :
3/2018/1067, which was approved on 18 January 2019. A copy of the approval notice for that
application and the planning statement submitted in support of it is attached at appendix 1. Much
of the same principles established by that previous permission remain and the main points of the
previous planning statement are remade in support of this application.

2. This statement is therefore limited to those matters of amendment proposed, given that the
‘principle’ of the building is established.

3. In brief, the amendments proposed are as follows;

e A resiting of the building immediately adjoining but just north of the approved site;
e An increase in the number of bedrooms from 8 to 10;

e Elevational changes.

e Anincrease if footprint size from 17.7 x 8m to 20 x 9m.

e An increase in ridge height from 6.98m to 7.95m

4. The principles of the use of the building remain as that previously approved, which is that the
building will provide overnight accommodation for the site where there is non at present. The
building will be used for persons attending wedding or training events at the site. Condition 12 of
the previous approval limited the use to those persons only and excluded any persons not
attending a training or wedding event. The approved application was also subject to the
provisions set out in a ‘Accommodation Building Management Plan’, ensured by the imposition
of condition 9 of that planning approval. Those same provisions apply to this amended building.

5. In terms of highway safety, the two additional bedrooms proposed will not change the view taken
on the approved application that if the building is used by people already attending the functions,
then it would not result in significant increase in traffic movements to and from the site.

6. The resiting of the building now proposed takes the building away from two oak trees and a
hedgerow that were the subject of an arboriculturally report on the previous application. It was
concluded that the building at that time would not impinge on those trees. This new siting of the
building would ensure that is the case.

7. The resited building will remain physically close to the existing Outbarn building, which is
where main events take place. The building will remain more or less opposite the Outbarn, about
19m distant. It will still be on the opposite side of the track but as equally well related to that
building as per the approved application.
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Planning Statement The Outbarn, Bashall Eaves

8. The building as now proposed now remains, in effect the same building as previously approved.
The building maintains the same external materials and general form with timber external walls
and curved roof. The changes proposed to increase the size of the building are modest and will
not result in any further visual detriment to the area. More specifically, the large glazed opening
previously proposed on the front elevation is now removed and a bedroom window and balcony
put in its place at first floor. An external escape staircase is added to the rear but this is within the
confines if the building, being located adjacent to the single storey rear projection. The extra
width of the building means a slightly higher height of the building. This increases by 0.97m
which is visually little different to the previous building.

9. Overall, the same conclusions apply to this as applied to the previous approval, which is that
there will be limited harm caused by the proposals and such harm as there is, is outweighed by
the economic benefits to this established commercial business.
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1 PURPOSE OF THE EEPORT.

11 Thds repart is pads fo acconypasy a fll plansing application for the erection of holiday
accommvodstion at the application site {'the mte]. It wets out the applicant™s aims and aspirsticns
for the site and provides the local plazming wethosity with & written jestification for the
propatals. This repert is thenafore sat ot in the following format -

- Secticm 2 describes the chamcteristos of the site
- Secton 3 describes the proposals.
- Gecticm 4 gves the background to the development.
- Secton § assesses the development againgt plazming policy.
- Gecticn § considers highway imsplications
-  Section 7 considers the sconopdc banafis of the scheams.
131 This report shonld be read I conjencticn with the sehmitted applicaticn plans, which will be

refarred to whare necewnary, and notread in fwalytion.

13 This vieiement is produced to provide & wmhtten description and jastibcaton of the proposals
coly and & not intended for amy other parpose. It thonld be read n conjenction with the plans
and information sepplisd in the planning applicaticn and not read in isclation Mo part of this
siztement should ba reprodoced or nsed in any other docnewst or circolar writhout the prics
approval of its anthom as fo the foem and content in which it mvay occer, aa the planwing
refaremices mied pay not be appropriste for othar porposes. The repost is intended for the
parson io whom it s addreswed coly and no responsihility can e accepied for amy thind party

forits nse of a part or the whols of its. comtent

0. THE S5ITE AND ITS LOCATION

}1 Tha siteis located sbont I kilomatres {15 miles) to the waest of Waddington and st to the

wast of Bachall Faves, with accwss to the wite baing along Babbit Lana from Bachall Fanves or

2
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3.0

3L

3L

Cross Lang from Waddingion. Clomgh Botiom conmprises 2 complex of former agriceliumal
bemildings now used residestialhy and for 2 Training Cemvire and 3 wedding varmo. Tha
wedding and fmaining verme part of the wite akes place fom the bulding kncom as The
Crutharn, which is pammitted to operats np to 40 wedding: per year as well as for corporats

Thms this applicaticon site forms part of the wider Clough Bottcm comsplex of copxmercial
bazldings that compriss the whols not jast the wedding veeme 2t The Chatbam but alic the
traiming basiness at The Jwtharn. This proposed bedlding is located to the impwediste north

wast of the catharn, sbout 14 metres from it at the nearest point.

THE APPLICATION PROFPOSALS

What iz proposed b te arect & new building te provids for B oo holiday bedrooms. Thase ars
to serve the towriom trade in the arwa but mors particnlarlty am ixended to sxpand the
ciarnight accommodation offer at Clongh Betom for goests of weddings and events hald
thare. Prasantly thers iv only the "Wedding Cottage”, kmown as The 01d Dairy, that protvides
crarnight accommssdation and this is provided to the wedding couple 2 part of the Teoos
wedding hire package. The, thare is no other accommpdation ox wite for the muests of the

wedding parties. This building will fulfil that fenction by providing eight bedroonws saites.

The proposed bedlding iteeld i modern and is meiective of a detch barn in ity appearamce, 2
it has a rounded moof with gresn cladding, vestical tmber clad walls and alumininm fame

window and door opanings. The tmilding is fwo storey and is abouot 17,7 et in leagth by
B mwetres in depth with a singls whorey lean-te at the mar. It has am eaves hedght of about 5.14

mxairgs 2md is about 7.1 meimes to the highest poixt of the roof. The building will retain wome

eEporied portal frams to provids for balcomies and o gve the bedlding an *agricolieral look .
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Exturnally thers is almady a track at this point for wahicls acecsss. Cars will park in tha
ganaral car park for the wedding veme and oxly disabled spaces will be pronvided at the
front of the building. There will be a seating arsa and desk for the guests within the
tuilding bt otherase they will ba sarviced from The Crutbam. The building will be

manzged by the exdsting s that sarvice The Chuthern 2nd Trining Cantre.

4.0, BACKGREOUND

41 Clough Bottom bas diversified from its original agriculinrl nse inte Sty as a taining
cenire from the mid 1980": and forther into 2 wedding venne mwore necemily at The Cmthem
The wedding venss has hecoma imcreasinghy saccessfil with the rosult that thors is
incTeasing demand for ovsomight accommodaton for wedding geests. Thers are nearby
hotuls bt a bot of thewe are also wedding vemees with littls or no capacity for ovemight
poests, partcalarty at the weskends. The basimes therufors operates with a disadvantaze
ovel 5 competitors in not being abls to provide ovemight accommedstion. The provision of
thews holidey roorss wonld address this failing and would senss to enderpin the existng
opmmating buiiness at Clough Bottons. The mesd for the accommodation arises from the
needs of the sxisting bnsimeas at the site and thus the need iz not specalative becamss ther s

sxivting demand from the chsmt bass almady esmblithed at the wxisting busingss.

5 ASSESSMENT AGAINST PLANNING POLICY

51. The Plannimg Policy Postiion

The Fibhle Valley Come Strategy (CF) was adopried in Diecamber 2014 and ¢ omprizes the
developrent plan for the area. Koy Statemsant EIC3 s@tes that proposals that contribute fo and
strengthen the wisiter economy of Eivhle Valley will be smcouraged. incleding the creation of

mew accommodation and tourist facilities associated with existing attractions.

5.1, Tha proposals are for a boliday nse and themfore the applicable policies to be applind m the
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deulopment plan are principally pelicy DMB3 which relates to recreation and tourism
deulopment. This is permzisaive of dewlopment proposals that extend the range of tourism
and vistior facilifies in the Borongh This is sebject to mesting sewwral cieria which,
amongst other tings., require the propoeals to be physically well related to 2z existing main
saftlamant or village or to an existng groep of buldings. Other criferion milate to conflict
with other policies of the plan; chamacter of the arsa; be well mlamd to the sxisting highory
nsetwrork 2nd not generate Tadfic movements of 2 scale 2nd e likely to camse problems: be

large enough and naters conservation.

Policy DMB3 combaims other lirftrtions in relaticn to recreation and tourism development m
the ACNE. Thews are that the proposals shomld display a high standard of design appropriaie
to the area; mot to introdncs tmilt dewlopment nto 2m arsa largely desedd of strocmres,
den-ulopment is not large scale 2nd is in keoping with the charecter of the landscaps and

shomnld reflect the local vermacular, scals, styls, foatres and bailding materials.

Coverpment suidagor

The MNational Planning Policy Framewoerk at section 3 sets out that plasming policies shoald
support sconomic growth in reral arees by tking a positive approach to snstainable new
development by, amongst other things., supporiing sustzinable rural tomrise: and leimmes
developments that bemefits basiness is mmal aras, comenmities and visitors and which

respect the character of the comnirysida.

At suhsection & of WPPF entitled *Eepporting a Prospearons Bural Bconomy” if is stated that
planxing policies showld seppert sconomic growih in rerall ameas in arder o ceabs jobs and

Prospsrity bey taiing a positive approach to seshaimable new development. To promots a stong

rural economy, local and meighboerhood plans should:

5
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- Support the sustaineble growth and sxpamsion of all fypes of business and wnierprise in sl
areas, both through converson of existing boildings and well dewigmed near toilding.

- Promete the development and diversiScaton of agricutiume and ether lazd bassd raal
bisinesees.

- Suppest sustxinabls rural tourism and beisnre developments that bene Gt Pnsineses o reral
areas, commenites and wistors, and which reapect the character of the comntryside. This
shonld imclonde supporting the provision and expansion of tourist and wisitor facilities in
appropriate locatiom: whers identfed needs are not met by sxisting facilities in mal serdice
=y

- Promote the retention and dewelopment of local services and compvemity facilites in villages
such as shops, meating places, sports veomes, culfural toildings, pehlic bomses and places of

worskdp

546. DBothadopied planning policy and sational planning guidance adopt the position that the
creation of teeriom facilities that bemefit viitors is o be encoureged. Thess provisions are
subject to provises that such proposals are snstainable; which i inferpreted in local plazming
policy s locationz] (being well elated to an existing growp of buldings) (policy DME 3) and
vismal, 2 im protecting the chanacer of the AOWE.. Thers is alio referance to kigharay
comsidarations. Thews issnes ame tharefors comuidersd to be the main considemtons with thess

proposals. Thess are now considered belowr.

5 .nability of the locati
3.7. Tha si% is within the groends of Clongh Botions, which is almady a visitor destination. In
thiz sense themfons this propesal is not 2 pew site and neither is it 3 sandilone site in visitor

dentizaticn ferms a5 weers of the holiday bedrooms will primarily be to existing goests at the

wite that eenlt fom the wedding events already held thers. The provision of the holiday

accommodation woald provide those wiitors with 2a oppormnity to sty af the site 2nd
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thareby make wie of the existing sarvices provided there. This extension of the wxisting tourist
facility is more sustznable than providing a mew Gty It also widens the fmancial base of
the business allowing the buosiness to gencram additional revenss and creating additional
assorance of the contimuance of the Clongh Botinm bosines and its local employmsat. These

arw all achiewabls snsminable aims: making the lncation of this holiday uwwe a sesmizabls ona.

Eifeci om che charscier of che coumtryzide and the AONE

Tha st is within the Forest Of Bowland ACNB. However these proposals are small scale and
as such do not constitote major development which is not appropriate in the AONE. The
bruilding is #o ba locabed within closs proximedty fo the smsting baildngs at The Cutbarn and 2
snch it is physically wall related to an sxisting group of boildings, which mests the temms of

Policy DAE] of the Comncil"s Core Strategy

Tha propossd tuilding will be soreened by existing fress and esablished ficld boundarie:
alonyg the northem boendary. The swting of the building does not pesnlt in the eooval of any
bedperows or Tees. The bailding wrill form a closs rlatonship with the sxisting buildings at

Tha Chatharn and as such will mot appsar isoladed.

Tha tmilding will fit into and be sendiced by the sxisting infrastrocture at the wite and as such
there will e no need to crexte additional servics facilitiss snch as a car parking, new entance

or mnsightly service reguircments o werve the nse.

Visnally, the proposed building is repreemtative of  farm beilding in its fores and nse of
sxiermal materials and 2s such, whilst not traditiozal, it is typical of the type of balding that

might be found in a commirysids locaton. The proposed Smber finish of the buflding ssit i

aszimdlating the building into ity surrounding: Additcnal bindscaping will ankance the

bruilding makimg the development whelly appropr2ie fo i setting.
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fi.0.

6.1

7.0

1.1

B0

B.l

HIGHWAY CONSIDERATIONS

The post part of the cconpiem of theis boliday rooms will be visitors who ane almady ot the
venue o the form of goests fo the wedding fancticns being carmied on there As sach it is mot
savisaged that them will be additional car mips panarated as 3 reanlt of the derslopmant.
Thars is exivting access 0 the wite and car parking aress that already werve the wits and there is

ni nead for further access alurations.

ECONOMIC DIPACT

Thars will be aconnpic benefits In tarms of constraction of the building and the srxployment
that wronld bring. Thens will alvo be sconopyic bunut frops the wie in termes of bringing
visdbors to e ama and the poitential spin off spend mio the local sconoomy bat mwors
paricularty. thers wronld be heneddt to the exivting business at the sfe helping to secore a long

term diverification and longevity to this ssiablished mral basinsss.

CONCLUDING EEMARKS

The applicant oparates a successfnl bnsiness at Cloegh Bottom to which these holiday rooms
will be attached. They will sahancs and 2dd to the sxisting bnsiness offer belping to secum
its coniimed cperaticn. As snch if is a sestaimeble propositon. The buoilding dewign b been

denvaloped to b appropriaie to it niral location ket withost baing a pastichs of 2 taditional

stome barm. This, itis flt, complements the exivting buildmgs at the sie.







