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  INTRODUCTION  

 

1. This Report is produced in support of a planning application submitted to Ribble Valley Borough 

Council for development of this site for a 20 bed holiday home, café, garden centre and 30 no. holiday 

lodges. The proposals expand upon an existing 10 bed holiday home at the site, retail sales, café and 

garden centre uses. The proposed chalets are new build, to be constructed from stone with tile solar 

panel roof systems. Renewable energy is a theme of the proposals with the aim to be ‘off grid’ in 

energy terms as much as possible.  

 

2. The report is to address possible concerns about the future viability of the holiday uses proposed, 

particularly as the chalets are of permanent construction, which could raise planning issues with future 

permanent residential use.  

 

3. This report is therefore aimed at addressing those matters from a planning perspective. It is not 

intended to be a detailed financial appraisal of the business.  

 

BACKGROUND 

 

4. In brief, the existing site has developed on an ad hoc basis over the last twenty or so years, the land 

having been previously part of Coars Farm and has since developed from agricultural pasture from 

around 2000 (see Preliminary Ecological Appraisal by Peninne Ecological that accompanies this 

application.). The site changed ownership in 2015 and plans that were approved to redevelop the café 

area were not carried out (see previous planning approval ref : 3/2016/0088). 

 

5. The current business at the supports the owners and staff employed there, supplemented by rental 

income from a lease of the stone barn to the architectural reclamation occupier and the buildings 

appear to be in relatively good order. The existing holiday let provides the base income source, 

however, the uses are subject to seasonal fluctuations. This made up for over the festive season by the 

café and some related garden events held there and therefore there is some overlap and support to 

income generation at the site but this tends to be relatively small scale. Whilst the site is currently not 

unviable, it does lack resources for reinvestment and development to enable the business to expand 

and grow to meet changing market demand. For example, plans for redevelopment of the café and 

garden centre approved in 2016 have not been implemented (application 3/2016/0088) refers.  
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THE BUSINESS MODEL  

 

6   The proposed business model is based on the provision of longer term more permeant chalet style  

buildings. These are to be provided for rent and not for sale. Whilst the up-front costs of the site’s 

development are high and there is an attraction to obtaining large single payments on a sale, an 

owner/occupier profile for the site would not fit in with the tourist/holiday profile of the site. That is 

because owner occupiers have little incentive to visit or spend during off season periods, as fees are 

already paid up. The business profile sought here is to provide ongoing income for both the café use 

and garden centre use at the site, where tourist occupiers are more likely to use those facilities all year 

round and so move the site away from its current reliance on seasonal trade.  

 

7   The proposed holiday chalets are to be permeant construction. This will allow the business model for 

the site to be developed, increasing potential for short term and long-term revenue and returns. That is 

because the financial modelling for caravans has been made more difficult for independent sites since 

the 2008 market crash. Further a caravan value is disproportionally reduced over time, and without an 

owner-occupied business model, caravan renewal for the tourist rented centre becomes a disincentive.  

 

 8   The permanent holiday cottage constructions allow the following advantages over ‘caravans’ :  

• Retention of value; 

• Optimum range of finance available; 

• Reduction of risk of capital investment; 

• Less vulnerability to market fluctuations. 

 

    9   The initial construction costs of these buildings may be higher than those of the caravans with 

potential reduction of the sale price differential. However, this is made up for by the longevity of the 

investment and the potential for relatively low cost refurbishment, modernisation and upgrading over 

the lifetime of the building.  

 

  10   The long term investments in the buildings is justified by the potential good levels of return in the 

holiday rental market sector. For a new chalet building, an estimated construction cost of one chalet is 

circa £80,000. The average yearly rental income of a unit is £12,000-£18,000. An annual letting 

income of £240,000 would achieve a 10% return. Each unit therefore requires an annual income of 

around £8,000 gross allowing for operating costs deductions. 
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Given a proper management regime, this could be easily achieved at this site, particularly as the 

permanent build structures will allow a potentially longer season. The higher return will allow 

investment and maintenance of the site and would supplement the café and garden centre uses. 

 

THE TARGET MARKET AND MANAGEMENT  

 

11.  The current market for the type of holiday maker in this area tends to be mostly ‘independent  

explorers’ who  take multiple trips with family or friends seeking value for money and ‘connoisseur 

 searchers’1 who take regular leisure breaks at home and overseas, are older and seek quality. The 

characteristics of the types of visitors for the market served by the self catering holiday industry in the 

locality of the site are as follows: 

 

• Families with children aged 7-14; 

• Over 30 that travel with friends; 

• Couples; 

• Couples with friends; 

• Groups looking for fun or entertainment. 

 

          12. These groups show the following holiday characteristics: 

 

• Short breaks; 

• Multiple breaks; 

• Monies spent on accommodation; 

• Trips planned in advance; 

• High expectations looking for quality and authentic experiences; 

• Strong motivation to visit particular sites; 

• Take trips around special occasions  

 

      13. It is those connoisseur and independent explorers that is the main market for self catering holiday lets 

in this area. To progress, the site needs to refocus itself and orientate itself towards the short term let 

visitor economy.  
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14. The marketing strategy for the site needs to be optimised. This cannot be achieved in a national 

market with localised or individual marketing efforts. Therefore, the site will be managed in 

partnership with Sykes Cottages, a national holiday let operator. They also work in conjunction 

with the tour operators, which maximises exposure to the market.  

 

15. Attached at document 1 is a letter of intent from Sykes Cottages confirming their interest in 

supporting the proposals. Sykes Cottages confirm that there is strong demand in this area for the 

holiday provision proposed and that the location is good for access to visitor attractions.  

 

16. Attached at document 2 is a Sykes Cottages promotional brochure which sets out their Company 

profile and marketing strategies. It is evident that a national Company such as this who have 

agreed to promote this site, will greatly aid the site’s viability.  

 

       CONCLUDING REMARKS  

 

   17.     The existing business on this site are not maximising their potential with the result that they are  

                 only of very local significance with limited capacity for future investment or recapitalisation to  

                 enable the site to adapt to the changing tourist market.  Site investment is now required to ensure  

                 future resilience. These proposals would be more geared towards the current and developing target  

                 market thereby allowing reinvestment and modernisation of the existing business uses.  
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