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Comments on Appellants Statement of Case 

 

1. The outbuilding has been erected without consent. Whilst the LPA consider 

that the change of use of the main building from a dwelling house into a hotel 

use would be an acceptable one, and indeed the main building has been 

previously used for such a use.  However, concerns remain over the use of 

the building as a holiday let and the lack of information that has been 

submitted in relation to the unauthorised outbuilding and its retention within 

the Forest of Bowland National Landscape despite prolonged email 

discussions relating to this and the proposed use and requests for existing 

floorplans for the outbuilding as built. 

  

2. The main building and retention of the outbuilding had been approved as part 

of a previous decision (3/2021/1084) which sought consent for a cookery 

school (outbuilding) and associated accommodation (main house) this was 

approved with a restrictive condition attached regarding the use of the 

outbuilding and its removal. 

 

3. Prior to this, permission was granted under 3/2017/0408 for the change of use 

of the site from residential to a cookery school including an extension to an 

existing detached garage building to be used in conjunction with the cookery 

school which was not implemented.  A further application was then submitted 

under 3/2021/0676 to retain the outbuilding as ancillary to the dwelling.  This 

was subsequently refused on two grounds one of which included the 

outbuildings excessive, scale, design and materials and impact on the AONB 

now National Landscape.  The visual impact on the Forest of Bowland 

National Landscape can be assessed on the context elevations plan 

submitted with the 3/2017/0405 application which shows the existing and 

proposed south facing elevation. See attached   Appendix One Decision 

Notice 3/2021/0676 and Appendix Two context elevations plan 3/201/0405. 

 

4. Nothing has changed since that decision and clearly the building constructed 

bears no resemblance to the garage building that was previously on the site 



 

 

and approved for conversion as part of the cookery school which has not 

been implemented.  Therefore, the outbuilding has no permission in its current 

format and as such this building has no defined use.   

 

5. In terms of the proposed use whilst the use of the main building as a hotel 

would be accepted.  Concerns were raised with the appellant regarding the 

holiday let use and that this would not fall within the same use as the hotel 

use (Use Class C3) but would result in a mixed use or would be Sui Generis 

due to the size, type and location of the property. A holiday let of this 

proportion is likely to lead to large group bookings which would utilise the 

whole site including the annex with limited supervision/control and could lead 

to a detrimental impact on neighbouring properties and could lead to an 

increase in noise nuisance as well as comings and goings. Of particular 

concern is the internal bar area, outdoor patio area and BBQ as well as the 

extensive garden area which would allow for outdoor activities for large 

groups particularly at weekends and during the summer months. 

 

6. In respect of the above, when taking account of the scale and quantum of the 

accommodation proposed, which could accommodate up to 16 guests in the 

main house at any one time, plus potentially further accommodation within the 

outbuilding, it is considered that the intensity of the use as a holiday let and 

associated activities, particularly when fully booked would give rise to a use 

that would not be ‘sympathetic to existing and proposed land uses in terms of 

its size, intensity and nature’ as required by Policy DMG1 of the Ribble valley 

Core Strategy.  

  

7. Particularly insofar that a holiday use of this scale would result in a significant 

detrimental impact on the character of the immediate area insofar that they 

would not be commensurate with and would significantly exceed the levels of 

activities that would usually be associated with a dwellinghouse or hotel use.  

 

8. In this respect it cannot be considered that a holiday let use, particularly when 

taking account of the character of the area (in that it is relatively private and 



 

 

sedate in character), would be ‘sympathetic’ to the inherent character of the 

immediate area.  

 

9. Therefore the use of the entire site as a holiday let would not be acceptable in 

this location due to its intensity and nature within this location within the 

Forest of Bowland National Landscape and therefore it would be prudent to 

restrict the use to that of a hotel only in order to limit its impact on the 

residential amenity of nearby properties in direct conflict with the aims and 

objectives of the Ribble Valley Core Strategy. This can be controlled by an 

appropriate condition if the proposal was considered to be acceptable in other 

respects. This had been previously agreed with the appellant. 

 
10. The site falls within Flood Zones 2 and 3 and whilst a Flood Risk Assessment 

has been submitted this refers to the development as conversions of existing 

buildings only, with a number of recommended flood proofing measures 

identified to address the risk of flooding.  

 
11. As this building is complete and unauthorised then this element of the scheme 

effectively relates to a new building in which case the sequential test should 

be applied which aims to steer development to areas with the lowest risk of 

flooding. If the sequential test is passed, then the exception test would apply 

as the development involves a more vulnerable use in flood zone 3. 

 
12. It has not been demonstrated why this building satisfies the sequential test in 

which case there is no justification for this element of the scheme in a high-

risk flooding area. 

 
13. The 3/2017/0408 permission for a cookery school lapsed with subsequent 

applications withdrawn and the 3/2021/1084 permission for a cookery school 

has not been implemented in any degree nor has an application been 

submitted to discharge any of the attached conditions.  Whilst this permission 

does not expire until the 27th January 2025 it is clearly not the appellant’s 

intention to implement this permission as they now seek an alternative use 

and it is understood that the intended occupant for the cookery school has 



 

 

sought an alternative scheme which has been established elsewhere within 

the Borough. 

 

14. It remains the view of the LPA that the unauthorised outbuilding does not 

have a use and since the cookery school permission has not been 

implemented and with no prospect of it doing so, then there is no realistic 

fallback position and the outbuilding is not an acceptable form of development 

within the Forest of Bowland National Landscape and should be removed. 

 

15. In any event this type of development is within a high-risk flood area and it 

fails the sequential test. 
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