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	Development Description:
	Erection of new building to provide eight-bedroom holiday accommodation in connection with existing wedding venue business

	Site Address/Location:
	The Out Barn, Clough Bottoms

	


	CONSULTATIONS: 
	Parish/Town Council

	Express ongoing support for the development, growth and expansion of local businesses that will benefit local residents and the economy in terms of employment, facilities and trade. However, it is disappointed to see that this application gives no evidence as to how this proposal will achieve this. The Parish therefore make the following specific comments and observations:

· The application is ambiguous - The submission states that the accommodation is for accommodation in association with the existing wedding and corporate training business yet throughout the document the accommodation is referred to a “Holiday Accommodation”, suggesting the accommodation is more than just support of existing business;

· The Outbarn is already subject to “planning creep” where after planning is granted the use changes to something very different. The concern with this proposal is that it will be used as holiday accommodation not connected with the existing business;

· Events at the Out Barn are limited to 40 per year and therefore occupancy rates will be low – bringing into question the financial viability of the proposal and the future impact should it fail;

· The submission states “users of the holiday bedrooms will primarily be existing guests at the site…”. Question the use of the word “primarily” which suggests other people will be allowed to stay at the accommodation.

· Suitability of such a large building – pods or shepherds huts would be more suitable;

· No evidence provided in respect of employment benefits; 

· Proposal will result in additional vehicle movements to and from the site (deliveries, laundry, housekeeping services etc…);

· Health and Safety issues, particular access for emergency vehicles.   


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Officer has commented that it is unclear from the application whether or not the accommodation proposed will be for the sole use of the wedding / training use of the site or for general holiday use. It is noted that the floor plans for the proposal do not include any kitchen or food preparation areas and it is important that this distinction is made due to the traffic generating potential of a standalone holiday facility.

The Highway Officer’s preference would be for the accommodation to be conditioned to be ancillary to the existing assembly uses. 


	CONSULTATIONS: 
	Additional Representations.

	Four letters of objection have been received and one neutral representation. The points raised in the objections are summarised below: 
· No need for the development as there is already sufficient accommodation in area – specifically at the applicant’s farm;
· Highways not suitable for additional traffic;

· More traffic in mornings when guests leave;

· Increase in noise;

· Confusing as to what this application seeks consent for – guest accommodation in conjunction with the 40 events permitted at the Out Barn or holiday accommodation;

· In accordance with previous planning approvals the site should operate a one-way system, however the statement claims access can be obtained via both access points;

· Previous applications have been justified on the basis that the “Events” would be of economic benefit to local Bed and Breakfast establishments. This proposal for on-site accommodation would contradict these previous statements;

· Conditions/restrictions should be imposed to ensure the accommodation is used soley in conjunction with the “40 Events” allowed at the Out Barn.  

The neutral representation does not raise an objection to the principal of the development but requests that more passing points be added on Cross Lane should the application be approved.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection

Policy DMB3 – Recreation and Tourism Development.

Policy DMB1 – Supporting business growth and local economy

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2018/0368 – Application for the variation of condition 3 and 4 from planning permission 3/2016/0243 to vary the hours of operation and to allow 40 weddings per year – approved
3/2017/0367 – Discharge of condition 7 (one way system) from planning permission 3/2016/0243 - approved
3/2016/0243 – Change of use from Class D1 to a mixed use within Class D1 and D2 to allow D2 use as a wedding venue for up to 40 days per year – granted subject to conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a site known as The Out Barn at Clough Bottom, located to the east of Bashall Eaves, approximately 1.5 miles west of the village boundary of Waddington. The application site is located in a somewhat elevated and isolated position but is associated with a larger complex of former agricultural buildings at Clough Bottom. The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty.
Access to the application site can be obtained from either Rabbit Lane via Bashall Eaves, or from Cross Lane when travelling from Waddington, however a condition on a previous planning approval requires access to be via a one-way system. 
The Out Barn building was originally an agricultural barn and in 1996 planning permission was granted to convert the building into an office and management training centre. In 2012 a further application was approved to extend and alter the barn to its current appearance. In 2016 planning permission (3/2016/0243) was granted by Members of Planning and Development Committee to change the use of the Out Barn from a training centre (D1), to a mixed use that allowed the building to continue to operate as a training centre, but also allowed the venue to host weddings for up 40 days per calendar year (secured by condition).

Whilst the above mentioned approved application specifically stated weddings functions, the D2 use class element of the proposal does also allow other similar functions to take place at this venue. These include Christenings, Birthday/Anniversary Parties, Bar Mitzvahs etc… 

In 2018 Members of the Planning and Development allowed a variation of the aforementioned condition which allowed 40 “Events” to take place each calendar years, as opposed to restricting the number of days, as well as an alteration to the hours of use (3/2018/0368).  



	Proposed Development for which consent is sought:

The application seeks consent for the erection of an eight-bedroom building to provide holiday accommodation in connection with the existing training/wedding venue (events) business. 

An objector (as well as the Parish Council and the Highway Officer) have questioned the submission, particularly the use of the bedrooms and whether these would be solely for the guests attending the Out Barn, or would be available for any member of the public to use throughout the year. 

The LPA consider that the words “…in connection with the existing wedding venue business” used within the “Description of the Proposal” (section 5 of the submitted application form) outlines the intention that the proposal seeks consent for a building that will only be used by people attending events at the Out Barn. In addition, the submitted plans show no kitchen facilities within the proposed building, further suggesting to the LPA that these units were solely for use in conjunction with events at the Out Barn, as oppose to holiday homes/accommodation.
This opinion was somewhat verified within para 5.7 of the submitted Planning Statement which states the proposal is not “… a standalone site in visitor destination terms as users of the holiday bedrooms will primarily be to existing guest at the site that results from wedding venues already held there…”, however the LPA also accept the concerns raised by the objector, Parish Council and Highway Officer as a result of the use of word “primarily” in this paragraph. 

As result of the above, in order to ensure there was no ambiguity the LPA wrote to the applicant’s agent on 11th December in order to seek clarification on this issue. In response to this the applicant’s agent confirmed (12th Dec) that the proposed building accommodation would be restricted to people attending events at the Out Barn. This has also been reiterated within the “Management Plan” that has been provided at the request of the LPA.    
In respect of the building itself, it would be two storey with a curved roof measuring 7m at the highest point. The footprint would measure 17.7m x 8m, with a further single storey section at the rear with balconies provided on all four of the first-floor units. In terms of appearance the building would be finished in vertical timber boarding with a profile sheet roof. The building would contain high levels of glazing however as a result of the overhanging roof the majority of these would be set back. 
In terms of siting, the building would be located close to the existing Out Barn building, albeit on the opposite site of the access track. The existing car park for the Out Barn would be used by guests and the submission includes some tree planting to the north, south and west of the building. 



	Principle of Development:

The planning policy context for this application is set out in the National Planning Policy Framework and at local level by the Core Strategy.  The adopted Core Strategy is the starting point for decision-making within the borough which sets out the vision for the borough and how sustainable development will be developed. This not only relates to housing but also economic and social uses.

The overall development of the Strategy is set out in Key Statement DS2 which aims to promote development in most suitable locations in the borough (Principal Settlements and Tier 1 Villages). Policy DMB3 requires new tourism development to be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction. In this respect, it is clear that the site is not located in what can be regarded as a sustainable location, nevertheless the site currently exists as a commercial business and countryside attraction. The proposal seeks to improve the existing facilities on offer at this existing site by providing overnight accommodation for guests.

Furthermore, the Out Barn is a popular visitor destination within the Ribble Valley, provided up to 40 events (mainly weddings) and at present the business has no provision for overnight accommodation and thus this application seeks to construct a new building that will allow guests to stay over, rather than staying overnight an alternative locations. The application states that other similar businesses in the vicinity benefit from on-site accommodation and this puts the applicant at a disadvantage. The LPA accepts this argument as permission has recently been granted at Bashall Barn for overnight accommodation, as well as applications for accommodation at the Red Pump Inn Public House. The objector’s comments that there already enough facilities for overnight accommodation are noted, however competition is not a valid reason to refuse an application and as mentioned above not having accommodation on site could put the applicant at a disadvantage in comparison to other similar (wedding style) venues.   

As detailed earlier in the report the applicant has clarified that the accommodation building would be used by people attending training/wedding events at the adjacent Out Barn building, and this has been secured via condition.  

In view of the above, the principle of accommodation is considered to be acceptable in this location, however other issues in the consideration of this proposal relate to the impact the proposed development would have on the visual character of the area, residential amenity and highway safety.


	Impact Upon Residential Amenity:

In terms of residential amenity, the five nearest residential dwellings (not owned by the applicant) are located between 130m – 460m from the building to which this application relates. At such distances it is not considered that the proposed building, or its use as overnight accommodation would have any undue impact upon neighbouring residential amenity by way of overshadowing, loss of daylight or outlook.
In respect of noise and disturbance, given the above mentioned separation distances it is considered to be unlikely that neighbouring residential properties would be impacted by the proposed use, however whilst it is relatively common for guest accommodation developments to not be staffed overnight, in such circumstances the LPA do attach a condition requiring the applicant to provide a “management plan” detailing how the business will operate and how behaviour will be managed. Other conditions attached include the requirement to provide details of any external lighting prior to its installation and restriction on the use of balcony areas after 00:00. 
In view of the above it is considered that the proposed development would share an acceptable relationship with surrounding land uses, subject to the imposition of conditions. 



	Visual Amenity/External Appearance:

The proposed building would be sited to the west of the Out Barn building, on the opposite side of the track. 
The application site is located within the AONB and Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.
The two storey building has been designed with a curved roof and has the design/shape of an agricultural building, which is considered to be in keeping with the AONB. In respect of appearance the building would be finished in vertical timber boarding and have a profile sheet roof (mid grey). The building would consist of high levels of aluminium glazing (doors and windows) however these would be recessed due to the overhanging roof design.      

In summary of the above, the shape of the building, along with the materials are relatively rural/agricultural, however the high levels of glazing and balconies provide a more modern design to the building. The extension to the Out Barn building to the east is modern in design, with a curved footprint and high levels of glazing and thus what is proposed would be in keeping with the modern extension to the Out Barn. 

The application also includes the planting of trees to the north, south and west of the building to provide a natural screen from longer views. A condition has been attached requiring details of the trees to be planted within the first planting season after the building has been brought into use.  
In view of the above, it is considered that the proposed development would share an acceptable relationship with surrounding landscape qualities of the area in accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.   


	Landscape/Ecology:

There are two Oak trees, and a hedgerow, situated to the west of the access track and an arboricultural report has been provided at the request of the Countryside Officer. The report shows that the proposed building, and pedestrian access leading from the track, would be outside the tree root protection areas of these trees. A small section of hedgerow would need to be removed for the access point but this is considered to be minimal and would have no significant visual impact.  

Conditions have also been attached advising the applicant that no vegetation clearance works should take place during bird breeding season, and that bat and bird boxes should be installed on the building, or elsewhere within the site, to enhance biodiversity in the AONB.    
   

	Highways:

The Highway Officer commented that it is unclear from the application whether or not the accommodation proposed will be for the sole use of the wedding / training use of the site or for general holiday use.  The reason for this is that the accommodation being used by any member of the public would result in a significant increase in vehicle movements to and from the site, whereas if the accommodation is used by people already attending functions at the Out Barn it would not result in a significant increase in vehicle movements to and from the site. In addition, it could potentially be argued that the proposed overnight accommodation will reduce the potential highway impact from events at the Out Barn by staggering the times at when people/guests leave the site.     

As previously mentioned the applicant has confirmed that the holiday accommodation will be solely used by people attending the training/wedding events at the Out Barn only and this would be secured by condition. The Highway Officer has been made aware of this and raises no objection.  


	Conclusion:

For the reasons outlined above the principle of the proposed development is considered to be acceptable in this location and provided that the recommended conditions are adhered to the proposal would share an acceptable relationship with surrounding land uses. It is therefore considered that the economic benefits of the proposal outweigh any limited harm and the application is recommended for approval accordingly.   


	RECOMMENDATION:
	That planning consent be granted.


