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Planning Statement  

21/01414/FUL - Brick House Farm Cottages, Brickhouse Lane Hambleton Poulton-Le-Fylde, FY6 
9BG 
 
The Site  
 

1. The application site is located to the south of Brickhouse Lane, in a rural area north of the 
settlement of Hambleton. The established business on site provides holiday 
accommodation adapted for mobility access. There are a range of buildings forming the 
accommodation, a visitors’ centre including café and a manmade lake at the site’s centre. 

 
2. There is a Public Right of Way along the western boundary to the site, near the subject 

building. The site falls within the Countryside area under the Local Plan. The building 
subject to this application falls within Flood zone 3, there are a range of further flood zones 
affecting the site and locality.  

 
3. Access is south from Brickhouse Lane, there are a range of parking areas on the site as 

well as free movement for guests around the central lake area and recreational areas.  
 

4. The applicant’s home is to the west of the complex and further non-associated dwellings 
are to the north and east. There are several neighbouring businesses in the area and along 
Brick House Lane. Agricultural land is to the east, south and west.  

 
The Accommodation Complex 
 

5. The complex serves an established and growing client based and has been on site since 
2012. Up to 44 staff are employed by the business and 25 different local suppliers for goods 
and services are engaged. There are 12 cottages in all: The cottages sleep as follows: 

• two cottages sleep 4/6, 
• four cottages sleep 6/7, 
• two cottages sleep 8/9 
• two cottages sleep 8/10 
• two cottages sleep 10/12 

 
6. The cottages are all open plan and provide level access through sleeping, wet-room and 

kitchen areas. Holiday packages include ‘aids’ provided and maintained by the site such as 
hoists to facilitate access to hot tubs for disabled users and other areas which are not 
normally accessible to them. There are also specialised wheelchairs, chairs and beds 
available to guests.  

 
7. External recreation areas and the fishing lake are similarly designed to functionally link and 

provide unencumbered access for mobility impairment. A range of services are offered on 
site including hydrotherapy, therapeutic sessions in the sensory and activities room, food 
and drinks (from the onsite café) and other items such as souvenirs. There is a laundry on 
the site as well as house-keeping team. The site also offers guests support in accessing the 
nearby village and other local attractions by providing information on disability access.  

 
8. The site is within an area of the borough near to the Fylde coast. The M55 motorway links 

to Blackpool and other leisure cores. Due to the special nature of the business on site it has 
become a unique aspect of the tourism offer in Wyre, with numerous accolades awarded to 
the site by Wyre Council and Lancashire County Council for tourism and business.  
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The Proposal 

9. The submitted proposal details an enlarged office area, at the rear of the first floor of the 

existing visitors’ centre. The new space will create an enlarged office which will solve 

current issues with office capacity.  

 

10. The development projects from the rear of the building by 5 metres, the length across the 

rear is 14.8 metres. The eaves of the rear roof slope of the main building is 6.9 metres, the 

roof of the projection will continue over the 5 metre projection and finish inline with the 

extension at first floor, having a finished height of 6.6 metres. The extension will be 

constructed in matching materials of the host building. 3 new windows will be in the west 

facing wall. 

 

11. The existing office is small; the area is located on the first floor of the visitor’s centre 

building, at the rear of the space. The floorspace of the dedicated office area is less than 20 

square metres. 

 

12. The proposed extension will accommodate: - 

- A minimum of 6 new desks but with a flexible means to form up to 8 workstations.  

- A separate meeting room with conference table.  

- A separate secure storage area including a safe; the business inevitably receives and 

handles payments.  

- A secure area is also of benefit for staff and visitors, if for example valuable goods need to 

be stored safely.  

- Staff amenities and welfare space comprising w/c and kitchen area for rest and brew.  

 

13. The existing office supports the running of the accommodation complex, which comprises 

12 holiday cottages. The duties carried out in the offices include but are not limited to: - 

- Administration and management of the holiday accommodation; establishing the needs of 

guests takes place during enquires and bookings and continues as care during the visit 

through to the changeover and departure days. 

- Taking bookings and handling general enquiries, received online, by email or phone. 

- Taking and receiving payments; cash handling and safe storage of monies taken in the 

café.   

- Storage and maintenance of therapeutic equipment used in the sensory and activity rooms. 

 

14. The accommodation is bespoke as each new customer/enquiry has a specific set of needs 

relating to their disabilities or personal circumstances. Prior to the arrival of guests, the 

office staff have to prepare and check specialised mobility equipment and items for guests 

with specific needs. The existing office provision is no longer suitable for the business and 

the issues with the existing space are evidenced and discussed below.  
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Issues with existing provision 

15. Office staff presently comprise: - 
- 2 Accounts staff 
- 1 Marketing staff 
- 2 Therapists (hydrotherapy, sensory and activity room) 
- 1 Receptionist 
- 1 Maintenance Manager 

 
16. There are 4 existing desks for staff members, team members have to desk share and social 

distancing is not possible. The existing provision is cramped with both work and storage 
space at a premium.  

 

 

Files and 
equipment are 
not stored 
efficiently, due 
to a lack of 
space.   
 
The walk 
spaces between 
desks and the 
walls are 
verging on too 
small by HSE 
standards and 
this is without 
the boxes 
currently stored.  
 

 

 

Any social 
distancing that 
may be required 
in the future 
would be nearly 
impossible to 
achieve in this 
office. 
 
Not enough 
space to have 
private 
conversations 
with staff or 
each other, 
therefore 
difficult to hold 
disciplinaries 
and appraisals.  
The proposed 
separate 
meeting room 
will enable this. 



4 
 

 

A large printer, photocopier and scanner stack, currently 
sitting on desk 4 

 

This is a health and safety hazard 
as the stack makes it difficult to 
use safely and the team member 
sat at this desk is disturbed each 
time it is used. 
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Server and security console 

 

 

 
  

Located on desk 1 access and 

maintenance to the server 

equipment conflicts with the desk 

space. 

Money safe & Key safe - this sits 
behind desk 1, again conflicts with 
nearby desk use. 
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17. Relevant Planning History 
 
12/00176 – various proposals including change of use and conversion of 4 No. industrial units into 
5 No. specialised holiday accommodation for people with disabilities and their carers - Permitted 
02/08/12 
 
12/00782/FUL - Creation of private leisure lake and engineering operations to form landscaped 
mound – Permitted 17/04/13. 
 
14/00833/FUL – Erection of 3 holiday units for disabled visitors and carers (resubmission of 
14/00666) – Permitted 10/04/15. 

15/00758/FULMAJ  Erection of 5 holiday units and erection of a building for a hydrotherapy pool, 
visitors centre and cafe for disabled visitors and carers – Permitted 08/12/15 

15/00758/DIS  Discharge of conditions 3 (Materials), 4 (Foul and Surface Drainage proposals and 
management scheme) and 7 (Contamination Report) relating to planning permission 
15/00758/FULMAJ - Accepted. 

21/00594/FUL - Erection of a two-storey building comprising of visitor's centre, cafe/restaurant, 
hydrotherapy pool, an on-site laundry facility and an expanded car parking area – Permitted 
01/09/21 
 
21/00594/DIS | Agreement of details reserved by conditions 04 (watching brief report), 05 (electric 
vehicle recharging (EVCP) scheme ) and 06 (boundary treatments) on application 21/00594/FUL – 
Pending Decision 
 
21/00594/FUL Restrictive Conditions  
 

18. Planning permission 21/00594/Ful sets out two restrictive conditions which control the use 
of the Visitors’ Centre building to ensure the use of the site accords with planning policy 
within the Local Plan for the borough.  

 

 

Plans submitted with the 
planning application for this 
building detailed the range of 
areas in the building and 
identified those which would 
be limited to visitors in the 
existing holiday accmodation 
on site.  
 
The small office at first floor 
can be seen as falling just 
below 20 sqaure metres in 
size.  
 
 

https://publicaccess.wyre.gov.uk/online-applications/applicationDetails.do?previousCaseType=Property&keyVal=NUELM8SD04M00&previousCaseNumber=MTQM2ASD04N00&previousCaseUprn=010024170223&activeTab=summary&previousKeyVal=MTQM3BSD04N00
https://publicaccess.wyre.gov.uk/online-applications/applicationDetails.do?previousCaseType=Property&keyVal=NUELM8SD04M00&previousCaseNumber=MTQM2ASD04N00&previousCaseUprn=010024170223&activeTab=summary&previousKeyVal=MTQM3BSD04N00
https://publicaccess.wyre.gov.uk/online-applications/applicationDetails.do?previousCaseType=Property&keyVal=OJ9EHQSD03X00&previousCaseNumber=MTQM2ASD04N00&previousCaseUprn=010024170223&activeTab=summary&previousKeyVal=MTQM3BSD04N00
https://publicaccess.wyre.gov.uk/online-applications/applicationDetails.do?previousCaseType=Property&keyVal=OJ9EHQSD03X00&previousCaseNumber=MTQM2ASD04N00&previousCaseUprn=010024170223&activeTab=summary&previousKeyVal=MTQM3BSD04N00
https://publicaccess.wyre.gov.uk/online-applications/applicationDetails.do?previousCaseType=Property&keyVal=OJ9EHQSD03X00&previousCaseNumber=MTQM2ASD04N00&previousCaseUprn=010024170223&activeTab=summary&previousKeyVal=MTQM3BSD04N00
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Condition 2 
 
2. The floor area of the building, hereby approved, shall only be 
used for those uses as shown on the submitted floor plan (ref: 
K480/3) and for no other purpose. There shall be no increase in 
floor space of the respective uses as coloured on the floor plan. 
The first-floor level shall not be used for the consumption of food 
and drink sold on the premises or as a drinking establishment or 
function room (falling within Class E or Sui Generis of the Town 
and Country Planning (Use Classes) (Amendment) (England) 
Regulations 2020). 
 

The planning application to 
extend the office space does 
not alter the use of the 
building controlled by 
conditions attached to 
21/00594/Ful – other than 
applying for new 
development to support an 
expansion as implicated by 
the planning condition.  

Condition 3 
 

3. The building, hereby approved, shall only be used by guests 
staying at the holiday accommodation cottages on site or by 
people who are specifically using the Hydrotherapy Pool or 
Sensory Rooms facilities within the building, and by no other 
person(s). 
 

 
The proposal does not 
conflict with condition 3 or 
alter circumstances to the 
extent that a planning 
breach may occur.  

 

Planning Policy 
 

19. The starting point for the assessment of any development proposal to the LPA is the 
adopted development plan for the area. The Wyre Local Plan 2011 – 2031 was adopted on 
28th February 2019 and forms the development plan for Wyre. Sections 70(2) of the Town 
and Country Planning Act 1990 and section 38(6) of the Planning and Compulsory 
Purchase Act 2004 dictate that any LPA decision must be taken in accordance with the 
development plan, along with any other material considerations deemed relevant, as well 
as those which indicate otherwise.  

 
20. The following policies within the Local Plan for Wyre are the most relevant: - 
- SP1 - Development strategy  
- SP2 - Sustainable development  
- SP4 - Countryside areas  
- SP8 - Health and well-being  
- CDMP1 - Environmental protection  
- CDMP2 - Flood risk and surface water management  
- CDMP3 - Design  
- CDMP4 - Environmental assets  
- CDMP6 - Accessibility and transport  
- EP8 - Rural economy 

 
21. The main issues within this application are the principle of the development and policy 

compliance, visual impact and design, impacts on amenity, highways, flood risk and 
drainage. 

 
Policy Assessment and Principle of the development 
 

22. SP1 seeks to drive the borough forward in terms of land supply for housing and economic 
performance, within existing environmental limits and constraints. SP1 makes the 
distinction between development within defined settlements and in the countryside areas; 
stating that development is to be strictly limited (in the latter) to a range of specified 
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exceptions listed in relevant policy elsewhere in the local plan. Paragraph 5 of SP1 
indicates that, along with the need to conform to the relevant policy, development in the 
countryside to support the rural economy and existing tourism sites is acceptable, provided 
that it is of an appropriate scale.  

 
23. SP2 addresses sustainable development and details that this relates to the physical, social, 

environmental and economic character in which the development is located. This 
application relates to a well-established holiday complex with a specific and targeted 
demographic; the site provides accommodation which is much sought after and has a 
secured and growing client base; which is largely related to its physical facilities. There are 
up to 44 employees of the business and up to 25 local suppliers. The existing site therefore 
has an important physical, social, and economic role in the area it is located. The quality of 
the specialised complex has been demonstrated to the LPA throughout previous planning 
submissions in which the Council conclude that the site forms a clear and meaningful 
benefit to the wider community. The modest office expansion seeks to support and improve 
working conditions and efficiency of the business overall and is driven by proven success 
and popularity.  

 
24. Paragraph 5 of SP2 states that development must not compromise the Borough’s ability to 

improve the health and well-being of local residents. In addition, Policy SP8 supports 
proposals that promote healthy communities and development that helps maximise 
opportunities to improve quality of life and to make it easier for people in Wyre to lead 
healthy active lifestyles. The complex specialises in accommodation physically adapted for 
visitors with disabilities, which is an exceptionally under-resourced facility, nationally. In turn 
the visitors centre building where the office is housed provides therapeutic facilities for 
visitors. As such the development as existing provides an opportunity for improvements to 
quality of life and access to bespoke and specialised activities. For these reasons it is 
considered that the proposal to expand the office which provides for the management of the 
complex, complies with SP2 and SP8.   

 
25. The site falls within the Countryside area as shown on the local plan maps. Policy SP4 

limits development in the countryside to a range of exceptions, which includes the 
expansion of existing businesses in the rural area, provided they are in accordance with 
EP8, along with other relevant Core Development Management policy.  

 
26. The overarching aim and purpose of policy SP4 is to recognise and protect the intrinsic 

beauty and character of the countryside. One such characteristic of the countryside is its 
‘openness’, which in planning terms means free from development and not necessarily 
whether land is ‘open/accessible/visible’ - harm to openness can occur in a range of 
circumstances and is a concept taken into the balance with a site-specific judgment; a 
baseline assessment of site features is factored in when identifying any harm to openness.   

 
27. In this case the proposal is for an extension of an existing office space at the first floor of 

the visitors’ centre. The proposed extension will be built on top of a single storey rear 
extension that accommodates the onsite laundry, development which was approved as part 
of 21/00594/FUL. Therefore, the proposal does not encroach into undeveloped land.  

 
28. The extension will be visually screened by being placed at the rear of the building, views 

into the complex are limited and from a distance. In long range views, the visitors centre 
can be seen from Carr Lane to the east, but the increased office space will be imperceptible 
from this position. To the west is a tree line and landscaped gardens of dwellings belonging 
to the host business. Very minimal impact on the public realm will occur. 
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29. The proposed extension will be constructed in matching materials of the host building, the 
roof slope will continue to encompass the new office and will not exceed existing rooflines 
or the highest part of the building. The projection of the new office space relies on the 
extent of projection at ground floor and does not exceed existing parameters. Additional 
bulk is added to the building but as discussed, this is at the rear and so does not pose a 
detrimental impact on the locality. Based on these circumstances, the proposal is 
considered to comply with the aims and objectives of SP1, SP4 and CDMP3.  

 
30. Policy EP8 allows for the expansion of business in a rural area, provided that any new 

building and supporting infrastructure is necessary. A view on whether the proposed 
development provides a supporting function to the host business, or whether it would 
constitute an independent business element introduced to the site, must be reached. In this 
case, there is very little doubt that the expanded office provision relates to anything other 
than the needs of the existing accommodation complex. The main aim of the expansion of 
the office is to ameliorate existing size constraints and the impact this has on the efficacy of 
the office accommodation. It could be argued that the office forms part of the essential 
infrastructure for the existing complex. The necessity for the additional office space, along 
with the storage, staff amenity and meeting room has been evidenced and explained. 
Based on the evidence of a need for the proposal, the application is considered to comply 
with policy EP8.  

 
31. Staff in the office currently number 7, the expansion would enable 6-8 dedicated 

workstations, rather than desk sharing and managed time slots. The increased office space 
would not represent a demonstrable net increase in staff numbers. In turn there would be 
no pressure on other supporting infrastructure, such as parking spaces. In terms of 
environmental impacts, the proposal does not constitute an intensification of business 
practices or new activities which would impact on the locality. The installation of Electric 
Vehicle Charging points on site have been secured via condition attached to planning 
application 21/00594/FUL.  Based on these circumstances it is considered that there would 
be no conflict with core development management policy CDMP1 or CDMP6.  

 
32. Policy CDMP2 requires a site-specific Flood Risk Assessment to accompany the 

application as the site falls within Flood Zone 2 & 3. An FRA is submitted with this 
application, which concludes that there would be no change in flood risk circumstances 
previously assessed and accepted as the proposal is a small-scale extension to a 
commercial premises, at first floor level.  

 
33. Paragraph 65 of the Flood Risk and Coastal Change section of the National Planning 

Practice Guidance classifies the development as ‘less vulnerable’, in flood risk terms. Table 
3 Flood risk vulnerability and flood zone ‘compatibility’ indicates that development of this 
type is appropriate in a Flood Zone. The proposed office extension constitutes 74 square 
metres of new floor space and therefore falls to be defined as a Minor non-residential 
extension and as such is defined as Minor development, in relation to flood risk, as defined 
by paragraph 46 in the NPPG. The guidance goes onto state that minor developments are 
unlikely to raise significant flood risk issues.  

 
34. In terms of a sequential test, the NPPG advises a pragmatic approach should be applied 

when considering expansions at established business sites within flood zones. There is an 
existing office that this proposal seeks to enlarge. The office is part of the supporting 
infrastructure to the accommodation complex. Issues with relocating this development on 
land outside of flood zone would result in a significant fracturing of the business. Within the 
site, there are no areas which are at less risk of flooding and the position of the 
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development at first floor, building over the approved laundry, provides the most suitable 
location.  

 
35. The development is at first floor and so no changes to ground levels will occur, flood flow 

paths in a flood event would therefore remain unchanged and the proposal will not lead to 
an increase in flooding on the site or elsewhere. Sustainable surface water drainage 
systems are in place and largely dealt with via the on-site man made lake, which has been 
designed with a freeboard and accommodates all the surface water drainage on the site 
which significantly mitigates any potential flooding.  

 
Conclusion 
 

36. Brickhouse Farm Cottages is a well-established, popular, and much needed 

accommodation complex which offers a rural location and additional therapeutic facilities to 

visitors.  

 

37. In principle the development is considered to comply with policy SP4 and EP8, as it 

comprises a modest but much needed improvement to the office provision on-site. The 

office serves in the running of the complex and development of the business model 

franchise. 

 

38. Existing provision is small and cramped, presenting issues with conformity to other 

regulatory bodies, such as the Health and Safety Executive. The COVID 19 pandemic has 

also highlighted significant issues with space within the office. The office extension will 

serve the host business and is not a new element introduced to the locality. Impacts on the 

environment, accessibility and neighbours is limited.  

 

39. Overall, the proposal represents sustainable development and conformity with the Local 

Plan.   
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