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ADDENDUM TO PLANNING STATEMENT – PROPOSED 

CAMPING/GLAMPING SITE – LOWER BRAYSHAW, TOSSIDE, BD23 4SU 

 

This current scheme seeks planning  permiss ion for s ix camping/ glamping units ;  f ive 

pitches for motorhome (no caravan p itches proposed) ; an area for an of camping 

pitches ; a smal l  modular toi let & shower block ; a cycle park ing she l ter ,  and a wi ld l i fe 

pond.  

This Addendum is submitted to support the resubmiss ion of planning appl icat ion 

2022/23716/FUL which sought planning permiss ion for the development of a smal l -

scale camping/g lamping s ite on land at Lower Brayshaw, Toss ide .  

The appl icat ion was refused by Craven Distr ict Counci l  on 21 s t Ju ly 2022 without any 

discuss ion or engagement for the fo l lowing reasons :  

1 .  The increase in act iv ity at the s ite and ar is ing the s ite from vehicle movements 

would erode the specia l qual i t ies of the Forest of Bowland Area of Outstanding 

Natura l Beauty contrary to Craven Local Plan 2012 to 2032 (November 2 019) 

Pol icy ENV1 and Nat ional P lanning Pol icy Framework Paragraph 176.  

2 .  There is  no evident ia l  need for  the proposal to be located with in the Forest of  

Bowland Area of Outstanding Natura l Beauty. The proposa l is  therefore 

contrary to Craven Loca l Plan 2012 to 2032 (November 2019) Pol icy ENV1.  

3.  The s ite is  within an isolated locat ion beyond reasonable access by non -

vehicu lar transport to the necessary fac i l i t ies and serv ices required for 

hol idaymakers . The development const itutes an unsustainab le locat ion of  

development and fa i ls  Craven Loca l Plan 2012 to 2032 (November 2019) 

Pol ic ies SP2, EC3,  EC4 & INF7 and National  Planning Pol icy Framework 

Paragraphs 104 & 105.  

4 .  The submitted FRA fai l s  to meet the necessary cr iter ia and does not accurate ly 

address f lood r isk  at the s ite . The proposa l ,  therefore ,  fa i ls  Craven Loca l Plan 

2012 to 2032 (November 2019) Pol icy ENV6, Nat ional Planning Pol icy 

Framework Paragraphs 157 & 167 and Planning Pract ice Guidance Review 

indiv idua l f lood r isk assessments : standing advice for lo ca l planning author it ies 

and F lood r isk and coastal change.  

5 .  The proposal has not fol lowed the sequent ia l  approach to development 

contrary to Craven Loca l Plan 2012 to 2032 (November 2019) Pol icy ENV6, 

Nat ional P lanning Pol icy Framework Paragraphs 157, 167 and 168.  
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6 .  The proposal  does not amount to either sustainable economic development in 

the countrys ide or sustainable tour ism. The pr incip le of development is  

therefore unacceptable and fai ls  Craven Loca l Plan 2012 to 2032 (November 

2019) Pol ic ies EC1 and EC3 and National Planning Pol icy Framework Paragraph 

85.  

Fol lowing rece ipt of this  decis ion , dia logue with Craven Distr ict Counci l  Off icers  noted 

that a revised appl icat ion would need to demonstrate a need and that any development 

would not have an adverse impact on the special qua l i t ies of the AONB . Craven 

off icers suggested further discuss ion with the AONB off icer .  

RESPONSE TO REASONS FOR REFUSAL  

Fol lowing the above advice,  a s ite meeting was held with El l iott Lor imer , Forest of 

Bowland AONB Manager , on Monday 28 t h  December 2022 . This meet ing d iscussed the 

proposal in more detai l  with respect to the perceived harm to the AONB. It  is  noted 

that pr ior to the submiss ion of the or ig ina l appl icat ion Mr Lor imer was provided with 

proposed plans for the s ite and noted that ‘ th e proposal for camping/glamping scheme 

could be acceptable ’  with the caveat that he had not v is ited the s ite .  

The s ite meeting concluded posit ive ly with Mr Lor imer conf irming that the AONB 

Partnership DO NOT have any object ions to the proposed development, hav ing now 

vis ited the s ite . I t  is  noted that Mr Lor imer conf irmed he would be happy to d iscuss  

the scheme and the AONB Partnerships pos i t ion in more deta i l  with the appointed 

off icer of th is  rev ised submiss ion .  

In l ight of the above, we provide our response/comment to the previous reasons for 

refusa l below, in hope that the scheme can be viewed posit ively by Craven Distr ict 

Counci l  for the benef it  of both the Distr ict and AONB.  

1.  The increase in act iv ity at the s ite and ar is ing the s ite from vehicle movements 

would erode the specia l qual i t ies of the Forest of Bowland Area of Outstanding 

Natura l Beauty contrary to Craven Local Plan 2012 to 2032 (Novemb er 2019) 

Pol icy ENV1 and Nat ional P lanning Pol icy Framework Paragraph 176.  

I t  is  noted that the locat ion of the s ite within the Forest of Bowland AONB has been 

a key cons iderat ion from the very start of  the project .   I t  is  th is  reason why the AONB 

Partnership we engaged pr ior to the submiss ion of the appl icat ion .  

I t  is  noted that NPPF states that  ‘Great weight should be given to conserv ing and 

enhancing the l andscape and scenic beauty in Areas of Outstanding Natura l Beauty ’  

and that ‘ the scale and extent of  development within a l l  these des ignated areas should 

be l imited ’ .  I t  is  acknowledged that local p lan Pol icy EN1 re- iterates  this  point .  

The locat ion of the proposed development s i te with in the appl icant ’s  landhold ing was 

given s igni f icant cons iderat ion pr ior to the submiss ion of the or ig ina l appl icat ion .   

Further , this  recent s ite vis it  with the AONB off icer focussed at length on the best  

locat ion for the proposed use.   
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Locat ions c loser to the exist ing farmhouse were discussed ; however , i t  was noted that  

they would be more impactful be ing more v isua l ly prominent in the landscape and 

would be af fected by the ongoing farming operat ion at Lower Brayshaw, to the 

detr iment of the enjoyment of potent ia l  v is i tors .  

I t  is  noted that whi lst  the s it ing is  located away from the main farm complex at Lower 

Brayshaw, the chosen locat ion is  cons idered the least v is ib le within the landscape due 

to the speci f ic topography of the s ite , and exist ing screening offered the s ite by high -

qual ity drystone wal ls .  

The Off icer 's  report on the ear l ier submiss ion (2022/23716/FUL) s tates that ‘The 

Planning Statement suggests v iews of the s ite are l imited due to topography, from a 

s ite vis it  i t  was apparent that panoramic views of the s ite are achievable ’ .  Whi lst the 

s ite certa in ly offers  spectacular panoramic v iews out of the s ite , v iews into are min imal 

and only from long-range vistas .  As agreed with Mr Lor imer at our recent s ite meet ing,  

the v iew of the s ite is  restr icted to a stretch of the B6478 c .2km to the south and a 

short stretch of the road from Toss ide. Neither of these vantage points provide s direct  

views of the s ite . Views from the west are restr icted by Gisburn Forest and from the 

east by topography and the dry-stone wal l ing that marks the boundary of the s ite .  

F igure  1 :  Photog raph taken  towards  p roposed deve lopment  s i te  f rom B6478 c .2 km south .  



 

 

 

 
 
 

4 

 
 

I t  was agreed with Mr Lor imer that the ex is t ing f ie ld boundar ies  provide s ign i f icant 

screening opportunit ies  to the s ite , part icu lar ly from the south and it  was suggested 

that sporadic nat ive plant ing wi l l  be incorporated into the s ite around the glamping 

units to he lp break up their impact upon the sett ing .  

Access to the s ite wi l l  re - instate an o ld farm track and wi l l  cons ist  of crushed loca l 

rock.  This was suggested by Mr Lor imer to ensure the visua l impact of th is  feature 

would be min imised by the stone 's du l l  appearance and to ref lect the surrounding dry-

stone wal ls .  The route of the access track is  such that  i t  predominant ly ‘hugs ’ the 

southern dry-stone wal l  ensur ing the v is ib i l i ty of  the vehic le movements is  wel l  

screened and does not erode the landscape qual it ies .  Aga in ,  sporadic nat ive tree 

plant ing can be incorporated along th is  wal l .   

I t  is  cons idered that the glamping units wi l l  be addit iona l features and can be coloured 

a muted colour that is  preferab le to both the counci l  and AONB partnership . The only 

changing feature would be the motorhomes and tents that  wi l l  be located along the 

southern dry-stone wal l  which wi l l  ef fect ive ly screen these features from the long-

range views of the s ite from the south.  

I t  is  cons idered that a condit ion requir ing detai l  of the proposed plant ing to provide 

addit iona l natura l screening can be acceptab le to address this  m atter .  

The AONB Landscape Character Assessment ident i f ies the s ite as being within 

Landscape Character Area L1: Harrop Fold.  Within this ,  the Landscape Character  

Assessment Report ident i f ies ‘a strong sense of remoteness ,  iso lat ion and tranqui l l i ty 

throughout most of the area ’ with openness and panoramic v iews noted with the 

overa l l  condit ion cons idered good albeit  faces high cu ltural and landscape character  

sens it iv ity with ‘ l imited capac ity to accommodate change without compromis ing key 

character ist ic ’ .  

I t  is  the ‘ s trong sense of remoteness , isolat ion and tranqui l l i ty ’  of the s ite that i s  being 

promoted by the appl icants and seen as being a key reason for v is itors want ing to vis it  

the area .  

Al l  the appl icant ’s  landholding is  located with in the Forest of Bowland AONB, a lbei t  

on its  very edge and as such the development cannot be located outs ide of the AONB. 

It  is  noted that even i f  the s ite were in an adjacent f ie ld outs ide the AONB, the 

development would s t i l l  be within its  sett ing and its  impact on the des ignated 

landscape would st i l l  be a key cons iderat ion .  

2 .  There is  no evident ia l  need for  the proposal to be located with in the Forest of  

Bowland Area of Outstanding Natura l Beauty. The proposa l is  therefore 

contrary to Craven Loca l Plan 2012 to 2032 (Novembe r 2019) Pol icy ENV1.  

It  is  noted that Pol icy ENV(d) states that within AONBs proposals wi l l  be cons idered 

on a needs bas is ,  should be in sca le with , and have respect for the ir surroundings and 

be in l ine with the AONB or Nat ional Park Management P lan object ives .  
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In summary , the matter  of scale and impact upon the landscape qual it ies of the AONB 

has been cons idered above . We now turn to the cons iderat ion of the need to have 

the faci l i ty in this  locat ion.  

The proposed development is  submitted to divers i fy the ongoing farming operat ions 

at Lower Brayshaw. Paragraph 84 of the NPPF conf irms that P lanning pol ic ies and 

decis ions should enable  the development and divers i f icat ion of agr icultura l and other 

land-based rura l bus inesses and sustainab le rural tour is m and leisure developments  

which respect the character of the countrys ide. Furthermore,  Local P lan Object ive 

PO10 seeks to achieve the divers i f icat ion and growth of the rural -based and farming 

economy.  

The scheme at Lower Brayshaw seeks permiss ion for a br oad range of accommodat ion 

types inc lud ing g lamping units ,  motorhome and tent . This range of accommodation 

types is  greater than most such s ites with in the AONB. Discuss ions with the AONB 

have h igh l ighted that whi lst  there are other camping/glamping unit providers there is  

a lack of  tent  pitches within the AONB (with only a s ingle s ite located with in the area 

near Ingleton) .  

The proposal  would provide a range of accommodation offer ings that would al low 

dif ferent groups to enjoy the Forest of Bowland AONB an d work towards meeting 

Object ive 2.2 of the AONB Management Plan .  Object ive 2.2  seeks to develop ,  

coordinate and promote sustainable tour ism act iv ity within and c lose to the AONB.  

3.  The s ite is  within an isolated locat ion beyond reasonable access by non-

vehicu lar transport to the necessary fac i l i t ies and serv ices required for 

hol idaymakers . The development const itutes an unsustainab le locat ion of  

development and fa i ls  Craven Loca l Plan 2012 to 2032 (November 2019) 

Pol ic ies SP2, EC3,  EC4 & INF7 and Nat ional  Planning Pol icy Framework 

Paragraphs 104 & 105.  

The locat ion of the proposed development s i te is  one of i ts  strongest attr ibutes  with 

vis itors expected to v is it  the s ite for the ‘ remoteness , iso lat ion and tranqui l l i ty ’  that 

the AONB has to offer .  The  appl icants wi l l  seek to provide essent ia l  grocer ies ons ite 

–  sourcing these from loca l producers .   

The nature of the proposed accommodat ion is  ‘short stay ’ ,  and it  i s  cons idered that  

most vis itors wi l l  br ing most of their required produce with them. The t ype of  

accommodat ion does not typ ical ly lend itse l f  to a sett lement or edge of sett lement 

locat ion with most such development located as part of farm divers i f icat ion schemes.  

Paragraph 9 of the NPPF states that ‘p lanning pol ic ies and decis ions should play an 

act ive ro le in gu iding development towards sustainable solut ions ,  but in doing so 

should take loca l c ircumstances into account , to ref lect the character , needs and 

opportun it ies of each area ’ .  
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Furthermore, Paragraph 85 of the NPPF conf i rms that ‘p lanning pol ic ies and decis ions 

should recognise that s ites to meet loca l bus iness and community needs in rural areas  

may have to be found adjacent to or beyond exist ing sett lements ,  and in locat ions that 

are not wel l  served by publ ic transport .  In these circumstances it  wi l l  be important to 

ensure that development is  sens it ive to its  surroundings , does not have an 

unacceptab le impact on local roads and exploits any opportunit ies to m ake a locat ion 

more sustainab le ( for example by improving the scope for access on foot , by cycl ing 

or by publ ic transport) ’ .  

The appl icant intends  to attract cycl is ts  to the s ite , part icular ly given the proximity of 

the s ite to Gisburn Forest .  I t  is  a lso t he intent ion of the appl icants  to secure d irect  

pedestr ian access from the s ite to Gisburn Forest to the east .  On s ite , cyc le storage 

is  proposed and th is  can be increased to ind ividual  cyc le storage boxes per glamping 

unit /p itch i f  necessary .  

The appl icant intends to provide an electr ic vehicle charg ing point within the farmyard 

to support such vehicles .   

4 .  The submitted FRA fai l s  to meet the necessary cr iter ia and does not accurate ly 

address f lood r isk at the s ite . The proposa l ,  therefore ,  fa i ls  Craven Loca l Plan 

2012 to 2032 (November 2019) Pol icy ENV6, Nat ional Planning Pol icy 

Framework Paragraphs 157 & 167 and Planning Pract ice Guidance Review 

indiv idua l f lood r isk assessments : standing advice for loca l planning author it ies 

and F lood r isk and coastal change.  

As the s ite area is  less  than 1Ha in area,  there is  no requirement for the appl icat ion 

to be supported by a Flood Risk Assessment . I t  is  noted that the Lead Loca l Flood 

Authority (LLFA) conf i rmed they had no object ion to the proposed development .  

A rev iew of the Craven Strategic Flood Risk Assessment (SFRA)  conf irms that the s ite 

is  ent irely located within Flood Zone 1. The extract of Map 35 of the SFRA 2017 

detai led map conf irms this  pos it ion:  
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F igure  2 :  Ext ract  o f  SFRA deta i l  map 35 (Source :  Craven D is t r i c t  Counc i l ) .  

The Off icer Report states that ‘Surface water  f lood r isk is  present in the locat ion of 

the bike storage , WC/shower fac i l i t ies and motorhome parking bays , the proposed 

glamping units and onto the proposed pond, and the access to the s ite ’ .  

A review of the Surface Water Flood Map is  di f f icult  to assess .  I t  is  noted that there 

is  cons idered to be a low r isk of surface water f looding in the proximity of the s ite .  

Based on the evidence before us it  is  extremely d i f f icu lt  to say for certain that the 

proposed units wi l l  be in an area at low r isk of surface water f looding.  

F igure  3 :  Sur fa ce Wate r  F lood Map (Source :  The Env i ronment  Agency ) .  
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Low r isk means that this  area has a chance of f looding between 0 .1% and 1% each 

year . F looding from sur face water is  di f f icu lt  to predict as rain fa l l  locat ion and volume 

are di f f icu lt  to forecast .  In addit ion, loca l features can great ly af fect the chance and 

sever ity of f looding .  

We have over la in the above Surface Water F looding Map extract to an OS E xtract to 

show the locat ion of development with respect to potent ia l  Surface water f looding.  

F igure  4 :  Sur fa ce Wate r  F lood Map ove r la id  on OS Map .  

The above clear ly shows that the area at r isk of surface water f looding at the s ite is  

minimal  and restr icted to the extreme south-eastern corner of  the s ite , where the 

proposed pond is  to be located (and is  the reason for its  chosen locat ion) . We do not 

cons ider that any of the proposed glamping units  wi l l  be located in this  area of min imal 

surface water f looding .   

The s ite itse l f  is  an agr icultura l f ie ld that benef its  from exist ing soakaway s . Other than 

the erect ion of up to 6 glamping units ,  the scheme shal l  reta in it s  permeabi l i ty through 

the use of permeable mater ia ls  and surfaces .  

The proposal inc ludes a pond that wi l l  act as an attenuat ion pond . It  is  proposed that  

al l  water on s ite wi l l  f low into th is  feature  and provide mit igat ion. I t  is  a lso cons idered 

that condit ions can be attached to any potent ia l  planning approval that requires deta i ls  

of mit igat ion against potent ia l  sur face water f looding to be provided pr ior to the 

erect ion of the proposed units .  

5 .  The proposal has not fol lowed the sequent ia l  approach to development 

contrary to Craven Loca l Plan 2012 to 2032 (November 2019) Pol ic y ENV6, 

Nat ional P lanning Pol icy Framework Paragraphs 157, 167 and 168.  
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NPPF Paragraph 167 c lar i f ies that FRAs (and the sequent ia l  and except ion tests ,  as 

appl icable) should demonstrate: (a) the most vulnerab le development is  located in the 

lowest area of f lood r isk ;  (b) development is  appropriate ly f lood res is tant and res i l ient ;  

(c) sustainab le drainage systems are incorporated;  (d) res idual  r isk i s  safely managed,  

and (e) safe access and escape routes are included.  

NPPF Paragraph 168 states some minor development and changes of use should not 

be subject to the sequent ia l  or except ion tests (but st i l l  require an FRA). Footnote 56 

clar i f ies that changes of use to a caravan , camping or chalet s ite are not exempt and 

the sequent ia l  and except ion tests should be appl ied as appropr iate.  

Whilst the proposed development seeks permiss ion for a smal l-sca le camping/g lamping 

s ite , i t  is  shown above that the area proposed for development is  not located with in 

an area at  r isk of surface water f looding and as such there i s  not cons idered to be any 

need for a sequent ia l  assessment in this  instance .  

6 .  The proposal  does not amount to either sustainable economic development in 

the countrys ide or sustainable tour ism. The pr incip le of development is  

therefore unacceptable and fai l s  Craven Loca l Plan 2012 to 2032 (November 

2019) Pol ic ies EC1 and EC3 and National Planning Pol icy Framework Paragraph 

85.  

I t  is  noted that locat ional matters have been addressed above, whi l st  responding to 

reason for refusal 3 . I t  is  cons idered that v is i tors speci f ica l ly want  to exper ience and 

enjoy the ‘ remoteness ,  isolat ion and tranqui l l i ty ’  that the s ite and surrounding AONB 

has to offer .  As noted, in a recent s ite meeting the AONB off icers welcome the 

proposal and cons ider the scheme to be acceptable to the locat ion with in the AONB.  

The number of vehicle movements is  ant ic ipated to be smal l  and NYCC Highways has 

not objected to the scale of the prev ious appl icat ion with respect to access to the 

s ite .  In a nutshel l ,  access to the s ite for both vehicles and pedestr ian s is  cons idered 

safe.  

The appl icant intends  to provide an e lectr ic vehicle charging point within the ex ist ing 

farmyard and ons ite cyc le storage is  proposed to meet the need of the numerous 

cycl is ts  that vis it  the area, in part icular ,  to ga in access nearby Gisburn Forest .  I t  is  a lso 

the intent ion of the appl icants to provide essent ia l  grocer ies ons ite –  sourcing these 

from local producers  –  reducing the need for vis itors to travel  dai ly .  

We consider that the above information address es the reasons of refusa l to the 

previous scheme as assessed by Craven Distr ict  Counci l .  We would encourage the 

appointed Planning Off icer to undertake an accompanied s ite v is it  to view the 

proposed development s ite in person,  as has recent ly been done by Mr  Lor imer . We 

welcome the opportunity to discuss the issues above in more detai l  as part of this 

revised p lanning submiss ion.  
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We would, therefore, be gratefu l to have your comments in respect of the proposed 

development and we look forward to discuss ing the  proposal with you soon. However ,  

i f  in the meant ime you have any further quest ions or would l ike to discuss any of the 

above, please do not hes itate to contact me.  

 

Yours s incere ly ,  

Michael Gordon MRTPI  

Senior P lanner  

michael .gordon@rura lsolut ions .co.uk  

01756 796199 

 

 


