Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0342/P

	Development Proposed:
	Demolition of existing service buildings and erection of two storey extension of 21 bedrooms and covered service yard (579.77m2) at Higher Trapp Hotel, Trapp Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council has considered the plans and makes the following comments:

· The access to the site needs to be modified and visibility sightlines need to make allowance for traffic to enter or leave the site safely as Trapp Lane has a limit of 60mph.

· The new development will overlook Hill House and landscaping to screen this property should be considered.

· The tractor shed development (in respect of which landscaping conditions were not satisfied) is not shown on the existing site plan.  Is it in order for the application to be considered on the basis of this erroneous information contained within the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Initially expressed no objections in principle to the application subject to consideration being given to the question of whether a travel plan should be required in respect of this proposal.

Following a review of the process by which the Travel Plan requirement was identified for  the previous application, 3/2008/0844, and the provisions for development as set out in this current application, the County Surveyor made some additional comments as follows:

As I noted in my initial comments, I am not aware of any existing highway safety concerns regarding the operation of the hotel. This application seeks to introduce a further twenty one bedrooms to this site, where the existing facility is operating safely and efficiently. 

The additional parking provisions can be accommodated within the site with no anticipated detrimental impact on the neighbouring highway infrastructure. Reference to the Police highway safety records confirm that there have been no reported collisions involving personal injury with a 150m radius of the entrance to the hotel in the five year period 1 October 2007 to 30 September 2012.   

While there are issues concerning the relatively remote location of the site and the impact this has on minimising the number of journeys to the site by private car, it is not proportionate to condition the production of a new Travel Plan to a development of this size and impact.

Adjoining Authorities – Both Pendle and Burnley Borough Councils have confirmed that they have no objections to this application.



	CONSULTATIONS: Additional Representations.

	A letter has been received from nearby residents who object to the application for the following reasons:
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1.
The submitted plans do not show the tractor shed that has been constructed between the lower car park of the hotel and their property.

2.
Visitors to the hotel have recently looked into their property from raised banks in the woods.  Increased planting or secondary fencing should therefore be provided.

3.
Traffic – there have been two road traffic accidents in the vicinity of the site in recent years caused by vehicles driving at excessive speeds.  The speed limit should be reduced between the Whins Lane crossroads to include the hotel driveways and the access to the Higher Trapp Farm residential area.

4.
No additional parking has been provided in this application.

5.
Increased noise and activity from a larger hotel especially in summer when windows are open, including DJ noise until 1am.

6.
Waste disposal – is the hotel’s sewage system (installed in the 1990’s) sufficient to meet the needs of this proposed development?



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMB1 – Supporting Business Growth and the Local Economy.

Policy DMB3 – Recreation and Tourism Development.

National Planning Policy Framework (NPPF).

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the existing hotel on the west side of Trapp Lane in an area of open countryside between Sabden and Simonstone.

In March 2009 full planning permission was granted (3/2008/0844/P) for the demolition of the existing service buildings and erection of two storey extension of 21 bedrooms and covered service yard.

The approved extension has dimensions of 26.8m x 24.2m with an eaves height of 7.2m and a ridge height of 11m.  The approved external materials comprised stone, brick and cement render with half timbered effect to match the existing building, and tiles or slates to the roof to be agreed at a later date.

That approved development involved felling one large tree and three small trees that are the subject of a Tree Preservation Order; and did not involve the provision of any parking spaces.

No works have been carried out in respect of the implementation of the permission which therefore lapsed on 6 March 2012.

This application seeks permission for exactly the same development as that approved by 3/2008/0844/P, including the aspects of the application relating to trees/landscaping and parking/highways matters.

In relation to trees, an arboricultural assessment carried out by a qualified/licensed arboriculturalist was submitted with the previous application.  In that assessment, of the four trees directly affected by the proposal, two were given low retention values of “C” as they have a relatively short projected remaining lifespan of less than 20 years, whilst the other two were allocated the retention values of “R” with a projected remaining safe lifespan of less than 10 years due to poor structural and/or physiological conditions.  “R” rated trees are normally recommended for removal in accordance with prudent arboricultural management regardless of any future plans for the site.  The Council’s Countryside Officer concurred with the findings of the arboriculturalist and therefore have no objections to the previous application subject to conditions concerning the protection of trees that are to be retained, and the planting of trees to replace those that are to be felled.  The previous permission was therefore subject to such conditions.

The same arboricultural assessment has been submitted with this current application; and the views of the Countryside Officer remain as they were for the previous application.

With regards to parking issues, an even earlier application (3/2004/0413/P) had sought permission for a large extension onto the western end of the hotel comprising 20 bedrooms, a gymnasium and swimming pool and an increase in the size of the existing conference hall/function room.  Although that application (which was eventually withdrawn) also included a new car park, a Travel Plan was submitted that sought to encourage the use of alternative modes of transport to the private car, such as public transport, the introduction of a minibus service, encouragement of car sharing by staff, encouragement of cycling and walking to the hotel and improved facilities to assist cyclists and pedestrians.  This Travel Plan was referred to in the previous application 3/2008/0844/P as justification for not increasing car parking provision (and thereby not necessitating the loss of existing green field land).  Subject to appropriate modifications to the Travel Plan, the County Surveyor had no objections to that previous application.

In respect of this current application, the County Surveyor has given further consideration to the Travel Plan issue and has now concluded that it would not be proportionate to condition the production of a new Travel Plan for a development of this scale.    

Although not strictly a renewal application, as the previous permission has lapsed, I consider that it falls to be considered as a renewal as it is for exactly the same development that has previously been granted planning permission.  Advice to Local Planning Authorities in respect of renewals is that, if there has been no material change to policies or circumstances, a refusal to renew a permission would be unreasonable.

In this case, the previously applicable policies of the Local Plan (G1, ENV3, ENV13 and RT1) remain applicable; and the requirements of these policies are carried forward by Policies DMG1, DME2, DMB1 and DMB3 of the Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft.  I therefore consider the application to be in accordance with the currently applicable policies.

As an improvement to an existing tourism related business in a rural locality, the proposal, in my opinion, also satisfies the sustainability requirements and the intentions to support the rural economy of NPPF.

The County Surveyor has expressed no objections to the application on highway safety grounds.  Subject to the same conditions as previously imposed in relation to landscaping/screening, the proposal would also not have any detrimental effects on the amenities of any nearby residents.  As was considered to be the case in relation to the previous application, the design and external materials of the extension are also considered to be appropriate to the locality and therefore would have no detrimental effects upon visual amenity.

Overall, therefore, I can see no sustainable objections to this application that, effectively, is the renewal of a previous permission.  The permission should be subject to the conditions relating to materials, tree protection and landscaping as previously imposed. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development will support an existing tourism related business to the benefit of the local rural economy and without any detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














