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	Development Description:
	Change of use of woodland to provide additional leisure offer involving siting of three hot tubs on raised decking together with new footpaths and footbridge.

	Site Address/Location:
	Higher Trapp Hotel Trapp Lane Simonstone BB12 7QW

		

	CONSULTATIONS: 
	Parish/Town Council

	None received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	United Utilities:
	

	Where UU assets cross the site developers must contact us prior to commencing any works on the site. UU will not allow building over or in close proximity to a water main. UU will not allow a new building to be erected over or in close proximity to a public sewer or any other wastewater pipeline. 
It is the applicant’s responsibility to investigate and demonstrate the exact relationship between United Utilities’ assets and the proposed development. 

Details of surface water drainage can be controlled by appropriate conditions in accordance with the drainage hierarchy.


	Public:
	

	2 responses received objecting on the following grounds:

· Requests that any music/singing and noise in general is kept to a minimum and at acceptable hours;
· Noise/acoustic level would be intolerable as the existing noise from car park and hotel function room when fire doors are open is quite bad;
· Putting hot tubs in the wood would be at the expense of our quality of life – they could be positioned further away from us and our neighbours as the site backs onto out back garden;
· The proposal would decimate the woodland where there are birds, bats and owls plus other wildlife which inhabit this area;
· We note that no oak trees and other mature trees will be chopped but ask that this is checked;
· Lighting pollution would occur for the footpaths and hot tubs;
· We have concerns over safety and security with customers wandering and crossing the car park; and
· No time scale for use of the hot tubs on the application and would guests be able to drink in these as the hot tubs could have 6/8 people in them resulting in noise issues.  If allowed we would ask for a curfew and noise level stamp with use from 11am to 5pm.


	Site History

	3/2012/0342 – Demolition of existing service buildings and erection of two storey extension of twenty one bedrooms  and covered service yard (579.77sq.m.) – Approved.

3/2010/0658 – Application for the removal of condition no. 2 (Travel Plan Framework) of planning consent 3/2008/0844P – Withdrawn.

3/2008/0844 – Demolition of existing service buildings and erection of two storey extension of 21no. bedrooms and covered service yard (579.77sq.m.) (Resubmission) – Approved.

3/2008/0156 – Demolition of existing service buildings and erection of two storey extension of twenty one bedrooms and covered service yard – Refused.

3/2006/0246 – Demolition of existing conservatory and replacement with new single storey extension – Approved.


	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 

Key Statement DS1 – Development Strategy
Key Statement DS2 –Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement EC3 – Visitor Economy
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees and Woodlands
Policy DME3 - Site and Species Protection and Conservation
Policy DME6 – Water Management
Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

The site area is located within Open Countryside with an existing vehicle access off Trapp Lane. The Hotel and annexe with associated car park are adjacent to the site boundary. 

The application site is protected woodland that is covered by Tree Preservation Order 1994, Higher Trapp, Simonstone.

This application seeks permission to change the use of part of the woodland to leisure and site three hot tubs upon raised decking with associated footpaths and new timber footbridge over the ephemeral drain leading from the existing car park.

Infrastructure will require electricity connections and water (mains and foul) in pipes extending southwards to the main and existing soil/sewer pipes

It is understood that the 3 hot tubs will be used by hotel guests and wedding parties during their stay.


	Principle of Development:

The principle of tourism on this site has long since been established with the hotel use commencing around the 1960’s. Policy DMG2 identifies what type of development is acceptable within countryside areas outside of settlement boundaries. This includes small-scale tourism or recreational developments appropriate to a rural areas. It is considered that the scale and nature of the development, supporting the growth of an existing business already established on the site, satisfies this part of the policy and is acceptable in principle. 


	Effects Upon the Landscape/Visual Amenity:

Any development should be of a high standard of design, in keeping with the character of the open countryside location, and acknowledge the special qualities of the area by virtue of size, design materials, landscaping and siting.

There are limited public views into the site from the highway which lies to the east of the site which is well screened by mature trees. There are no public footpaths within close proximity of the site.

The levels of the site rise from south to north by approximately 8.21m with the land where the hot tubs are proposed to be sited needing to be levelled in order to accommodate them.

In terms of the design the changing rooms and decking would be rustic in nature and comprise of a timber deck measuring 6.9m x 5.5m with 2m diameter hot tub and 2m x 2m x 2.725m high changing room.  The materials proposed would be constructed or clad in natural timber boarding, unstained. Each deck would be accessed by timber step to accommodate the changes in levels. Each deck would have recessed perimeter lighting.

Raised footpaths would be constructed using sections of tree logs fixed by steel pins with compacted gravel between steps varying in width with two pipes one at 100mm diameter and the other 50mm diameter installed below the footpath to connect to the existing drainage system. 

There would be some cut and fill required to accommodate each of the decked areas to accommodate the 2m diameter hot tubs and 2m x 2m changing rooms as well as a seating area.  The decked area would be enclosed by 1.1m high timber balustrade.

The proposal would involve the removal of the shrub layer to create three glades with localised earthworks to create three level areas 6.9m x 5.5m.

The changes in the land level to accommodate the decks would range between 0.95m, 1.28m and 1.31m

As well as impact upon the existing landscape because of the changes in land levels there would also be an impact from the removal of around 35 small trees needed in order to facilitate the development within an existing woodland setting. The development is not considered to be in keeping or sympathetic to the existing landscape, which would be in conflict with policies DMG1 and DMG2.


	Impact on the Residential Amenity:

The nearest properties are Higher Trapp House, The Shippon, Coppice View, Higher Trapp Barn and The Old Stables all to the west/south west and Hill House approximately 100m to the south east.

The nearest residential property is Higher Trapp House located approximately 23m to the west of the application site. The other four properties are attached to this and extend further to the south-west.

There have been concerns expressed regarding levels of noise from activities associated with the hot tubs. No details of the hours of operation have been provided with the application. It would be difficult to try and restrict music and food and drink within the site and this is likely to lead to increased noise.

It is considered that the provision of an outdoor leisure facility in such close proximity to these neighbouring properties would not be a sympathetic use, and would adversely impact upon the occupiers by virtue of noise and disturbance caused by coming and goings, loud talking/shouting between groups and potential playing of music. This would be contrary to policy DMG1.


	Trees and Ecology:

Initially the submitted planning statement concluded that a tree survey has not been undertaken as only a limited number of small saplings would need to be removed to create the decks.

As the site is in protected woodland covered by a Tree Preservation Order and changes in levels as well as construction of raised platforms and footpaths are proposed, the LPA requested an Arboricultural Impact Assessment from the agent.  Subsequently an Arboricultural Method Statement and Arboricultural Implications Assessment have been submitted.

The Method Statement consists of a number of generic guidance documents but nothing specific to this site.

The AIA is a survey of the trees on the site which range from C2 to A2; 17 small species trees are proposed to be removed out of the broadleaf woodland group rated A3.  These smaller stems are around 210mm and are a range of Oak, Beech, Holly, Rowan, Birch and Maple; these trees if retained could remain for 80+ years. 

Materials are proposed to be imported to the construction zone on a small telehandler or forklift truck.

An ecology report has been submitted with the application which considers the proposal can be accommodated with minimal impact. However the woodland provides habitat for a variety of species including nesting birds, deer, hedgehog and grey squirrel with evidence of foraging bats.

Whilst some mitigation is possible, for example a restriction on lighting, the proposal raises concerns with construction methods, use and activity once completed and ongoing impact on trees and ecology.

Issues relating to ground compaction and construction methods have not been fully considered and the ongoing maintenance of the protected trees and impact upon ecology species and protected habitats within the woodland from the use and activities proposed have not been fully considered or mitigated in a holistic manner. The use of planning controls in the form of conditions would not be effective in preventing unavoidable harm to the protected woodland and its habitat. This would be contrary to policy DME1 and DME3 and EN4.


	Other Considerations:

The proposal would result in drainage pipes being laid under the proposed footpaths to accommodate  water supply and water drainage within the site – no details of the discharge of water have been provided. No details for the electricity supply have been provided. These matters could be secured by condition, however may have additional impacts to trees and ecology.


	Conclusion:

The proposed development would result in an unacceptable visual impact on the protected woodland   and its associated habitat as well as an adverse impact on the amenity of nearby neighbours.

Taking into account the above, the proposal would be contrary to Key Statement EN4 and policies DME1, DME3, DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 - 2028.


	RECOMMENDATION:
	That planning consent be refused for the following reasons:


	1. The proposed development, by virtue of its construction, visual impact and end use would be incompatible with the site’s countryside and protected woodland location, contrary to policy DMG1, DMG2 and DME1 of the Ribble Valley Core Strategy 2008 – 2028 as well as the National Planning Policy Framework.


	2. The proposed development, by virtue of its construction and end use, would have a detrimental impact upon ecology, with the site currently supporting a variety of wildlife and protected species. This would be contrary to policy DME3 of the Ribble Valley Core Strategy 2008 – 2028 as well as the National Planning Policy Framework.


	3. The proposed development, by virtue of noise and disturbance generated by the outdoor leisure use, would have a detrimental impact on the residential amenity of nearby properties. This would be contrary to policy DMG1 of the Ribble Valley Core Strategy 2008 – 2028 as well as the National Planning Policy Framework.
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