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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Retention of two authorised sheds with decking and fencing containing hot tubs in garden area to front of hotel.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	None received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None necessary.
	

	

	Public:
	

	One response received objecting on the following grounds:

· Are the sheds in the same area of the other side of the hotel.  We are having noise issues and are concerned this may be contributing.


	3/2023/0113 – Change of use of woodland to provide additional leisure offer involving siting of three hot tubs on raised decking together with new footpaths and foot bridge – Refused.

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3/2010/0658 – Application for the removal of condition no. 2 (Travel Plan Framework) of planning consent 3/2008/0844P – Withdrawn.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 part of the hotel grounds which is covered by Tree Preservation Order 1994, Higher Trapp, Simonstone.

This application seeks permission to retain two timbers sheds and associated hot tubs, decking and fencing. 

Infrastructure will require electricity connections and water with hose pipe to fill and pump to the hotels septic tank.

It is understood that the hot tubs will be used by hotel guests on a pre-booked basis only for 45-minute sessions between 12 noon and 7pm and not when a wedding is being hosted.  It is proposed that the use would be on a temporary basis from April to September each year.


	Principle of Development:

The principle of tourism on this site has long since been established with the hotel use commencing around the 19060’s.

No additional parking is proposed for this scheme and the proposals would amount to small-scale development to be used in association with the wider site. Therefore the principle of the development in an Open Countryside location is supported.


	Effects Upon the Landscape/Visual Amenity:

Any development should be of a high standard of design and in keeping with the character of the open countryside location.

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 structures comprise a cabin for changing, the hot tub and a seated area with artificial grass over a weed suppressant material.  The tubs have an electrical feed and water is supplied by hose pipe with wastewater pumped to the septic tank

In terms of the design the changing rooms and decking are timber and comprise of a timber enclosed shed and a timber open shed measuring 4.9m x 1.8m x 2.4m high with a decked walkway measuring 1.2m x 4.9m x 0.2m and timber balustrade accessed by timber step to accommodate the changes in levels. The enclosed shed has double doors and a window to the frontage.

Each shed sits on a timber deck on eighteen foundation posts fixed in shallow footings.  It is proposed to dig the footings at the start of the season and remove, fill in and turf overs at the end of the season. The agent states that these would be constructed and made available for seven months of the year and then dismantled and transported away and stored off-site when not required.  However, if the sheds were considered to be acceptable and not resulting in any harm then their presence would be accepted all year round and their removal would not be required as part of any planning permission. Alternatively, where there is harm then the proposal to remove them at the end of each season will need to be looked at to see if this would remove or mitigate the harm.  

The provision of timber shed structures and garden fencing together with artificial grassed seating areas is considered to constitute poor-quality design and their domestic appearance at odds with the wider leisure complex would not be appropriate development in this Open Countryside setting.

Due to their design and materials the structures and “garden” areas are not appropriate in this open countryside location.  Moreover, the artificial grass and domestic fencing which encloses these structures and amenity space further domesticate this area of land. Whilst removing them in their entirety from 1st Oct – 31st March would mitigate some of this impact, when in situ the impact is considered unacceptable.   Moreover if removed for short periods the impact this would have on the landscape in terms of restoration would not be acceptable.  Mitigation is possible in terms of lighting and this can be controlled by attaching an appropriate condition the use of the site would not be an appropriate one for this location.

The impact on landscape and visual amenity in terms of impact on the character of the area is not acceptable and contrary to policies DMG1 and DMG2.


	Impact on the Residential Amenity:

The nearest properties are Hill House, Trapp Forge, Wickentrees, 1 to 7 Whinns Lane, Lower Trapp Farmhouse and Cottage, 1 to 7 Wicken Tree Row, Whinns Cottage, Twin Oakes and Tythe Barn House all sited to the south/south east. White Hill Stud Lies immediately adjacent to the east of the site.

The nearest residential property is Hill House located approximately 70m to the east of the site, 105m from the north west corner of the building. The other residential properties are located further south of this with commercial structures in between.

There have been concerns expressed regarding levels of noise from activities associated with the hot tubs. 

Whilst it is considered that this type of outside activity could result in some impact on nearby  residential properties in terms of coming and goings, loud talking/shouting between groups and potential playing of music; as this area of the site is already used by the hotel for functions and outside activities it is considered that the amount of additional activity would be unlikely to result in such a cumulative impact as to warrant a refusal on these grounds particularly when taking the distances involved and intervening land into consideration. 

It would be difficult to try and restrict music and food and drink within the site and whilst this could lead to increased noise within this area of the site closest to nearby neighbours to the east, these are over 70m away, and this, together with the existing use of the lawned gardens for weddings and events would not, lead to an unacceptable cumulative impact in terms of noise.

The impact on residential impact would therefore be negligible.


	Trees and Ecology:

As the site is covered by a Tree Preservation Order and the works involve the construction of sheds with raised structures within the site an Arboricultural Impact Assessment was requested.  Subsequently an Arboricultural Statement and Plan have been submitted as part of this application.

The Arbicultural Statement and survey of the trees is in accordance with BS 58387:2012 on the site.  The statement states that the location of the hot tubs has no implications for the trees, either directly or indirectly.

There is a row of Hornbeam trees [Carpinus betulus] within influencing distance and therefore the RPAs have been compromised, this includes ground compaction and potential root loss. in addition, a service trench for power running north from the tubs appears to have been dug through the RPA of a birch tree. 

The submitted arboricultural impact report sets out the potential harm to the long-term stability and survivability of the protected trees. 

There are two groups and three individual trees identified.  Group 1 is multi stemmed hornbeam with low quality 5m from the seating area, whilst the Hornbeam Hedge is of moderate quality and value in the landscape sited 1.7m from the hot tubs.

An Sorbus and Holly both category C lie 5.7m and 7.2m from the hot rubs whilst a Birch tree (Category B) is 14m from the tubs but the cable for the electricity connection has been hand dug 2m from the trunk. 

As the hot tubs have been positioned just outside the RPA [Root Protection Area BS5837] of the adjacent trees initially there is no direct threat from excessive pruning or removal of any trees, however, it is likely that tree resentment issues may arise i.e. leaf litter. In addition even though the post holes for the picket fence and service trench were dug by hand to reduce impact of development hitherto carried out on the trees Rhizosphere the long term survivability and the retention part of the hornbeam tree group G1 may still be compromised by the increasing levels of ground compaction/anaerobic soil conditions. Therefore crown dieback/retrenchment as a result of the impact of pedestrian foot fall from use of the tubs and potential use of mechanical equipment/machinery in order to carry out their servicing and their proposed seasonal removal and reconstruction is a concern.

Whilst the hot tubs may have a satisfactory relationship with surrounding arboreal features namely the hornbeam hedge, there is likely to be some long-term impact on tree vigour to a lesser or greater extent due to the aforementioned reasons. 

This application does raise concerns with construction methods, use and activities once completed and ongoing impact on trees from the proposed removal and re-erection of the sheds.

On balance, however, the refusal of the planning application solely on tree grounds would not be justified.


	Other Matters:

The agent has made the case that this proposal is necessary in order to provide an additional attraction to help increase occupancy rates in between times of higher demand by offering short breaks using the hot tub facility as an added incentive to short term breaks.

However, no details of public or economic benefit have provided that would outweigh the harm of the development on visual amenity grounds or justify the poor design of the scheme.


	Conclusion:

The additional and increased use would not result in an unacceptable impact on the protected woodland and its associated habitat or on the amenity of nearby neighbours.

However the poor-quality design and its domestic appearance with timber shed structures and garden fencing together with artificial grassed seating areas would not be appropriate development in this Open Countryside setting.

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


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


	1. The development, as constructed, is poor in terms of design and does not relate well to the existing hotel building, by virtue of the materials used and domestic type of construction. The development fails to be sympathetic to its surroundings and results in a detrimental visual impact on this open countryside setting, contrary to policies DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 - 2028.
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