
Report to: PLANNING COMMITTEE Date of Meeting: 24th April 2019

Subject: DC/2018/01560
Formby Hall Golf Club Southport Old Road, Formby L37 0AB
 

Proposal: Outline planning application for the erection of up to 11 woodland 
lodges with all matters reserved.

Applicant: Formby Leisure Holdings 
Ltd

Agent: Miss Olivia Carr
Turley

Ward: Harington Ward

Summary
The proposal is an outline application for 11 woodland lodges to be used a part of the 
overall hotel provision within the Formby Hall Golf Resort. The main issues are the impact 
upon the Green Belt and the loss of trees in a woodland covered by a Tree Preservation 
Order and whether the very special circumstances that relate to the site clearly outweigh 
the harm caused. 

While the development comprises ‘inappropriate development in the Green Belt’, it will 
bring a number of significant benefits.  In particular, the unusual nature of the  
accommodation and its setting will make a distinctive contribution to tourism and to the 
economy of the Borough.  Overall it is concluded that these benefits comprise ‘very special 
circumstances’ which outweigh the harm from the proposals and the scheme is therefore 
recommended for approval.

Recommendation:  
Approval subject to conditions and subject to referral to the National Planning Casework 
Unit. 

Case Officer Mr David Robinson

Email planning.department@sefton.gov.uk

Telephone 0345 140 0845 (option 4)

Application documents and plans are available at:
http://pa.sefton.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PDK9VZNWGPE00

mailto:planning.department@sefton.gov.uk


Site Location Plan



The Site

The site is part of a wood land on the western side of the Formby Golf resort.  To the west 
is Formby Hall and to the northwest is the Sparrowhawk public house. 

History
There have been a number of planning applications on the site. Of particular relevance to 
this application are:

DC/2018/01159 - A full planning application for the expansion and improvement of the 
Formby Hall Golf Resort and Spa, incorporating: the extension and alteration of the 
existing Hotel Building; the change of use of the first floor of the Health Club and Spa 
Building to hotel accommodation (Use Class C1); the extension and reconfiguration of the 
existing Health Club and Spa Building; the extension of the Driving Range Building; the 
development of a Spa Building; the development of four Lakeside Lodges (Use Class C1); 
the development of a Hub Building; the reconfiguration and extension of the existing car 
park; improvements to the existing vehicular accesses and access road; and associated 
infrastructure (including ducting relating to the district heat network) and landscaping 
works. Approved 16 November 2018. 

DC/2016/02384 - Extension and alterations to existing swimming pool hall, formation of 
new staff entrance door and enclosure of existing driving range bay to form teaching bay. 
Approved 2 February 2017.

DC/2016/01337 - Retrospective application submitted under Section 73A(2)(a) of the Town 
and Country Planning Act 1990 for the change of use of the residential block of the Formby
Hall Golf Resort and Spa from a PGA Residential Academy (Use Class C2) to a hotel with 
ancillary leisure facilities (Use Class C1). Approved 21 October 2016.

N/2006/0419, Proposal: Erection of a two-storey extension to the existing club house to 
form PGA national residential academy, erection of 2 single-storey extensions to the 
existing clubhouse and revised car parking layout.  Approved  25 August 2006.

N/2003/1209, Proposal: Erection of a two storey extension to existing clubhouse to form
PGA national residential academy, alterations to driving range hut, new 6-hole training 
course, new fairway area, revised parking and access arrangements and ancillary 
development. Approved  24 March 2004.

Consultations
Conservation Team
 
No objections.



West Lancashire Borough Council Planning
 
No objections.

Environmental Health Manager
 
No objections. 

Flooding and Drainage Manager
 
No objections subject to condition on flooding and drainage strategy. 

United Utilities
 
No objections subject to conditions.  

Highways Manager
 
No objections subject to conditions. 

Contaminated Land Team
 
Land at very low risk of contamination and so no objections.

Merseyside Environmental Advisory Service
 
No objection subject to a number of conditions including conditions on: habitat creation, 
species surveys and mitigation and protection of breeding birds.

MEAS also carried out an HRA assessment and concluded that in combination with the 
main resort scheme and other developments in the Formby are, they would be significant 
effects. Conditions are recommended to ensure that appropriate measures are carried out.  

Local Plans
The applicants Planning Statement (section 8) has correctly identified that the proposal is,



according to NPPF, inappropriate development in the Green Belt. Inappropriate 
development is, by definition, harmful to the Green Belt and should not be approved except 
in very special circumstances. Substantial weight should be given to any harm to the 
Green Belt. The intrinsic value of the Green Belt is its openness. There is no statutory 
definition of openness but is usually accepted as meaning the absence of development. 
The proposal is for up to 15 lodges in areas that are currently free from development. 
These lodges are permanent structures and essentially the same size and scale of a 
bungalow. Whilst it is accepted that the lodges will be well screened from view by 
woodland, I do not agree with the applicants assertion (paragraph 8.11 of the Planning 
Statement) that the harm to openness will be limited. The harm, at best, will be moderate.

Similarly, in considering the impact on the purposes of including land in the Green Belt, I 
consider there will be moderate harm to safeguarding the countryside from encroachment. 
I do not agree this harm will be negligible (as stated in the Planning Statement at 8.23). 
The impact on preventing towns from merging is considered to be limited rather than none. 
As set out above, harm to the Green Belt must be given substantial weight and this harm, 
and any other harm, must be clearly outweighed by other considerations for very special 
circumstances to exist. It is likely that other consultees will identify whether any other harm 
exists as a result of this proposal.

Section 10 of the applicants Planning Statement sets out the considerations that they 
consider demonstrates that very special circumstances exist. It is for the case officer to 
determine whether these, in combination, clearly outweigh the harm to the Green Belt and 
any other harm.

The applicant, in their Planning Statement, has included a sequential and impact test 
(section 7). The Council considers, due to the nature of the proposal and its site specific 
requirements, that the sequential and impact tests, as required by Policy ED2 of the Local 
Plan, have been satisfied.

Policy ED5 of the Local Plan states (part 2) that sustainable tourism proposals will be 
supported where they relate to location-specific tourism assets and is consistent with other 
Local Plan policies. This should be considered in the assessment of very special 
circumstances.

Natural England
Recreational disturbance to internationally protected coastal sites in the Liverpool City 
Region (LCR) is an issue across the LCR. This pressure is a particular issue through in-
combination effects, for example additional housing or recreational accommodation may 
result in additional recreational visits and therefore increase disturbance at the coastal 
designated sites.



Assessment of this impact needs to be undertaken at the plan and project stage. These 
assessments needs to satisfy the sequential tests of the Habitat Regulations. This Habitat 
Regulations Assessment needs to be undertaken prior to determination to ensure the 
Council is making a sound and legal decision. Subject to the conclusion of the HRA 
suitable mitigation may be further required to ensure no adverse effect on integrity of 
designated sites. Where embedded mitigation measures are considered we refer you to 
the case law ruling People Over Wind and Sweetman vs Coillte Teoranta (ref: C 323/17) 
that requires these measures to be considered at the appropriate assessment
stage.

The LCR Visitor Management Strategy (VMS), subject to finalisation and Council approval, 
sets out an evidence base and strategic mitigation scheme to mitigate for recreational 
disturbance at a LCR level. This will help Local Planning Authorities and developers 
address the issues arising from additional housing, thus helping deliver Habitat 
Regulations compliance and contribute to sustainable development.

In the event that the VMS mitigation scheme is not adopted, Natural England would expect 
consideration of recreational disturbance at a strategic level across the Local Authority 
area and wherever possible linking with other Local Authorities. Where mitigation cannot 
be delivered via a strategic scheme, individual projects will need to provide mitigation (if 
required) on a case by case basis.

Tourism Manager
The tourism manager supports the scheme and considers that this type of niche 
accommodation is really important in diversifying the type of accommodation available in 
the Borough. 

 
Neighbour Representations
Formby Civic Society

The Formby Civic Society has taken the time to comment on each replan of the proposal 
and has objected to the loss of trees, habitat and Green Belt. Their comments on the latest 
scheme are as follows:

We have previously sent in objections to the original application which was for the erection 
of 18 Lodges however the amendment to this plan shows a reduction down to 11 lodges 
and our comments will reflect this. Our concern for the loss of many trees still stands 
especially those trees protected by TPO’s but we are also aware that a Local Planning 
Authority can remove this protection if they want and in this case we feel that it is now futile 
to insist that these trees are retained. 

The new tree surveys in the amendment as usual are very reassuring. They promise 
‘keyhole’ felling as a method we have so far failed to find information on. There is an 
insistence that the trees near to the lodges will not have their roots damaged by the pile 



driving or the laying of service networks. However the fact remains that many trees will still 
be lost or damaged but admittedly not as many as the previous application for 18 lodges 
would do. 

There is extensive dialogue regarding the economic benefits of these lodges and although 
we agree that tourism is important we do not want to witness the degradation of the 
environment as a consequence. We still feel that the other expansions to the hotel and spa 
plus the small housing estate goes a long way to satisfying the financial viability of this site 
without the added creation of unduly large lodges. 

Formby especially relies on the remains of its rural past unfortunately it has lost many of its 
fields and hedgerows and is presently losing more due to large scale housing 
programmes. With the loss of the countryside comes the loss of the wildlife and we cannot 
believe that this woodland where the lodges will be built does not have any significant 
value to birds, insects, hedgehogs, bats and Red Squirrels. Unfortunately the woodland is 
on private land so the public do not have any idea of its habitats or its fauna. 

The pictures contained in the report are however very impressive and show a packed 
scene of biodiversity in the broadleaf trees and greenery which must be home to a number 
of species. The fact that no disturbance has occurred here for some time would only result 
in ever increasing biodiversity in this woodland. The NPPF and Local Plan policies NH1, 
NH2 HN3 contain statutory obligations for biodiversity conservation and enhancement and 
their relationship with the land use planning system. 

The Local Authority should now take the loss of biodiversity seriously and be sure that the 
reasons for any loss outweigh the reasons why. The Nature Conservation SPD also sets 
out how biodiversity should be taken into account in any new development. We would like 
to go into the number of policies and legislation now in place to protect the environment but 
feel it would be a waste of time and effort with regards to this application. We would ask 
therefore if the number of lodges proposed is adhered to and the mitigation measures 
enforced. 

Policy Context
The application site lies within an area designated as Green Belt in the Sefton Local Plan 
which was adopted by the Council in April 2017.  

A Neighbourhood Plan for Formby is currently being prepared. The draft Plan has been 
submitted and is currently subject to public consultation. 



Assessment of the Proposal
Planning History
Formby Hall Golf Club, as the resort was originally known, was constructed in 1998 
comprising an 18 hole golf course and associated club house. 

In 2005 planning permission was secured for the development of a PGA (Professional 
Golfers Association) residential academy. This comprised an extension to the existing 
clubhouse to provide 62 en-suite bedrooms and indoor leisure and training facilities, a 
second 6 hole golf course and associated development (ref: N/2003/1209).

In 2006 a further planning permission was secured for an alternative design for the 
residential block, albeit providing the same number of bedrooms and associated facilities 
(ref: N/2006/0419).

Some aspects of the 2005 permission were implemented, including the provision of the 
second golf course and related developments. The residential block, however, was erected 
in accordance with the scheme approved under the 2006 permission. The golf club 
complex now goes by the name of Formby Hall Golf Resort and Spa.

The residential block connected with the PGA academy started being operated as a hotel 
and was used by people who weren’t part of the PGA academy. A retrospective application 
was submitted and approved (DC/2016/01337) to regularise the resort as being a hotel, 
spa and golf complex. 

An application was approved in Autumn 2018 (DC/2018/01159) for a substantial extension 
to the hotel with a new SPA, Golf facilities, entrance car parking and some lodges.

The Scheme and main issues
The proposal is for woodland lodges that will form part of the hotel accommodation at the 
Golf Resort. The scheme whilst forming a separate application from the approved main 
resort expansion (DC/2018/01159) is an integral part of the resort improvement and 
expansion plans. The proposal is for 11 lodges on the western part of the site in a 
woodland protected by a Tree Preservation Order, near to Formby Hall and the 
Sparrowhawk pub site. The scheme was originally for 18 lodges and has been twice 
reduced, from 18 lodges to 15 and then again to 11 lodges after concerns were expressed 
to the applicant about loss of woodland and impact upon the Green Belt

The site is in the Green Belt and the main issues are considered to be:

 Is this appropriate development in the Green Belt?
 The case for very special circumstances
 Loss of Trees 
 Ecology 



Green Belt
The applicant’s Planning Statement has correctly identified that the proposal is, according 
to National Planning Policy Framework (NPPF), inappropriate development in the Green 
Belt. Inappropriate development is, by definition, harmful to the Green Belt and should not 
be approved except in very special circumstances. The proposal is therefore a departure 
from the Sefton Local Plan. Substantial weight should be given to any harm to the Green 
Belt. The intrinsic value of the Green Belt is its openness. There is no statutory definition of 
openness but is usually accepted as meaning the absence of development. The proposal 
is for up to 11 lodges in areas that are currently free from development. 

These lodges are semi-permanent structures. It is accepted that the lodges will be well 
screened from view by woodland. However the structures will be semi-permanent and 
whilst they are reasonably substantial in size, they will not have fixed, deep foundations 
and will be designed so they can be removed relatively easily if they become disused. The 
lodges do represent development where there currently is none but given the type and 
nature of the development, they will not have the same impact as dwellings of a similar 
size due to the fact they aren’t as permanent in build. It is therefore considered that the 
lodges will have moderate harm to the Green Belt and substantial weight is attached to 
this.

Similarly, in considering the impact on the purposes of including land in the Green Belt, it is 
considered there will be moderate harm to safeguarding the countryside from 
encroachment. It is not agreed this harm will be negligible (as stated in the applicant’s 
Planning Statement at 8.23). The impact on preventing towns from merging is considered 
to be ‘limited’ rather than ‘none’. As set out above, harm to the Green Belt must be given 
substantial weight and this harm, and any other harm, must be clearly outweighed by other 
considerations for very special circumstances to exist. 

The applicant has accepted that this proposal will require very special circumstances that 
clearly outweigh the harm. The very special circumstances will be considered next. 

Case for Very Special circumstances
The issues are as follows:

The type of accommodation is unique for the borough. The accommodation consists of 
high end hotel accommodation in the woods. This will appeal to a niche market of wealthy 
visitors who will benefit the resort and the borough as a whole. 

The woodland accommodation has, by definition, got to be situated in a woodland area, 
and there are few other potential locations in the borough and certainly it is hard to think of 
any within an urban, non-Green Belt setting.



The proposal is very much part of the expansion and improvement plans for the whole Golf 
Resort as approved in the previous planning application (DC/2018/01159), and is linked to 
the use of the site as a Golf Resort. It is intended that many, and perhaps most, of the 
occupants of the Lodges would spend some or all of their trips in the Golf Resort. This 
means that the location can only really be part of the Golf Resort. 

The Golf Resort has been struggling with a lack of accommodation, especially given the 
other activities on site, the Spa, the function venue as well as the bar and restaurant. The 
additional hotel accommodation in 2018 will help address this issue but these lodges will 
further help to reduce the shortage of accommodation and, more importantly, diversify the 
type and quality of accommodation. 

The golf course is also a PGA academy, the only one in the North West of England. The 
academy is well located given the proximity to so many championship courses in the North 
West. The PGA are supportive of the expansion to the Golf resort and have raised the 
issue of lack of hotel space as being important. 

Given Sefton’s position at the heart of England’s “Golf Coast” and the large number of high 
quality and nationally recognised golf courses in Sefton, the proposed niche, quality 
accommodation may bring in visitors who wish to visit more than one golf course. This may 
benefit golf courses and other businesses across the borough and beyond. 

The niche hotel accommodation may also help with golf events on other courses in the 
borough. For example, Royal Birkdale hosted The 2017 Open Championship and Formby 
Hall was heavily used in conjunction with the Championship providing much needed 
accommodation and golfing facilities. The improvements and increased bed stock can only 
help the chances of The Open returning to Royal Birkdale. It may also help for other events 
like the Grand National Festival, meeting accommodation needs in relation to top level 
football at Liverpool and Everton, and events in Southport like the air show and flower 
show. 

The Liverpool City Region Visitor Economy Strategy & Destination Management Plan has 
set out ambitious growth targets. The growth of the visitor economy in Sefton is critical if 
these targets are to be met.

The Economic impact
The proposal is part of the comprehensive expansion of the Golf Resort. The Resort have 
given the following figures that have not been challenged by any consultees or residents. 
The Resort is an asset to Sefton in both the employment and investment it attracts. The 
Resort’s sporting and leisure facilities are a significant asset for Sefton and the wider 
region. It is not only vital to the local economy in terms of employment, but also the profile 
and investment it can help attract. The benefits have been set out as follows by the 
applicants:

 The headline economic impacts estimated in relation to the construction phase of 
the development are:



o Investment in construction expenditure of approximately £18.0 million;
o 143 full-time equivalent (FTE) temporary gross jobs directly from construction 

over the 1.25 year build period;
o 183 direct, indirect and induced net additional FTE jobs per annum across 

the North West, of which 98 could be local to Sefton; and
o £13.9 million uplift in productivity – measured in Gross Value Added – within 

the North West regional economy throughout the construction phase, of 
which £7.5 million would be contributed within the Sefton economy.

 Upon completion, the operational phase of the proposed development is estimated 
to have the potential to generate the following economic impacts:

o Direct provision of 43 (gross) FTE jobs upon completion and operation of the 
proposed development;

o Taking additionality factors into account, circa 41 direct, indirect and induced 
net additional jobs could be created within the North West, of which 24 FTE 
jobs could be local to Sefton;

o £2.4million annual contribution to productivity (GVA) within the North West 
economy once fully operational, of which £1.1 million could be concentrated 
in the local economy of Sefton each year;

o Uplift in visitor expenditure totalling between £850,000 and £1.7 million per 
annum that could support and sustain between 6 and 13 jobs in the leisure, 
tourism and restaurant industries each year;

o Approximately £110,000 business rate revenue per annum generated directly 
by the proposed development, 50% of which will be retained by Sefton 
Council under current arrangements, and 100% of which could be retained 
after the implementation of Government proposals.

The proposal will also result in greatly enhanced tourist provision and a type of 
accommodation which would be unique within Sefton.  This view is supported both by the 
Council’s Tourism Manager and by the Ramada and Vincent hotels in Southport Town 
centre due to the fact that premium end accommodation and increased function facilities 
would be provided. This will help generate more tourism and business in Sefton. 

The Sefton Tourism Manager is very supportive of the enhancing of accommodation and 
facilities which this proposal represents, and identifies Tourism as one of the Borough’s 
key areas for future growth.  The letter from the Sefton Tourism Manager carries a lot of 
weight and clearly points to the importance of the site to the local economy. In particular 
the letter states:

Sefton has seen a 4.6% increase in staying visitors in 2017 and a 7% increase in 
spending. The Tourism Manager concludes:  “With staying visitors increasing it is vital that 
there is a continuing increase and diversity in the accommodation stock in Sefton.

The proposed woodland lodges will help meet future growth and more importantly provide 
a type of visitor accommodation stock that Sefton lacks, the lodges will further enhance the
overall appeal to staying visitors and allow new markets to be targeted”.



The Final draft Sefton Council Hotel and Visitor Accommodation Development Strategy 
identifies the importance of meeting the need for leisure and business accommodation and 
remaining competitive with other resorts and destinations and providing the type of modern 
market accommodation that the market is looking for (page vii). The applicant has 
identified that this is a type of accommodation that is important and that there is demand 
for it. The Strategy also supports growing the golf tourism. 

The type of accommodation provided along with the wider expansion/improvement to the 
Golf resort is designed to help keep the resort growing against competitors. The Golf 
Resort market is a crowded market and there are a number of competing schemes across 
the country, not least the proposed Hoylake golf resort. It is also a market where standing 
still results in falling backwards against those competitors. This would in the long term 
have a negative economic impact upon the borough. 

Other Green Belt issues
The lodges are of a lightweight type of construction with shallow foundations that can 
easily be removed. Whilst the lodges will be on an undeveloped part of the site, they will 
not have the same impact as conventional brick built buildings. Conditions can be added 
requiring the removal of all lodges if the site becomes disused and for the site to be 
returned to an undeveloped state.

A condition could also be added requiring a planning application if any of the lodges are 
proposed for any other use other than as part of the hotel development. This is to ensure 
that they are not used for a purpose where impact upon the Green Belt has not been 
assessed. 

Trees
The site is a woodland Tree Preservation Order (TPO71) created in 1987. The woodland 
covers 8+ hectares and includes a wide variety of trees, including specimen trees, 
particularly Oaks, Pines as well as smaller, self-seeding Sycamores, Birch and Alder. 

The scheme has been reduced to 11 lodges due to concern over the loss of woodland and 
the impact the proposal would have.

The proposal is outline and so the scheme is only indicative. However given the size of the 
woodland, a tree survey was requested that assessed all of the trees of a trunk greater 
than 25cm in girth. This was because the Council’s Trees Officer recognised that some of 
the bigger and older specimens were impressive trees. The Trees Officer also recognised 
that there was a large quantity of self-seeded trees of lesser quality where the loss could 
more easily be replaced. 



The tree survey has identified the types of trees that may be lost with the layout. The 
survey indicates that four large trees will be lost as well as a number of smaller self-
seeding trees. Three further larger trees may come under threat and will need to be 
monitored. The loss of larger, older trees is regrettable but in the context of such an 
extensive woodland, this is not particularly significant. 

An extensive new planting scheme is proposed which includes 210 new trees and large 
shrubs. This includes a ‘woodland mix’ consisting mostly of trees and a few under canopy 
trees and a ‘woodland edge mix’, consisting of lower trees and large shrubs. This is 
considered appropriate mitigation and will help extend the woodland. 

It is also planned to manage the woodland around the lodges. The new tree planting can 
be achieved by condition. Many of the new trees will also be Red Squirrel friendly trees. 

It is considered that this will comply with Local Plan policy EQ9 – ‘Provision of Public Open 
Space, Strategic Paths and Trees’ in relation to trees. This is because the loss of trees is 
not excessive in relation to the Woodland as a whole and there will be a sufficient amount 
of replacement planting. Whether the trees are replaced on a 1:1 basis is not clear as the 
survey only addresses the older trees. There is no doubt that a number of saplings and 
small self-seeded trees will be lost but these will be replaced by a far high quality of 
planting. 

Ecology and HRA
The site includes extensive woodland and is a Priority Habitat. Therefore a number of 
species surveys were carried out including for Red Squirrels, Bats, Badgers, Breeding 
Birds and Newts. 

The surveys include the likelihood of presence of Badgers on site. A condition can be 
added for a pre-commencement check for badgers.

The site includes the potential for breeding bird habitat and there may be some loss of this 
habitat. It is important that breeding birds are protected during construction, particularly 
with any felling and clearance of saplings. Therefore a condition could be added to protect 
birds during the bird breeding season. A condition is also recommended for bird breeding 
boxes to be included to provide new breeding potential for the site. The proposed new 
landscaping plan will that includes many new trees and shrubs will also add future bird 
breeding habitat. 

The scheme includes a landscaping scheme that includes a number of Red Squirrel 
friendly trees to try and encourage Red Squirrels and discourage Grey Squirrels. It is 
recommended that the landscaping scheme be conditioned. 

The scheme also includes other habitat improvements including wild flower planting and 
other wetland habitats as part of the wider resort expansion. This is considered to offer 
some real benefits to the scheme. This is shown on the landscaping scheme and the 
wildlife improvements would be conditioned. 



Invasive species in the form of Rhododendron Ponticum and Himalayan Balsam have both 
been found on site. It is important that this is managed and removed. It is recommended 
that a condition be added requiring the developer to submit a method statement to remove 
these species. 

It is considered that the proposal will address and enhance a number of habitats on site 
and will enhance the natural habitat on site. Much of this will be done by condition and as 
such I consider that the application will comply with Local Plan policies NH1, NH2 and 
NH3. 

A major concern of the Formby Civic Society has been the impact upon the woodlands and 
upon the habitats. The improvements to habitats and mitigation should address some of 
those concerns. 

The site was subject to an “assessment of likely affects” as part of the Habitats 
Regulations Assessment 2017. Merseyside Environmental Advisory Service (MEAS) 
concluded that significant effects will be likely to occur when taken ‘in combination’ with 
other developments in the area. However the development itself was likely to have very 
little impact upon the coast or any of the other protected areas. It is the cumulative effect of 
multiple developments along the Sefton coast that will have some impact. 

Mitigation has been proposed including information packs on site and a ban on dogs on 
sites (with the exception of assistance dogs). 

Town centre impact
The applicant, in his Planning Statement, has included a sequential and impact test to 
assess whether there are sequentially preferable sites in town centres and if the proposal 
would cause harm to the centre of Formby or Southport. Normally hotel accommodation 
would be expected to be in town centre locations. However as the requirements for the 
scheme are to be part of the Golf resort, it is not possible to identify a ‘sequentially 
superior’ site that would meet the requirements of this scheme. 

It is not considered that 11 lodges will have a materially harmful impact upon Southport 
town centre, or any other centre, due to both the small size of the scheme and the fact that 
it is niche accommodation that is not likely to act as a counter attraction to the Southport 
hotels. 

The Council considers, due to the nature of the proposal and its site specific requirements, 
that the sequential and impact tests, as required by Policy ED2 of the Local Plan, have 
been satisfied.

Amenity and Living conditions of neighbouring properties
The lodges are in the woodlands and are sufficiently distant from any neighbouring 
properties for it to have a significant impact upon either the amenity or living conditions of 
neighbouring properties. 



Other issues
The Design of the lodges is indicative. Full details of the size and scale will need to be 
submitted with the reserved matters application and their design will be assessed in 
accordance with Local Plan policy EQ2 ‘Design.’ 

The scheme will have limited impact upon highways and access with the 11 lodges 
resulting in only a small number of extra visitors and staff. There is no objection from the 
Council’s highways team. 

As the scheme is an outline application a number of matters will be reserved for a later 
application. Specific matters that will need to be considered in a future application will 
include appearance, landscaping, access and layout.

There are no substantive Environmental Health or Contaminated Land issues relating to 
the proposal. 

A condition can be added for an appropriate sustainable drainage scheme in accordance 
with the submitted drainage scheme. There are no objections from the Lead Local Flood 
Authority. 

The Merseyside and Halton Waste Local Plan policy WM8 requires appropriate Waste 
management for construction waste. A condition is recommended to address this. 

Formby and Little Altcar Parish Councils have submitted a neighbourhood plan (under 
Regulation.16). The submitted plan is now out for public consultation. At this stage, the 
Plan carries limited weight. There are no site specific policies that relate to this site. 

Planning Balance 
The development is by definition, inappropriate development in the Green Belt. The 
scheme includes moderate harm to the Green Belt and the loss of between 4 and 7 mature 
trees as well as a loss of some saplings and self-seeded trees and some habitat. 
Significant weight is attached to these considerations. 

The benefits of the scheme are considerable with a potential significant economic boost by 
providing unique hotel accommodation that will enhance the range of visitor 
accommodation in the borough. The scheme, as part of the wider Resort improvements, 
will result in an increase in visitors to the area, people employed and will bring in some 
wealthy visitors. Weight is also given to the fact that the Woodland Lodges scheme is 
linked to the Golf Resort and PGA academy and couldn’t reasonably be sited anywhere 
else. 



Other benefits include the planting of replacement trees and creation of habitat. It is 
considered that the benefits constitute very special circumstances that clearly outweigh the 
harm arising from the scheme as set out above and as such justify the inappropriate 
development in the Green Belt. The application is therefore recommended for approval 
subject to referral to the Planning Casework Unit as the proposal is a departure from the 
development plan.  



Recommendation - Approval with conditions subject to referral 
to the Secretary of State Casework Unit. 
Conditions

This application has been recommended for approval subject to the following conditions 
and associated reasons:

1) The development hereby permitted shall be commenced before the expiration of three 
years from the date of this permission or two years from the date of the approval of 
the last of the reserved matters, whichever is the later.

Reason: To comply with Section 92 (as amended) of the Town and Country Planning 
Act 1990.

2) No phase of the development shall commence until details of the reserved matters 
(namely, appearance, landscaping, biodiversity improvements, drainage, access and 
layout) for that phase have been submitted to and approved in writing by the Local 
Planning Authority.

Reason: To enable the Local Planning Authority to control the development in detail 
and to comply with Section 92 (as amended) of the Town and Country Planning Act 
1990

3) The development hereby granted shall be carried out strictly in accordance with the 
following details and plans:-
EXISTING OVERALL SITE PLAN 2849-11-SP-03A
PROPOSED OVERALL SITE PLAN 2849-11-SP-04B
LOCATION PLAN 2849_11_SP_01A
INDICATIVE SITE PLAN 2849-11-SP-05 REV F
LANDSCAPE PLAN FHH-LOLP-WW-70-G
PONDS AND DITCHES LOCATION PLAN G6960.001
LODGE PLAN AND SECTION 2849-11-GA-02
LODGE ELEVATIONS 2849-11-GA-03
OWNERSHIP PLAN 2849-11-SP-02
TREE SCHEDULE APPENDIX 1 Rev 8 21 02 19
FLOOD RISK ASSESSMENT AND DRAINAGE STRATEGY 42729/4001 | Rev: 2
LODGES ECOLOGICAL ASSESMENT September 2018 6960.011
TRAVEL PLAN REV2 42729

Reason: To ensure a satisfactory development.

4) a) Prior to the commencement of development, full details of the proposed measures 
to ensure that mud and other loose materials are not carried on the wheels and 
chassis of any vehicles leaving the site and measures to minimise dust nuisance shall 
be submitted to an agreed in writing with the Local Planning Authority.



b) The details approved under (a) above shall be implemented throughout the period 
of construction.

Reason: In the interests of highway safety.

5) a) Prior to the commencement of development a Construction Traffic Management 
Plan shall be submitted to and approved in writing by the Local Planning Authority.

b) The provisions of the Construction Traffic Management Plan approved under (a) 
above shall be implemented in full during the period of construction.

Reason: In the interests of highway safety.

6) Prior to the commencement of the development,

a) A sustainable drainage scheme for the site shall be submitted for approval with the 
Local Planning Authority. The scheme shall be in accordance with the submitted 
sustainable drainage strategy (August 2018/42729/4001 Doc2/ Peter Brett). The 
scheme shall include a timetable for implementation and maintenance of the 
drainage.

b) The scheme shall be constructed in full prior to occupation of the development.

Reason: To ensure satisfactory drainage facilities are provided to serve the site in 
accordance with paragraph 103 of the National Planning Policy Framework, House of 
Commons Written Statement 161 for Sustainable Drainage Systems and Policy EQ8 
in the Sefton Local Plan.

7) Before the development is commenced:-

a) A survey for Badgers shall be undertaken and results, together with a scheme of 
protection measures and a timetable for implementation shall be submitted to and 
approved in writing by the Local Planning Authority.

b) This scheme shall then be implemented in accordance with the details approved 
under (a) above.

Reason: To safeguard the conservation of species/habitats.

8) a) Prior to commencement of development, full details of a scheme for the eradication 
of Himalayan Balsam and Rhododendron Ponticum shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include a 
timetable for implementation and clearly identify the extent of the Himalayan Balsam 
and Rhododendron Ponticum on a scaled plan.



b) The eradication scheme shall be implemented in full in accordance with the 
approved timetable.

Reason: To eradicate Himalayan Balsam and Rhododendron Ponticum from the 
development site.

9) a) Prior to the commencement of development a Construction Waste Management 
Plan shall be submitted to and approved in writing by the Local Planning Authority.

b) The provisions of the Construction Waste Management Plan approved under (a) 
above shall be implemented in full during the period of construction.

Reason: In the interests of reduction of construction waste.

10) a) Before any equipment, machinery or materials are brought onto site, a 1 metre 
high fence or other barrier as agreed in writing with the Local Planning Authority, shall 
be erected around the outer limit of the crown spread of all trees, hedges or 
woodlands that are to be retained on the final approved plan in the reserved matters 
application.

b) The barrier/fencing approved under (a) above shall be maintained in a satisfactory 
manner until the development is completed. During the period of construction, no 
material shall be stored, fires started or trenches dug within these enclosed areas

Reason: To prevent damage to the trees/ hedges in the interests of visual amenity.

11) No part of the development shall be brought into use until areas for vehicle parking, 
turning and manoeuvring have been laid out, demarcated, levelled, surfaced and 
drained in accordance with the approved plan and these areas shall be retained 
thereafter for that specific use.

Reason: In the interests of highway safety.

12) No part of the development shall be brought into use until space and facilities for 
cycle parking have been provided in accordance with the approved plan and these 
facilities shall be retained thereafter for that specific use.

Reason: In the interests of highway safety.

13) The approved Travel Plan shall be implemented in full in a timetable to be agreed in 
writing with the Local Planning Authority / in accordance with the timetable approved 
in writing by the Local Planning Authority. The approved Travel Plan shall continue to 
be implemented as long as any part of the development is occupied.

Reason: In the interests of highway safety.



14) a) The hard and soft landscaping scheme and habitat improvements in the 
Landscaping plan (DRAWING NO: FHH-LOLP-WW-70-G) and in the Ecological 
Assessment version 2.0LR section 6, shall be carried out prior to the occupation of 
any part of the development.

b) A long term detailed management scheme shall be submitted prior to the 
occupation of the development showing how the landscaping and habitat 
improvements and enhancements will be managed and maintained over the lifetime 
of the development.

c) Any trees or plants that within a period of five years after planting, are removed, die 
or become, in the opinion of the Local Planning Authority, seriously damaged or 
defective shall be replaced with others of a species, size and number as originally 
approved in the first available planting season.

Reason: In the interests of visual amenity and in the interest of habitat protection and 
to secure biodiversity enhancement as required under PPS9 Key Principles.

15)  Before occupation of the development:

a) a scheme showing details of bird nesting boxes (e.g. number, type and location on 
an appropriately scaled plan) that will be erected on the site will be submitted to the 
Council for approval.

b) the scheme approved in (a) above will be implemented in full.

Reason: To provide bird breeding habitat to compensate for loss of existing habitats.

16) Before occupation of the new hotel rooms the hotel will implement a no dog policy 
(with the exception of assistance dogs). The Resort will retain this policy.

Reason: In order to comply with the Habitat Regulations Assessment.

17) Before occupation of the new hotel rooms, the developer will be required to produce a 
tailored information pack outlining the potential impacts of recreational pressure on 
the Sefton coast SAC, the Ribble and Alt estuaries SPA and RAMSAR sites. The 
information pack shall be included in each room thereafter.

Reason: In order to comply with the Habitats Regulations Assessment.

18) No trees shall be felled, no vegetation shall be cleared and no demolition shall take 
place during the bird nesting season (1 March - 31 August inclusive) unless the 
absence of nesting birds has been confirmed by a survey, which has been submitted 
to the local planning authority, and such works have been approved in writing 
beforehand by the local planning authority.



Reason: To ensure that wild birds building or using their nests are protected.

19) No tree which is to be retained shall be cut down, uprooted or destroyed, or have 
surgery undertaken, without the written approval of the Local Planning Authority, 
within 1 year from the completion of the development. Any such trees removed or 
dying shall be replaced with trees of a size and species to be agreed in writing with 
the Local Planning Authority in the next available planting season.

Reason: In the interests of visual amenity.

20) The approved free-standing lodges shall be used as part of the hotel accommodation 
and for no other purpose including any other purpose in C1 of the schedule to the 
Town and Country Planning Use Classes (Amendment) Order 2005, or any 
subsequent Order or statutory provision revoking or re-enacting that Order.

Reason: In order to protect the character of the area/ residential amenities of nearby 
occupants.

21) If any of the lodges become redundant (i.e. not being in use for a period of 24 
months) or no longer needed, they shall be removed in their entirety within twelve 
months of the date that they became disused.

Within three months of any lodges being removed, a landscaping scheme shall be 
submitted to the Council showing size, species and location of appropriate trees to 
return the lodges to their natural state.

Reason: To ensure long term protection of the woodland and the Green Belt from 
long term development.

Informatives

1) The applicant is advised that the proposal will require the formal allocation of 
addresses. Contact the Development and Support team on 0151 934 4569 or E-Mail 
snn@sefton.gov.uk to apply for a street name/property number.

2) Bats may be present in your building. Bats are protected species. If you discover bats 
you must cease work immediately.

3) Prior to the commencement of any work that is likely to generate dust, grit or 
chemicals in solution, there must be suitable and adequate methods in place to 
minimise any release to atmosphere. Such methods may include sheeting out the 
work area, utilising water suppression or any other method recognised by the building 
industry.


