Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2006/0246/P

	Development Proposed:
	DEMOLITION OF EXISTING CONSERVATORY AND REPLACEMENT WITH NEW SINGLE STOREY EXTENSION AT HIGHER TRAPP HOTEL, TRAPP LANE, SIMONSTONE

	CONSULTATIONS: Parish/Town Council

	Parish Council – Simonstone Parish Council have no objections to the application but make a number of comments.  They question whether any trees would be put at risk by the proposal, and, if so, and if planning permission is granted, then they request some compensation planting elsewhere on the site.  The Parish Council also considers that a pitched roof would be more in harmony with the existing building than the proposed flat roof.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.



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

	On the northern elevation of this hotel there is presently a large conservatory with a dwarf wall, glazing to the upper walls and a glazed roof.  This structure accommodates the office/reception area and a dining room.  I consider the conservatory to be totally inappropriate and detrimental to the appearance and character of the main building.  

It is proposed to demolish the conservatory and replace it with a slightly larger single storey extension which will also provide office/reception and dining room accommodation.  It will be of stone construction with a flat roof behind a parapet wall.   

The Parish Council comments that a pitched roof would be more appropriate.  I disagree.  In order to stay below the bottom of the first floor windows, the roof would have a very shallow slope and would tend to dominate this elevation.  On buildings of this age and design, single storey elements with flat roofs behind a parapet are quire common.  There are two small parapet features at first floor level on this elevation.  The design of the extension would compliment this existing design feature of the building.  

On another point made by the Parish Council, the application does not involve the felling of any trees, and would not be close enough to any trees to endanger their health or stability.  A small group of shrubs would need to be removed because of a proposed reduction in the size of a small landscaped strip in order to retain access to the car park. 

This side of the hotel building is very well screened by trees such that the proposal will not have any effects on any neighbouring residents.  In visual terms I consider that the proposed extension represents a major improvement on the existing conservatory.

Overall, I can see no objections to this proposal.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16 MAY 2006














