Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2004/0716/P

	Development Proposed:
	Ground floor dining room extension with flat roof terrace incorporating an access stairs to an upper level of an existing tower at 31 Ribchester Road, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This is an unusual property on the south west side of Ribchester Road, Wilpshire.  It is a very small detached house of stone and slate construction which has a small enclosed rear yard and a tower “folly”.  There is presently no access into the upper part of the “folly”.  This cannot be easily achieved internally because of a very thick concrete floor slab.

Permission is sought for an extension over the enclosed yard to form a dining room.  The flat roof of the extension would become a terrace, which would be accessed by a new staircase which would be totally enclosed by existing walls.  An additional staircase from the first floor terrace would provide access into the top of the tower.  This would be on the side of the tower which is very well screened from view from surrounding properties by the dwelling and tower themselves and adjoining mature trees.  

The walls of the extension are, effectively, already existing, except for one wall where a glazed screen is to be set 0.5m in from the existing stone boundary wall.  The other alterations (ie staircases and screens etc at the terrace level) are of modern design and materials (ie galvanised steel and grey stained timber).  The overall scheme is of modern design, which, in my opinion, does not detract from the appearance and the character of the existing traditional building.  Most of the new work, in any event, is screened by the existing building, high boundary walls and the screening of mature trees to the north west of the site.  

The existing tree screening, together with the proposed steel and timber screen panels, mitigate against any overlooking of the adjoining bungalows in Beech Close from the first floor terrace.

No objections have been received from any neighbouring residents.

Overall, I consider the proposal to be acceptable.



	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: 7 SEPT 04














