
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2007/0708/P

	Development Proposed:
	Proposed replacement of existing shop front window and entrance door at 2a Whalley Road, Hurst Green, Lancashire, BB7 9QJ for Dugdale Rolafson Associates.

	CONSULTATIONS: Parish/Town Council

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


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 – Development in Conservation Areas

Policy ENV19 – Listed Buildings

Policy S13 – Shop Front Design



	POLICY REASONS FOR REFUSAL:

	The proposal does not comply with Policies ENV16, ENV18 and S13 and by virtue of its design and size, is considered unsympathetic to the existing property. The single wide window on the front elevation would create a modern and elongated appearance to what is essentially a traditional frontage, that would be considered to be to the detriment of the character of the building, on the character of the adjoining Listed Buildings and on the Conservation Area.



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

	This application seeks permission to replace the existing shop front at 2a Whalley Road, Hurst Green. The building is situated within the Hurst Green Conservation Area, and is attached to a Grade II Listed Building, No’s 2, 4 and 6 Whalley Road.

The property was granted Planning Permission in 2005 to change its use from an A1 Retail Unit to part A1/part A2 Estate Agent. Following the success of this, an application to increase the floor area of the A2 use was granted in 2006. At present, the unit is currently being used as a full Estate Agents Office. The applicant seeks to provide improved display facilities in the shop front window, together with improved accessibility into the building for all users, while having minimal impact on the overall appearance of the building. The proposal will remove the existing two bay windows positioned either side of the door, and replace them with a larger central window with a new doorway to the right hand side of the building. 

It is considered that given the location of the building within the Conservation Area and its attachment to the Listed Buildings, the visual impact of the proposal is the key element of whether or not the proposal is acceptable. The three cottages are all traditional, two up two down properties with vertical, symmetrical windows. The proposed single, wide window on the front elevation will create a modern and elongated appearance to what is essentially a traditional frontage that is considered to be to the detriment of the building and its surroundings. Therefore considering the above points, and that the proposal would not comply with the relevant policies, the approval of this application would thus be detrimental to the visual amenities of the area and to the streetscene, and it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 07/08/2007





TELEPHONE CLLRS:  YES / NO


DATE:














