
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2007/0890 (PA) & 0900 (CAC)

	Development Proposed:
	Demolition of nursery and erection of office building and car parking (PA).

Demolition of existing buildings.  Site is to be developed for office space (CAC) at 7 Accrington Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Strong objection to both applications.  A travel plan should have been included.  Parking provision inadequate for office workers and visitors.  If minded to accept, condition a travel plan requirement for Section 106 Agreement.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objection in principle on road safety grounds.  The proposed parking arrangements are acceptable on the understanding that the six spaces are managed by the developer to ensure that all movements to and from the highway are made in a forward gear.  There is sufficient space to achieve this safe manoeuvre from all parking places and must be carried out in a safe and consistent manner.

Lancashire County Council (Archaeology) – No archaeological comments to make.



	CONSULTATIONS: Additional Representations

	The licensee of the Swan Hotel, King Street, Whalley has no objections.  The development is supported because the present building is in serious decline and is not in-keeping with the look of the village.  Would like developers to consider the Swan Hotel’s business and customers – only access to their car park is adjacent site – access must be maintained at all times. 



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.

Policy EMP5 - Office Uses.

Policies 4,17and 21 Joint Lancashire Structure Plan



	POLICY REASONS FOR REFUSAL:

	The proposed development would be detrimental to the character and appearance of Whalley Conservation Area because of its incoherent form and unsympathetic use of eclectic historic detailing within the streetscene. 



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

	7 Accrington Road is a prominent site close to the junction with King Street.  In April 2007 it was included within the extension of Whalley Conservation Area. Buildings are single storey and utilitarian and were last used as a child nursery.  A number of nearby buildings are listed or have been identified as Buildings of Townscape Merit in the Whalley Conservation Area Appraisal (2007).

A design and access statement, a bat survey and an outline travel plan have been submitted as part of the application.  No staff are employed at present (vacant premises); the number of staff to be employed is unknown.  

In my opinion the main consideration is the impact of the proposals on the character and appearance of the Conservation Area.  I note from the Whalley Conservation Area Appraisal that, whilst existing buildings are not considered to be of townscape merit, they are not identified as a negative feature/weakness of the Conservation Area.

PPG15 paragraph 4.27 intimates that there is not a general presumption in favour of retaining buildings which do not make a positive contribution to the character or appearance of a Conservation Area.  However, paragraph 4.27 also states that it has been held that the decision maker is entitled to consider the merits of any proposed development in determining whether conservation area consent should be given for the demolition of an unlisted building in a conservation area.  

PPG15 paragraph 4.17 suggests that gap sites, making no positive contribution to the character or appearance of a conservation area, “should be a stimulus to imaginative, high quality design, and seen as an opportunity to enhance the area.  What is important is not that new buildings should directly imitate earlier styles, but that they should be designed with respect for their context ..”  

In my opinion the proposed design would be harmful to the character and appearance of the Conservation Area.  The front elevation is not ‘read’ as such and appears to imitate and confuse historic styles – it would not sit confidently in this important streetscene.  Gable detailing is found nearby at the Whalley Arms (rear additions), the old police station (central two storey projection), 15 Accrington Road (end of terrace extension) and at the Rendezvous club (roof).  However, these sites carefully incorporate subsidiary gable features - at the proposed site, front elevation gables dominate and impose. Also, the central doorway is not a convincing main entrance to the building – it sits, oddly, between gable terminations.Together with the informal window arrangement, the suggestion is that this is a secondary elevation.  Building identity is further confused with the incorporation of a mid to late 19th century window style.  

Side elevations will also be prominent but again the building is difficult to ‘read’ because of the eclectic use of detail and form (eg 3 light mullioned windows, late 19/20th century window style, label moulds over car park entrances).

In my opinion the proposal does not preserve or enhance the character or appearance of the Conservation Area.



	RECOMMENDATION: That conservation arrea consent and planning permission be refused.
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