Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2014/0614

	Development Proposed:
	Erection of proposed holiday-let/hotel accommodation.  
Three Millstones Inn, Waddington Road, West Bradford, BB7 4SX.

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council 
	West Bradford Parish Council raise no objections to the development.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways

	The County Surveyor has made initial comments in relation to the proposed access and that a reduction in width would be of benefit to the safe operation of the immediate highway network.  

	United Utilities
	No objections.

	LCC Archaeology
	The proposal raises no implications.

	RVBC Engineers
	Contaminated land condition required.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy RT – Tourism

Policy G6 - Essential Open Space

Ribble Valley Core Strategy (Post submission version including proposed main changes):
Policy DMG1 – General Considerations

Key Statement EC3 – Visitor Economy

Policy EN5  - Protecting Heritage Assets

Policy DME4 – Protecting heritage Assets

Policy DMB1 – Rural economy

Policy DMB3 – Tourism Development

National Planning Policy Framework



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

	Site Location:
The application site is located directly to the south and adjacent the Three Millstones Inn, West Bradford.  The site is located within the defined village boundary for West Bradford and lies directly to the west of an area allocated as Essential Open Space (Policy G6 DWLP).
The Three Millstones is a Grade II listed building, listing description as follows:

Public house, late C18th. Slobbered rubble with stone slate roof. 2 storeys. Main part of facade of 2 bays with end stacks and central door. Windows tripartite with plain stone surrounds and square mullions, the central lights being sashed with glazing bars. The door has a plain stone surround. To the left is a later bay having sashed windows with glazing bars and plain stone surrounds. To the right is a further part of the building having a tripartite window on the ground floor similar to the others, and at the far right a wide entrance with plain reveals.  Interior. The room to the left of the door has a moulded shouldered fireplace with moulded cornice mantel.
Proposal:
Consent is sought for the erection of a detached 1.5 storey building to accommodate 5 bedrooms of hotel/holiday accommodation.  
The application has been subject to negotiation in relation to the overall design and materials palette.  Timber cladding has been omitted for that of a recessed standing seam eaves margin similar to that of clerestory glazing, it is envisaged that this element will be clad in lead to allow it to weather/age over time however matters of detailed materials will be subject to further discussion.  The introduction of this margin provided the proposal with a clear visual hierarchy and order.

Further revisions have been sought in relation to the elevational language that have further simplified the building to ensure it does not visually compete with the Three Millstones, providing the building with a more rational, robust and austere appearance.  

The proposal also benefits from glazed feature gables to the north and south elevations, it is envisaged that these, along with all other openings, will benefit from exaggerated reveals with the feature gables also employing exaggerated mullion projections to create additional visual depth, shadow and relief.  

Matters of detailed execution will be clarified through planning condition, requiring a number of detailed sections to be submitted to ensure the detailed design of the proposal is appropriate for the locality and responds positively to the Listed building to the north.
Relevant History:

3/2006/0399 (Full Consent)
Extension to existing kitchen with detached storage facility incorporating re-sited gents toilets. Make new entrance, improve cellar steps. Replace kitchen steps with ramp.  Remove various studs and semi-studs in lounge area. Alterations to bar.  (Approved with conditions)
3/2006/0398 (Listed Building Consent)
Demolish detached gents toilet block. Build extension to existing kitchen. Build detached storage facility incorporating a replacement gents toilet block. Extend existing redundant brick built store to form a new entrance into main building. Replace timber cellar steps. Provide ramped access into kitchen. Alterations to bar. Remove various modern stud and semi-stud partitions. (Approved with conditions)
Principle of Development:
In assessing the proposal it is imperative to establish whether, in principle, the development would be considered acceptable in light of current and emerging policy considerations whilst fully considering the proposal against the aims and objective of the National Planning Policy Framework (NPPF).  

Paragraph 7 of the NPPF outlines the three dimensions of sustainable development: economic, social and environmental which give rise to the planning system to perform a number of roles as follows:
an economic role – contributing to building a strong, responsive and competitive economy, by ensuring that sufficient land of the right type is available in the right place and at the right time to support growth and innovation; and by identifying and coordinating development requirements, including the provision of infrastructure;

a social role – supporting strong, vibrant and healthy communities, by providing the supply of housing required to meet the needs of present and future generations; and by creating a high quality built environment, with accessible local services that reflect the community’s needs and support its health, social and cultural well-being; and

an environmental role – contributing to protecting and enhancing our natural, built and historic environment; and; as part of this, helping to improve biodiversity, use natural resources prudently, minimize waste and pollution, and mitigate and adapt to climate change including moving to a low carbon economy.

Paragraph 8 further outlines that these should not be undertaken in isolation ‘… to achieve sustainable development, economic, social and environmental gains should be sought jointly and simultaneously through the planning system’.  Paragraph 6 clearly states that all of the policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of sustainable development.  

Paragraph 28 further states that planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development. To promote a strong rural economy, local and neighbourhood plans should:

· support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well-designed new buildings;

· promote the development and diversification of agricultural and other land-based rural businesses;

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside. This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres; and

· promote the retention and development of local services and community facilities in villages, such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.
The need to ensure development is suitably and sustainably located must be balanced with the overall aims and objectives of the NPPF and emerging/adopted local policy considerations that aim to enhance the tourism/visitor economy and support a prosperous rural economy.
Key Statement EC3 of the Ribble Valley Core Strategy (Post submission version including proposed main changes) states that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions.

Policy DMB1 (RVCS) states that proposals that are intended to support business growth and the local economy will be supported in principle, the aims of policy DMB3 provide further clarification in that it seeks to encourage proposals that extend the range of tourism and visitor facilities within the borough, especially if they are located within a defined village or settlement and located within an existing group of buildings and subject to other considerations.
Whilst it is accepted that the proposal is located within a Tier 2 Settlement (Proposed main Modifications), it is important to give due consideration to the overall aim of the Borough to ensure that opportunities for strengthening the visitor and rural economy are encouraged.  
Particular consideration should be given to the use proposed, its proximity to other attractions and facilities and the potential economically symbiotic or use-based relationship that may exist between the proposal and that of any of the aforementioned attractions/facilities.  It is clear that the proposal, by virtue of it proximity, will have a clear benefit to and relationship with the existing Three Millstones it is likely that attracting visitors to West Bradford may have further, but potentially limited, economic benefits for the village.

Notwithstanding the potential limited wider benefits for the wider community, it is considered, in principle that the use proposed is appropriate and would assist in contributing to and strengthening the visitor economy of the borough in an appropriate location.
Observations/Assessment:
Highways concerns have been raised during the course of the application solely in relation to the existing access width and the likelihood of it being used more frequently.  The County Surveyor has requested that the access width be reduced to encourage vehicle to undertake due caution when entering/leaving the site.  Details of a revised access will be required to be submitted via planning condition to ensure this matter is given due detailed consideration.
The proposal represents an acceptable form of development in an appropriate location.  Design amendments sought ensure the proposal would not visually compete or undermine the adjacent Grade II Listed building.  It is additionally considered that the proposal will not have an undue impact upon the residential amenities of neighbouring occupiers by virtue of the off-set distances proposed and the absence of any direct overlooking/privacy issues.
It is for the above reasons that I recommend accordingly.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 18/09/2014











This report needs to be read in conjunction with the Decision Notice.








