RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

REFUSAL
DATE:


14 March 2019
REF:
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CHECKED BY: 
APPLICATION REF: 
3/2018/0956

GRID REF: 374153 444412
DEVELOPMENT DESCRIPTION:

APPLICATION FOR RETENTION OF UNAUTHORISED ALTERATIONS AND NEW WORKS AT FIRST FLOOR TO CREATE FIVE GUEST BEDROOMS AT 3 MILLSTONES INN WADDINGTON ROAD, WEST BRADFORD BB7 4SX.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
No observations received.
LCC HIGHWAYS:
Object on the basis of insufficient parking that would lead to reliance for on street parking to the detriment of highway safety and residential amenity. The proposal and existing use would require a minimum of 24 spaces.
LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE (LAAS):
Originally raised concern but following additional information in a revised heritage statement accept the findings and consider the impact on the historic fabric to be minor and that no archaeological recording is required.
1.
Site Description and Surrounding Area
1.1
The site is within the settlement boundary of West Bradford and on the edge of boundary and a Grade II Listed Building. The building itself has a direct road frontage on to Waddington Road and it has car park at the rear and side. A new build holiday accommodation block is at the rear of the main public house.

2.
Proposed Development for which consent is sought
2.1
The application seeks consent to utilise the first floor of the public house to create 5 letting rooms associated with the existing business as well as two new rooflights. 

3.
Relevant Planning History

3/2-014/0614 Erection of 2 Storey holiday let/hotel accommodation block comprising 5 ensuite bedrooms to the rear. Approved
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 

Policy DMB1 – Supporting Business Growth and Local Economy

National Planning Policy Framework (NPPF) (July 2018)

National Planning Practice Guidance (NPPG)

Planning (Listed Building and Conservation Areas) Act 1990
5.
Assessment of Proposed Development
5.1
Principle

5.1.1
It is considered that the principle of allowing an existing business in a location within the settlement boundary of a Tier 2 settlement such as West Bradford is acceptable and compliant with key Statements EC1 and EC3 which generally seek to support business growth and Policies DMB1 and DMB3 which support schemes that boost the local economy. 
5.2
Visual
5.2.1
In relation to visual impact it is considered that the introduction of the new rooflights to replace the existing ones would not have a harmful impact to the building or the wider locality. 
5.3
Highway

5.3.1
In considering the highway implications it is important to have regard to the observations of LCC as the Local Highway Authority. Following clarification it is evident that the proposal would result in a lack of dedicated off street parking spaces. The site provides for 17 spaces whereas the requirement should be 24 spaces.
5.3.2 
Further clarification has been sought from LCC on this matter on the basis that this would be the only reason for refusal and it has been confirmed that the lack of off street parking would warrant refusal of the application in this case.
5.4
Amenity

5.4.1
The amenity issues to consider relate to the possible burden of on street parking in the locality and its impact on local residents. It is accepted that this may arise but it is more appropriately considered as a highway concern that would lead to driver frustration.
5.5
Other Matters:


5.5.1
It is acknowledged that it important to consider the economic benefits associated with the proposal. A supporting letter has been included with the application which suggests that the proposal may result in further employment at the site. It would also add to the range of tourism facilities to the borough and the resultant expenditure. Furthermore it would help retain the existing business and enable the Public House to retain open which is a challenge within rural areas.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
In accordance with s.38(6) Planning and Compulsory Purchase Act (2004), the application is to be determined in accordance with the development plan (the Adopted Core Strategy), unless material considerations indicate otherwise.  
6.2 
The development would have associated economic and tourism benefits however within this location the lack of on-site parking facilities would lead to on-street parking on narrow streets within a village environment which is not considered acceptable from a highway safety perspective. As such the associated benefits of this scheme do not outweigh the relevant planning policies in this case.

RECOMMENDATION: That Planning permission be REFUSED for the following reason:
1.
The proposal would result in on-street parking to the detriment of both highway safety and residential amenity and as such be contrary to Policy DMG1 of the Core Strategy.
INFORMATIVE: This refusal relates to Plan references PHA/3M/1000A received 18/01/19 and Location Plan submitted with the application. 
Update following 7 February Planning and Development Meeting 

On the 7 February 2019 Committee were Minded to Approve the application on the basis that any highway harm is outweighed by the economic and public benefit resulting from the development. Should this remain the wish of the Committee the following conditions are suggested.

1.
The works to which this application relates shall be begun before the expiration of three years from the date of this consent. 


REASON: To comply with the requirements of Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 

2. 
The development to which the permission relates shall be carried out in complete accordance with the following approved plans and specifications: 

· Proposed First Floor Plan PHA/3M/1000A received on 18/01/19
· Site Layout Plan Drwg No 103
· Site Location Plan


REASON: To ensure that the development as carried out does not vary from the approved plans.
3.
Precise specifications of proposed rooflights, internal doors and partitions shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development. The approved details shall be implemented within the development in strict accordance with the approved details. 


REASON: In order that the Local Planning Authority may ensure that the detailed design of the proposal safeguards the special architectural and historic interest of the listed buildings.


4.
Prior to the first use of the five guest bedrooms shall be laid out in accordance with site layout plan Drwg No 103 and made available in all respects prior to the first use of the five guest bedrooms and thereafter retained (notwithstanding the Town and Country Planning (General Permitted Development) Order 2015).

REASON:  Concerns have been raised in respect of the level of parking at the property and the details are required to ensure that off-street parking provision is maximised within the site
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