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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed single storey building at the rear of the public house to create an additional guest bedroom. Resubmission of application 3/2019/0554.

	Site Address/Location:
	Three Millstones Inn Waddington Road West Bradford BB7 4SX

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Objection; failed reduction in width to the existing access arrangements and insufficient parking provision which would lead to a reliance for on-street parking to the detriment of highway safety and residential amenity. Concerns back to 2014 and remain; applicant refuses to address. See width of the access to the carpark re: 2 storey holiday let/hotel accommodation and width of the access to the carpark and insufficient parking provision (leading to reliance for on-street parking to the detriment of highway safety and residential amenity, especially given the applicant confirmed in a statement that "any staff who drive to work park on either nearby streets or at the farm just down the road'' which would conclude there is an existing shortfall in parking provision) re: retention of unauthorised alterations at first floor to create five guest bedrooms. 

The current proposal even reduces the existing number of parking spaces from 17 to 13 parking spaces with no disabled parking provision. 


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
   	
Key Statement EC1 – Business and Employment Development 
Key Statement EC2 - Development of retail, shops and community facilities and services 
Key Statement EC3 – Visitor Economy 
Key Statement DS1 – Development Strategy 
Key Statement EN5 – Protecting Heritage Assets 
Key Statement EN2 – Landscape
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy 
Policy DMB2 - The Conversion of Barns and other Rural Buildings for Employment Uses
Policy DMB3 – Recreation and Tourism Development 
Policy DMG2 – Strategic Considerations
Policy DME2 - Landscape and Townscape Protection

Planning (Listed Buildings and Conservation Areas) Act 1990
‘Preservation’ in the duties at section 66 of the Act means “doing no harm to” (South Lakeland DC v. 
Secretary of State for the Environment [1992]).
            
NPPF
NPPG

	Relevant Planning History:
No pre-application advice sought following appeal decision.

3/2019/0554 - Proposed new single storey building at the rear of the public house to create an additional guest bedroom. PP refused 27/9/2019. Appeal dismissed 24/2/2020. The latter identifies:

“The Council has expressed concerns that there is already a shortfall in parking provision within the site. However, the parking area available within the site appears to be the same as that which existed when the Council recently granted planning permission for 5 guest bedrooms within the existing public house building, in addition to the recently-built accommodation building in the rear part of the site” (paragraph 17).

“Nor am I convinced that the single additional unit now proposed would have significant further implications with regard to the likelihood of overspill parking taking place on surrounding streets, compared with the accommodation already permitted on the site” (paragraph 18).

“The Council’s concerns regarding the width of the access from the site onto Waddington Road appear to have been raised at the time the detached accommodation building in the rear of the site was permitted and, I am advised, there was a condition on that permission requiring the access to be narrowed. It therefore appears that the Council could pursue enforcement action to address those concerns raised in the event that condition has not been complied with. In any event, since the evidence before me does not suggest that circumstances have changed materially in the intervening period, and as the single unit of accommodation now proposed would not materially increase the number of vehicle movements into or out of that access, I consider that the matter could be satisfactorily addressed by means of a similar condition were I to grant permission in this case” (paragraph 19).

3/2019/0587 - Proposed new single storey building at the rear of the public house to create an additional guest bedroom. LBC withdrawn 7 August 2019.

3/2018/0956 - Retention of unauthorised alterations at first floor to create five guest bedrooms at Three Millstones Inn. PP granted by Planning and Development Committee 15 March 2019. 

3/2018/0958 - Application for retention of unauthorised alterations at first floor to create five guest bedrooms. LBC granted 8 February 2019.

Pre-application advice provided 11 October 2018:
	
“further consideration needs to be given to the location of the  en-suite in Room 4, which as shown 
would partially enclose the chimney breast”; “roof lights … proposed replacements should seek to be 
as discreet … may wish to consider locating any new roof lights to the rear”; “as works are proposed 
to the roof, a bat survey would be required”; “ need to ensure that the site can accommodate the 
necessary parking spaces to reflect the uplift in the number of letting rooms”. 

Pre-application advice (conservation specialist) provided 25 May 2018:
	
“unauthorised work has been undertaken to the listed building including the removal of historic lath 
and plaster First Floor corridor walls and associated doors (paint stripped 4-panel and 6-panel doors 
have been removed but retained). In my opinion, this has resulted in significant harm to the 
planform and fabric of the oldest element of this nationally important building”.

3/2015/0145 – Discharge of conditions 3 (materials) 4 (sections) 5 (boundary treatments) 6 (landscaping) 
7 (method statement) 8 (lighting) 9 (access) 12 (contaminated land) of planning permission 3/2014/0614.
The Decision Notice states:
 
“Condition 09 is partially discharged insofar that the submitted details are agreed by the Local Planning Authority.  The condition cannot be fully discharged as it requires that the development be carried out in accordance with the approved details.  Full discharge of this condition would be premature given the development is not complete”.


3/2014/0614 – Erection of 2 Storey holiday let/hotel accommodation block comprising 5 ensuite 
bedrooms to the rear. PP granted 16/10/2014.

3/2006/0399 & 0398 – 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. PP & LBC granted 
6/9/2006 & 3/7/2006.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The Three Millstones Inn is a prominently sited Grade II listed public house (and now restaurant with 
accomodation) of the late C18. Its roadside location, size and elements of both vernacular and 
‘polite’ form provide an interesting gateway building to West Bradford at the edge of the Forest of 
Bowland Area of Outstanding Natural Beauty (to the north of Waddington Road). The list description 
(16 November 1954) is typically brief but refers to the stone slate roof and interior ground floor 
moulded shouldered fireplace.

The Heritage Statement submitted with 3/2019/0554 identified “in essence the significance of the building is contained within its high aesthetic values, mainly external”.

The Heritage Statement submitted with 3/2014/0614 identified an interesting building development and use (including setting), explanation for the building’s plain and domestic form and importance of scale and vernacular characteristics to interpretation:

“Historic mapping (see figures 7 and 8) confirms the existence of the building in the mid C19th and there are suggestions that its tenant at this time was involved in farming and stone masonry as well as being a victualler. This explains the domestic nature of the building and the use of land associated to it in the C19th … The building is a plain yet attractive feature of the village, its historic nature being clearly interpretable through the scale of the structure and vernacular characteristics such as mullioned windows. It is a key and prominent contributor to the visual quality of the public realm and therefore possesses notable aesthetic value … Conserving views of the building from the road is therefore a key requirement for protecting its significance … new development  …  acceptable given due deference to the primacy of the Inn”.

The Planning Inspector identified at appeal:

“The rear of the building is somewhat simpler in appearance, with more limited fenestration and smaller windows, and has been subject to extensions of various extensions over the years. Whilst less prominent from the road frontage, the rear elevation and parts of those existing extensions are nonetheless visible from the car park and rear parts of the site, and in public views from more distant vantage points further along Waddington Road and from parts of the public right of way which runs to the east and south of the site, and those more informal areas to the rear of the building also contribute to its significance” (paragraph 6).

The historic map regression submitted with 3/2014/0614 shows the two existing outshuts on the 1840s and 1880s OS maps. Recent site inspection (10/6/20) has identified that the drop-down shown on the approved plans for 3/2006/399 between the existing single-storey outshut and a proposed extension was not implemented – unfortunately, the intended pre-eminence of the historic build is not currently being ensured. 

The following was also identified at the 10/6/20 site inspection:

A fence corridor from car park to a rear first floor door entrance to the historic build (see agent’s comments below). Photographs from c.2006 identify a window in the location of the new door. There does not appear to be a record of LBC having been sought for this significant and incongruous work (an annotation to the 3/2018/0956 revised block plan of 18 January 2019 states that “There are no proposed alterations to the elevations” – the application does not include elevation plans) which also suggests unauthorised work was also undertaken to the interior in removing the only stairs to first floor (shown in situ on the plans for 3/2006/399 and not referred to in either existing or proposed plans for 3/2018/0956);

The rear elevation roofslope now has two rooflights and 3 plastic flue pipes which are not shown in the approved plans for 3/2018/0956 or the c.2006 photograph;

The c.2006 shows a pleasing and complimentary grassed lawn to the rear. Unfortunately, this area behind the unauthorised fencing now has a derelict appearance and the rear wall of the listed building has been subject to the erection of fencing and the installation of conspicuous pipework. 

The Three Millstones Inn is adjoined and faced by residential properties to the north and west. There is open countryside to the south and immediate east.

A two-storey holiday let/hotel accommodation block adjoins to the south of the historic building 
(planning permission 3/2014/0614). 



	Proposed Development for which consent is sought:
Planning permission is sought for a stone and render outbuilding immediately adjacent the rear first floor level/elevation of the historic build.  It has a projection almost as great as the extended (2006) single story historic outshut and approximately twice the projection of the immediately adjoining historic two-storey outshut. It has an asymmetric double-pitch slate roof (both existing outshuts have symmetric roofs; rooflights are proposed to both roof slopes) is shown with fully glazed aluminium-framed double-doors at the gable.

The agent has confirmed (2 June 2020) that the proposed recent fence corridor from car park to rear first floor door entrance to the historic build is temporary (not part of current application).

The agent has confirmed (21 May 2020) that the outbuilding and new fencing structures will not be attached to the listed building.  The LBC application was subsequently withdrawn 18 June 2020..

The submitted Heritage Statement does not meet NPPF paragraph 196 information requirements. 
The Inn’s special architectural and historic interest and setting is expected to be described to a level 
of detail proportionate to heritage asset importance (a building listed by the Secretary of State) and 
sufficient to understand the potential impact of proposed development on this significance. The Heritage 
Statement identifies the building to be within West Bradford Conservation Area (?). 

The agent has been asked to clarify a number of minor issues concerning the submitted plans (e.g. Notes 
on plans appear to refer to the previous application). 


	Highway safety:
The objections of LCC Highways have been discussed with Legal colleagues. The Borough Council’s decision on discharge of condition application 3/2015/0145 and the Planning Inspector’s (3/2019/0554) consideration to the material impact of an increase of one bedroom at the site have been considered.

	
Impact upon the setting of the listed building:

The proposed outbuilding is harmful to the setting of the listed building because it is incongruous, conspicuous and unduly prominent resulting from its size, asymmetric roof form (in contrast to the symmetrical character of historic roof slopes), the form and material of its door opening (the rear elevation of the historic building is characterised by few openings and a distinct solid:void ratio) and the obscuring of important views of the listed building’s rear wall.

The current proposals do not appear to result in the loss of historic fabric and would result in ‘less than substantial harm’.  The submitted information does not include a business case for the proposed additional accommodation – the public benefits (NPPF 196) of contractor employment do not outweigh the harm to the setting of the listed building.


NPPG ‘Historic Environment’ paragraph 13 identifies:
“Although views of or from an asset will play an important part in the assessment of impacts on setting, the way in which we experience an asset in its setting is also influenced by other environmental factors such as … our understanding of the historic relationship between places. For example, buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the significance of each.
The contribution that setting makes to the significance of the heritage asset does not depend on there being public rights of way or an ability to otherwise access or experience that setting. The contribution may vary over time.
When assessing any application which may affect the setting of a heritage asset, local planning authorities may need to consider the implications of cumulative change”.
‘Making changes to heritage assets’ (Historic England, 2016) identifies:

“The main issues to consider in proposals for additions to heritage assets, including new development in conservation areas … are proportion, height, massing, bulk, use of materials, … enclosure, relationship with adjacent assets and definition of spaces … and treatment of setting ... It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting. Assessment of an asset’s significance and its relationship to its setting will usually suggest the forms of extension that might be appropriate” (paragraph 41).

“Doors and windows are frequently key to the significance of a building” (paragraph 15).

Policy DMG1: General Considerations requires development to “be of a high standard of building design which considers the 8 Building in Context Principles from the CABE/English Heritage Building in Context Toolkit (and) be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials”. 

The development is contrary to the Principles which identify that a successful development will:

“start with an assessment of the value of retaining what is there” (1); “relate to the geography and history of the place and lie of the land” (2); “be informed by its own significance so that its character and identity will be appropriate to its use and context” (3); “sit happily in the pattern of existing development” (4); “respect important views” (5); “A successful project will respect the scale of neighbouring buildings” (6) and “use materials and building methods which are as high quality as those used in existing buildings” (7).

Consideration has also been made to the National Design Guide (MHCLG, 2019). The development is contrary to the ‘Ten characteristics’ of a well-designed place (page 8) particularly in respect to consideration of Context (enhancement of surroundings), Identity (attractive) and Built Form (a coherent pattern of development).

Context - “Well-designed places and buildings are influenced positively by: the history and 
heritage of the site, its surroundings and the wider area, including cultural influences; the 
significance and setting of heritage assets and any other specific features that merit conserving 
and enhancing; the local vernacular, including historical building typologies“ (paragraph 47).

Identity – “Local character makes places distinctive” (paragraph 49). 

“Well-designed places, buildings and spaces: have a positive and coherent identity …  have a 
character that suits the context, its history …  are visually attractive” (paragraph 50). 

“This includes considering:  … individual buildings and their elements; … relationships between 
buildings” (paragraph 52). 

“Well-designed places contribute to local distinctiveness. This may include: adopting typical 
building forms, features, materials and details of an area; drawing upon the architectural 
precedents that are prevalent in the local area” (paragraph 55).

Built Form – “It is relevant to … villages and rural settlements” (paragraph 61).

“Well-designed places have …  memorable features or groupings of buildings, spaces, uses or 
activities that create a sense of place, promoting inclusion and cohesion” (paragraph 62). 



	Residential Amenity:
 The proposal will have an acceptable impact upon the amenities of adjoining and nearby residents (high wall/fence to south-west; previously a beer garden).

	

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.

It is suggested that RVBC Enforcement consider the unauthorised works identified during site inspection.


	RECOMMENDATION:
	That planning permission be refused for the following reason:

The proposed outbuilding is harmful to the setting of the listed building because it is incongruous, conspicuous and unduly prominent resulting from its size, asymmetric roof form, the form and material of its door opening and the obscuring of important views of the listed building’s rear wall. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




