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	Development Description:
	Proposed Shepherd Hut to the rear of the public house to create an additional guest bedroom. Changes following planning application 3/2020/0329.

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No objection to the nature and design of the shepherd’s hut. However, ongoing reservations about highways safety.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection. 

United Utilities:
Advise in respect to means to facilitate sustainable development (drainage; water supply; United Utilities’ property, assets and infrastructure).


	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:
3/2020/0329 - Proposed single storey building at the rear of the public house to create an additional guest bedroom. Resubmission of application 3/2019/0554. PP refused 24/8/2020. Appeal dismissed 18/2/2021.

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.

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 LBC withdrawn 7 August 2019.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.

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.

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 Planning Inspector identified at 3/2021/0554:

“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. Photographs from c.2006 show a pleasing and complimentary grassed lawn to the rear. 

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.


	Proposed Development for which consent is sought:
Planning permission is sought for detached ‘Shepard Hut’ accommodation providing one guest bedroom in the raised former beer garden area of the listed building. The Shepard Hut is 5m width x 2.7m depth x 2.845m height with timber clad walls, olive green metal profile roof and timber door and windows. It has steps down from the door to a proposed decked area. The Design and Access Statement identifies “constructed with the wheels left on the shepard hut to imply that the structure is not a permanent fixture”.

The submitted plan identifies the proposal to include the outdoor seating area and boundary treatment of timber fencing and natural stone wall as existing.  

The proposed elevation plan shows an unauthorised doorway to the historic building which is the subject of separate consideration by the Borough Council. The existing approach to this doorway is fenced which is also subject to separate consideration by the Borough Council.

	Impact upon the setting of the listed building:

Planning permission has been submitted suggesting the applicant has considered issues of development and permanence (the Heritage Statement refers to ‘long term’ use).

The significance of the listed building and its setting has recently been reviewed in Heritage Statements and by two Planning Inspectors.

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 “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”.

The Planning Inspector (3/2019/0554) identified at appeal:

“Whilst varying in their height and depth, most of the building’s existing side and rear extensions have mono-pitched or dual-pitched roofs similar in gradient to that of the original building, and are sensitive to it in their form and detailing, with simple elevations and fenestration, and in the use of stone in their construction, painted in parts to match the original building” (paragraph 7).

“the elevations of the proposed building would be entirely timber clad, and its rear elevation would be fully glazed. It would also be located very close to the rear of the listed building. It would therefore be closely surrounded by, and viewed in the immediate context of, the whitewashed public house, its stone and whitewashed rear extensions, and the adjacent stone boundary wall. In that context, the exclusive use of timber along the building’s expansive side elevation, on its own and together with the further expanse of timber fencing proposed beyond it and around its patio area, and the use of full height glazing to its rear elevation, would appear discordant, and would fail to maintain a sense of connection or continuity between the proposed building and the extended listed building” (paragraph 10).

The proposal is discordant and dominant in respect to rear elevation special architectural and historic interest. It is incongruous, conspicuous and unduly prominent and harmful to the setting of the listed building because of its elevated location, size, form (curvilinear roof; door and window opening number/density, formal pattern and style – including horizontally emphasised light) and materials (metal profile roof; timber cladding, fencing and decking). This is contrary to Core Strategy Key Statement EN5 and Policies DME4 and DMG1.

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 site is an important element of setting and not a vacant area (Heritage Statement). The public benefits (NPPF 202) of contractor employment do not outweigh the harm to the setting of the listed building.


	Residential Amenity:
RVBC Environmental Health identify that a Caravan site licence will be required under Caravan Sites & Control of Development Act 1960, Public Health Act 1936, Section 269, seasonal site conditions attached.

The proposal has an acceptable impact upon the residential amenities of neighbouring and nearby properties. 

	Highways:
The comments of LCC Highways identify an acceptable development in this respect.


	

	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, NPPG and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.

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

The proposal is unduly prominent, incongruous and conspicuous and harmful to the setting of the listed building because of its elevated location, size, form and materials. This is contrary to Core Strategy Key Statement EN5 and Policies DME4 and DMG1.
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