	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	SK
	Date:
	13.02.23
	Manager:
	LH
	Date:
	17.3.23

	

	Application Ref:
	2022/0911
	[image: ]

	Date Inspected:
	14/12/22
	Site Notice:
	14/12/22
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Application for planning permission for a proposed extension to the existing accommodation annex to create an additional guest bedroom.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal stating that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

The LHA have further stated the following:

The LHA are aware that the accommodation block will have one additional bedroom following the proposal. For the site to comply with the parking standards as defined in the Joint Lancashire Structure Plan, the LHA require one car parking space to be provided.  However, the Applicant has failed to provide the LHA with a parking plan for the proposal. 

Notwithstanding this, the LHA are aware that Three Millstones Inn have access to a car park. Therefore, any occupants of the additional guest room are able to park their vehicle on the existing car park and so the LHA have no objection to the proposal.


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	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

Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/0912:
Application for Listed Building Consent for a proposed extension to the existing accommodation annex to create an additional guest bedroom. (Live application)

2021/0576:
Listed Building Consent for proposed shepherd hut to the rear of the public house to create an additional guest bedroom. (Withdrawn)

2021/0575: 
Proposed Shepherd Hut to the rear of the public house to create an additional guest bedroom. Changes following planning application 3/2020/0329.  (Refused)

2020/0330:
Proposed single storey building at the rear of the public house to create an additional guest bedroom. Resubmission of application 3/2019/0587.  (Withdrawn)

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.  (Refused)

2019/0587:
Proposed new single storey building at the rear of the public house to create an additional guest bedroom.  (Withdrawn)

2019/0554:
Proposed new single storey building at the rear of the public house to create an additional guest bedroom. (Refused – Appeal dismissed)

2018/0958:
Application for retention of unauthorised alterations at first floor to create five guest bedrooms.  (Approved)

2018/0956:
Application for retention of unauthorised alterations at first floor to create five guest bedrooms.  (Approved)

2014/0614:
Erection of 2 Storey holiday let/hotel accommodation block comprising 5 ensuite bedrooms to the rear.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the existing holiday accommodation ’annexe’ building associated with the Three Millstones Inn, Waddington Road, West Bradford.  The application site lies within the defined settlement limits of West Bradford (Tier 2 settlement).  The southern boundary of the Forest of Bowland AONB lies to the north of the site on the opposing side of Waddington Road.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of an extension to the existing holiday accommodation by way of an annexe associated with Three Millstones Inn, Waddington Road, West Bradford.  It is proposed that the extension will create the provision of an additional letting bedroom with associated en-suite to the rear of the existing building.

It is proposed that the extension will interface directly with the existing rear gabled element that accommodates the access stairwell to two letting bedrooms within the roof-space of the existing building.  It is proposed that the extension will be of a gabled appearance, with varied eaves to match the articulation of the existing roof-form.  It is proposed that the extension will extend rearward (west) by approximately 3.9m at its furthest extents, benefitting from a staggered footprint whereby the extension extends rearward by 3.2m at its lesser extents. 

 It is proposed that the extension will be faced in horizontal timber boarding/cladding to match that of the existing with the roof also being surfaced in materials to match the existing roof (natural slate).


	Impact upon Listed Building(s) and Setting:

The application site lies within the setting of a Grade II designated heritage asset – Three Millstones Inn (List Entry Number: 1072161).  The listing description for the Three Millstones Inn is 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.

Given the parent building to which the application relates is located within the setting of the Grade II designated asset, consideration must be given in respect of the duties imposed under Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and as to whether the proposed development would result in any measurable harm upon the setting or character of the designated asset.

Further to the above, consideration must also be given in respect of Para 200 of the National Planning Policy Framework which states that states any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. 

In respect of the above matters, the overall scale of the proposed extension is not considered to be of a scale that could be considered significant, particularly insofar that it relates to and will act as a ‘continuation’ of an existing ’secondary element’ located at the rear of the existing building.  

In this respect and taking account of the limited intervisibility between the extension and the listed building, particularly from the wider public realm, it is not considered that the proposal will result in any undue measurable harm to the setting of the Grade II Designated Three Millstones Inn range of buildings.


	Impact Upon Residential Amenity:

The proposed extension brings built form closer to the residential curtilage and shared boundary of that of an existing residential receptor to the west ‘Barnsteads Barn’, as such consideration must be given in respect for the potential of the proposed extension to result in detrimental impacts upon nearby/adjacent residential amenities.

In this respect, the proposed extension will be directly to the east of an existing outbuilding associated with ‘Barnsteads Barn’, lessening its perceived visual presence or impact upon the primary dwelling.  In addition, the extension benefits from a sole window on the north elevation serving the proposed bedroom, as such the outlook from the letting room will be directed inward within the site, towards the existing decking area that serves the existing accommodation.

As such and taking account of the configuration of the proposed extension, its relationship with nearby residential receptors and the orientation of the ‘habitable’ room windows associated with the additional letting room, it is not considered that the proposal will result in any measurable detrimental impact(s) upon nearby residential amenity by virtue of overbearing impact, loss of light or loss of privacy by virtue of direct-overlooking.


	Visual Amenity/External Appearance:

The proposed extension is of a similar appearance and overall similar articulation to that of the existing rear extension found on the building and as such will be read as a sympathetic visual continuation of the existing rear outrigger.

In this respect, and taking account of the limited views of the extension from the public realm, it is not considered that the proposal will result in any measurable significant detrimental impacts upon the character or visual amenities of the existing building nor that of the immediate area or setting of the Forest of Bowland AONB which lies directly to the north on the opposing side of Waddington Road.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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