
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2005/0352/P

	Development Proposed:
	New gates at Osbaldeston Hall, Osbaldeston

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to make any representations on this occasion. Recommend that case determined in accordance with government guidance, development plan policies and with the benefit of conservation advice locally.



	CONSULTATIONS: Nearby Residents

	No representations received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy 21  -Lancashire Joint Structure Plan 2001-2016 – Manmade and Natural Heritage.



	POLICY REASONS FOR REFUSAL:

	The proposed gates and walling would have a detrimental impact upon the setting of the listed building and the landscape character of the open countryside because of their design and scale.  This is contrary to Policies ENV19 and ENV3 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



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

	Osbaldeston Hall is a Grade II* listed house probably c. 1600 with remains of 16th Century and earlier, altered 1946.  Lancashire County Council (Archaeology) have previously referred to a deer park being shown on a 1575 map and the site possibly having been moated.  Public footpaths skirt the site to the south and west, including No. 28 running immediately adjacent to the proposed development.  

In 1995 planning permission was granted for the conversion of garage into summerhouse, conversion of building into garage and new access road.  The new access road led to the property in a central location separate from the existing farm access and was to be tarmac surfaced with stone sett edging.  The route appears to be marked on site by banking and stone laying (see photos).  There were no highway objections to the application but LCC (Highways) advised of the need to subject any proposed stopping or diversion of a right of way to the appropriate order process.  

In June 2004 a pre-application proposal to erect ornate 5m high gates and walling was received.  Officers commented that the proposals would have a significant impact upon the listed building setting and the open countryside.  In December 2004 it was suggested that a planning application be made in respect of a proposal for 2.2m high gates/walling of simple design.  In March 2005, officers commented on a third scheme (the current application plans?) that the proposals were too tall and over elaborate.  

I am mindful of the Borough Council’s grant of permission for a new access road with entrance way directly in front of the front elevation of the listed building.  I therefore believe the provision of gates at this point to be a reasonable expectation.  Given the open countryside landscape setting of the property, the opportunity of public viewing from adjacent footpaths, the main period to which the listed building dates (gates and iron work were not popular until the late 17th Century onwards) and the importance of the approach to the front of the property to the setting of the listed building, I believe such gates should be minimal in scale and restrained in design.  

In my opinion the current proposals are detrimental to the setting of the listed building and the landscape character of the open countryside.  

The footprint of the gates and walling is similar to that suggested in the December 2004 scheme.  However, having revisited the site (previous visit June 2004?) I believe that this footprint is too large, and that hedgerow opening should be restricted to the minimum  necessary.



	RECOMMENDATION: That permission be refused.
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