
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2008/0088/P & 3/2008/0089/P

	Development Proposed:
	Construction of new boundary wall, resubmission, at Bolton Hall, Park Gates, Copster Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No comments received



	CONSULTATIONS: Additional Representations

	None received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.



	POLICY REASONS FOR REFUSAL:

	The wall would be harmful and alien to the open countryside and the setting of the listed building because of its materials, form of construction and appearance.



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

	Bolton Hall is a Grade II listed house of 1655.  It is located outside of the Copster Green village boundary, in a valley bottom, and has open countryside aspects.  The house is conjoined with a 19th century barn (recently converted) in the local vernacular linear plan form.  A public footpath (FP14) follows the site boundary to the south and west.  Land levels rise significantly to the west of the hall.  A beech hedge forms the boundary treatment immediately to the south of the Hall.  

In November 2007 listed building consent and planning permission was refused for the construction of a 2m high wall along the south west and west sections of the site boundary.  The wall was shown to have a render finish to one side and ‘coursed random natural stone’ to the other.  The reasons for refusal were discussed with the agent at a post decision meeting.  

It is now proposed to erect a wall which would vary in height from 1.2 to 1.55m.  Both elevations are shown to be faced in ‘coursed random natural stone’.  The wall is shown to be coped with a horizontal slab stone.  Walls are to be pointed to match the house.  The walling is required for security and privacy purposes.

Garner, ‘Dry Stone Walls’ (2003), suggests that 1.37m is the standard height for a dry stone wall (page 7), although walls may need to be over 1.5m high in order to retain the most intrepid breeds of sheep (page 4).  Also, he suggests that by 1850 virtually all of the country’s agricultural walls had been built. Raistrick, ‘The Story of The Pennine Walls’ (1954) notes that traditions and changes in agriculture (including Enclosure) has been reflected in wall construction and has produced distinct patterns in the landscape (page 4). 

Hedgerows dominate field boundaries and divisions in the immediate, low lying, vicinity of Bolton Hall presumably because vegetation grows more readily here than in more upland areas of the district (Garner).  Furthermore, traditional stone walling is not proposed.  ‘Coursed random natural stone’ does not necessarily imply the use of rubble/field stones.  Mindful of the form of wall construction shown on plan, reference to pointing matching the house (it is noted that the list description refers to inappropriate strap pointing to the house) and the type of wall coping I am concerned that the proposed walling will have a modern formal suburban appearance alien to the open countryside outside of the Area of Outstanding Natural Beauty (see Policy ENV3 of the Districtwide Local Plan).   



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














