
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2009/0055/P (PA) 

	Development Proposed:
	New garage and conversion of garage to office/study at Great Mitton Hall, Mitton, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Strongly oppose this proposal.  The original extension to the Hall which includes a garage was only permitted on the understanding that a business was being conducted there.  There seems to be no reason to create another garage.  

Not in keeping with the Hall and its position on the roadside is detrimental to the church surroundings.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to offer any comments on this occasion.  Recommend application be determined in accordance with national and local policy guidance, and on the basis of RVBC’s specialist conservation advice.  

Lancashire County Council (Highways) – No objection in principle on highway safety grounds.  The garage is aligned to allow vehicles to manoeuvre to and from the highway in a forward gear.  As the new wall of the structure is set behind the existing planting, the sight lines from the existing access will be enhanced.  

Lancashire County Council (Archaeology) – No archaeological comments to make.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (setting).

Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	The proposals will be unduly prominent within and harmful to the setting of listed buildings.

Information submitted would suggest the proposed walling and garage to be an incongruous boundary treatment in the landscape area immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  



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

	Great Mitton Hall is a Grade II listed building of circa 1600.  It forms part of an interesting and prominent assemblage of historic buildings on an escarpment above the River Ribble.  The juxtaposition of the Grade I listed All Hallows Church and Great Mitton Hall is harmonic and evocative; unfortunately the setting has been compromised in recent years by the planting of fast growing Leylandii trees along the site boundary (in contrast see photos from the 1990s). 

In 1996 planning permission and listed building consent was granted for works/development including demolition of single storey extension (garage) at the south west roadside elevation and replacement with a larger single storey snooker room and double garage extension.  

In 1998 planning permission and listed building consent was granted for an extension of the same size as above to accommodate reception area, consulting room and garage.  The file has comments from The Society for the Protection of Ancient Buildings which include “..a building of a particularly distinctive form and interest… not clear from our records whether potentially inappropriate remedial works included in the previous application were carried out.  Historic buildings can only withstand a limited degree of alteration, before suffering damage to their original character..  In our experience simpler building forms such as this are particularly vulnerable.  With this in mind we consider the current proposals to be unacceptable as they little respect the proportion and personality of the building and more importantly they increase the footprint of the building by over 75%..”

In 2003 planning permission was refused for the erection of a greenhouse to side garden (between shop/tea rooms and front of west tower of All Hallows) because of the detrimental impact upon the setting of the Grade I listed building. 

In 2004 planning permission was refused for retention of a 1.6m – 1.95m fence at the boundary of the Hall and church.  

In April 2006 planning permission and listed building consent was refused for the erection of an orangery at the north east elevation of the Hall.  

In December 2006 listed building consent and planning permission was refused for the removal of an electric pole and stay and the erection of garden room with glazed link at the north east elevation of the Hall.  

In May 2007 proposals for the site were discussed with the applicant prior to purchase.  

Paragraphs 2.16 and 2.17 of Planning Policy Guidance Note 15 ‘Planning and the Historic Environment’ are relevant.

‘’ The setting of listed buildings
2.16 – Section 16 and 66 of the Act require authorities considering applications for planning permission or listed building consent for works which affect a listed building to have special regard to certain matters, including the desirability of preserving the setting of the building.  The setting is often an essential part of the building’s character, especially if a garden or grounds have been laid out to compliment its design or function.  Also, the economic viability as well as the character of historic buildings may suffer and they can be robbed of much of their interest, and of the contribution they make to townscape or the countryside, if they become isolated from their surroundings, eg by new traffic routes, car parks or other development. 

2.17 ..The setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping of buildings (not necessarily all of great individual merit) and to the quality of the spaces created between them.  Such areas require careful appraisal when proposals for development are under consideration, even if the re-development would only replace a building which is neither itself listed nor immediately adjacent to a listed building.  Where a listed building forms an important visual element in the street, it would probably be right to regard any development in the street as being within the setting of the building..”.
In my opinion the proposed 2.1m high roadside walling and garage would be prominent and detracting to the setting of the listed buildings.  The agent has suggested that the existing Leylandii trees could be allowed to grow and have a similar impact on the setting of the listed buildings.  However, I would distinguish the impact of tree growth, which is not development, from the permanent harm to the listed building setting proposed.  

I note that the existing modern extension at the front of the property includes a garage.  I am also mindful that this extension is of a similar size, dimension and location to the snooker room and double garage granted planning permission and listed building consent in 1996 (3/96/0208 & 0209).

The only submitted details in respect of the proposed walling are its height and a reference to construction in ‘stone’ (stone type, coursing, dressing, copings, use of mortar?).  In my opinion, not only would the walling disrupt the setting of the listed building but it could also be an incongruent feature of the countryside immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  Note is made of the height, characteristics and extent of boundary walling in the immediate vicinity.  Garner ‘dry stone walls’ (2003) also suggests that by 1850 virtually all of the country’s agricultural walls had been built (the vast majority of walls standing today originated before the middle of the 19th century).  He notes that 1.37m is the standard height for a dry stone wall (page 7) but walls may need to be over 1.5m high in order to retain the most intrepid breeds of sheep (page 4).  He also suggests (page 3) that traditionally stone walls were a response in areas where vegetation did not grown readily  ie. mountains, moorland and fells where trees are scarce and a thick hedge an impossibility. No information has been submitted to suggest a historic precedent for walling in this location.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














