Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2015/0083/P

	Development Proposed:
	Extension of a stone boundary wall at Great Mitton Hall, Mitton Road, Great Mitton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the statutory consultation period or at the time of report writing.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that, as the proposal raises no highway concerns, he raises no objection to the application on highway grounds.
English Heritage – English Heritage were consulted on this application but they responded that they did not consider that it was necessary for the application to be notified to English Heritage.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations.

Policy DME1 – Protecting Trees and Woodland.

Policy DME2 – Landscape and Townscape Protection.
Policy DME4 – Protecting Heritage Assets.


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

	Great Mitton Hall is a Grade II listed building of circa C.1600.  It forms part of an interesting and prominent group of historic buildings on an escarpment above the River Ribble.  The other notable buildings in the immediate vicinity include the Grade I listed All Hallows Church and the Aisled Barn at Mitton Old Hall Farm, some 35 metres to the west of Great Mitton Hall.
This report relates to a householder application for the removal of a section of leylandii hedge and its replacement with a 1.6m high stone wall.  Although on the boundary of the curtilage of a listed building, the proposed wall does not require Listed Building Consent.  In the determination of the householder application, however, the effects of the proposed development on the setting of all the listed buildings in the locality is a relevant and important consideration.
Great Mitton Hall has an approximately 64m long boundary to Mitton Road.  Until relatively recently, the whole of this boundary was defined by an approximately 1.8m high leylandii hedge.  However, previous planning application 3/2013/0793/P sought permission for the erection of a car port and for the replacement of a 37m long section of the leylandii hedge with a 1.6m high stone wall.  Although the application was refused by the Local Planning Authority (for reasons relating to detrimental effects upon the setting of listed buildings, and detriment to highway safety) permission was granted on appeal by decision letter dated 6 February 2014.  The highway safety reason for refusal had been overcome by the submission of amended plans that adjusted the position of the wall in order to provide adequate visibility splays.  Those amended plans were considered by the Lancashire County Council Highway Authority to be acceptable and were the plans that were considered by the Inspector in the determination of the appeal.  The highway safety reason for refusal had therefore been overcome.

With regards to the effects of the development on the setting of the listed buildings in the locality, the Appeal Inspector commented in her decision letter as follows:

“Although hedges are a common feature in the area, the current leylandii hedge along Mitton Road is a discordant feature when compared to the native woodland and hedges in the vicinity.  Moreover, whilst hedges are particularly found surrounding fields in the area, walls of a variety of styles and heights are found around a number of the buildings within the surrounding hamlet.

The design of the proposed wall reflects that of the wall immediately to the north of the Hall around the adjacent churchyard, being constructed of stone with triangular shaped coping stones.  The height of the wall would be slightly lower than the existing hedge and whilst the wall would be higher than the standard height of a dry stone wall, it would be comparable to the wall immediately to the north of the Hall.  It would also reduce in height towards the vehicular access, as does this other wall.  As a result, although clearly visible from the public realm, the wall would not appear out of keeping with the surrounding area or the nearby AONB.
Whilst I accept that the wall would make a stronger boundary between the Hall and the barn, its height is such that it would not result in the loss of the visual connections that exist between them.  In addition, it would not impact on any views of the church from Mitton Road.  Therefore, the proposed wall would not detract from the settings of the adjacent listed buildings.”

In accordance with that Appeal Decision, a 37m long 1.6m high stone wall with triangular copings has been erected to replace a section of the leylandii hedge. This current application seeks permission for the removal of the remaining 27m long leylandii hedge and its replacement with a stone wall that would match in all respects the now existing 37m long wall.
In some ways, the existing situation, with a 1.6m high stone wall on part of the boundary to Mitton Road with a 1.8m high hedge on the remaining length of that boundary, forms a discordant feature in the local street scene.  For this reason, and in view of the comments of the previous Appeal Inspector as referred to above, it is considered that the erection of the wall as proposed in this application, in order to provide a wall for the whole length of this particular boundary, would not have any detrimental effects upon the setting of the nearby listed buildings.
The only remaining consideration in relation to this proposal relates to the removal of the existing hedge.  In the previous application, the removal of the hedge was considered to be acceptable, and the Appeal Inspector did not impose any conditions relating to the hedge.  In relation to this current application, the Council’s Countryside Officer has discussed this aspect of the proposal with the applicant’s agent.  It has been accepted between the parties that the removal of the remaining section of hedge is acceptable in principle but that it would be appropriate to impose a condition relating to the protection of nesting birds.

Overall, subject to a condition relating to the protection of nesting birds, there are no sustainable reasons for refusal of this application.  I recommend accordingly that conditional planning permission be granted.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








