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Location: Mill House, BLAKELEY ROAD, RABY MERE, CH63 0LZ 
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parking area to south of dwelling, new entrance gates and rendered flank walls 
and rendered retaining walls. 
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Planning History: 
 

Location:  Mill House, Blakeley Road, Raby Mere, Wirral, CH63 0LZ 
Application Type: Full Planning Permission 

Proposal: Erection of a two-storey side extension, two-storey & single storey rear 
extension, rear dormer window, ground floor balcony and steps.  

Application No: APP/04/07163 
Decision Date: 25/10/2004 
Decision Type: Approved  

 
Location:  Mill House, Blakeley Road, Raby Mere, Wirral, CH63 0LZ 

Application Type: Listed Building Consent 
Proposal: Erection of a two-storey side extension, two-storey & single storey rear 

extension, rear dormer window, ground floor balcony & steps.  
Application No: LBC/04/07031 
Decision Date: 08/10/2004 
Decision Type: Approved  

 
Summary of Representations and Consultations Received: 
 
1.0 WARD MEMBER COMMENTS 
1.1 Councillor Povall requested that the application be taken out of delegation and referred to 

the planning committee for the following planning reasons: 
 
1. Impact on the character and appearance of the area; 
2. Highway safety; and 
3. Effect on Listed Building. 

 
2.0 SUMMARY OF REPRESENTATIONS  

 
 REPRESENTATIONS 
 Having regard to the Council Guidance on Publicity for Applications, 4 notifications were sent 

to adjoining properties and a site notice was displayed. In total 68 objections were received 
to the retrospective application. The planning issues raised can be summarised as follows:  
 
1. Highways Safety 
2. Appearance and design of development and materials proposed 
3. Impact on the character and appearance of the area 
4. Scale and dominance   
5. Effect on Listed Building  
6. Effect on trees and wildlife / nature conservation  
7. Loss of daylight/sunlight or overshadowing   
8. Drainage and flood risk  
 
Following amendments to the scheme, a further 2-week neighbour notification period was 
observed, during which time objections from 2 new objectors were received (taking the total 
number of objections to 70) in which the following planning issues were raised: 
 
1. Highways Safety  
2. Appearance and design of development and materials proposed   
3. Impact on the character and appearance of the area 
4. Scale and dominance  
5. Effect on Listed Building  
 
Additionally, 17 of the original objectors objected for a second time in which the previous 
issues were reiterated.   

 
 CONSULTATIONS 
 Merseyside Environmental Advisory Service - No objections 

Highways - No objections 



 
Natural England - No objections  

 
3.1    Reason for referral to Planning Committee 
3.1.1 The application has been referred to Planning Committee at the request of Councillor Povall. 

Additionally, there were 70 objections, which also triggers the need for the scheme to be 
determined by the Planning Committee.  

 
3.2    Site and Surroundings 
3.2.1 The application site is located to the east of Blakeley Road and Raby Mere artificial lake and 

comprises 'Mill House', a Grade II Listed building built sometime between 1600 and 1700, a 
gravel car parking area and an access taken from Blakeley Road. The rest of the plot is large 
and wooded in character.  
 

3.2.2 The adjoining plot known as 'West Fee' to the east is located in similarly large grounds, whilst 
'White Lodge' to the south is more modest in size. The rest of the site is bounded by Poulton 
Hall Road to the north, Blakeley Road to the west and the watercourse known as 'Clatter 
Brook' to the north west. The north and west boundary is currently defined by a 2.4m high 
close boarded timber fence finished in dark brown wood stain which replaced a smaller post 
and rail fence in 2018.   
 

3.2.3 The southern half of the application site is designated as Primarily Residential, whilst the 
northern half is designated as Green Belt. Much of the north east of the site is within Flood 
Zone 3 (and to a lesser extent Flood Zone 2), whilst the eastern boundary is also within Flood 
Zone 3. There are also Tree Preservation Areas to the north east of the site (on the eastern 
side of Clatter Brook) and south west of the site (to the south of Raby Mere and west side of 
Blakeley Road). Additionally, the area to the north east of the site (on the eastern side of 
Clatter Brook) is designated as a Site of Special Scientific Interest (SSSI). Raby Mere and 
the wooded area to its south is a Site of Biological Importance. 

 
3.3 Proposed Development 
3.3.1 This application (as amended on 11 October 2019) seeks retrospective planning permission 

for:  
 
1. the removal of Mill House's original circa 1m high post and rail fence which formed the 

boundary with Blakeley Road and Poulton Road; 
2. the removal of the original timber entrance gate to the Blakeley Road access; 
3. the erection of a replacement 1.8m high (reduced from the current 2.4m high) close 

boarded timber boundary fence with Blakeley Road and Poulton Hall Road; 
4. the erection of a replacement entrance gate and sand and cement rendered flank walls 

(painted to match the colour of the existing house) to the Blakeley Road access; 
5. the erection of 1.6m sand and cement rendered retaining walls (painted to match the 

colour of the existing house) within the curtilage of the dwelling; and 
6. the formation of a new gravel surfaced car parking area within the curtilage of the 

dwelling. 
 
3.4  Development Plan 
3.4.1 The following Wirral Unitary Development Plan policies and guidance have been considered 

in the determination of this planning application: 
 
 Policy LAN1 - Principles for Landscape; 
 Policy LA7 - Criteria for Development at the Urban Fringe; 
 Policy CH1 - Development Affecting Listed Buildings and Structures; 
 Policy GB2 - Guidelines for Development in the Green Belt; 
 Policy TL9 - The Protection of Rural Tourist Attractions and Resources; 
 Policy NC5 - The Protection of Sites of Local Importance for Nature Conservation; 
 Policy NC6 - Sites of Biological Importance; and 
 Supplementary Planning Guidance Note 39: Sites of Local Importance for Nature 

Conservation.  
 



3.4.2 Policy LAN1 advises that in considering proposals for development, the local planning 
authority will have regard to the visual impact upon the local and wider landscape. Proposals 
will not be permitted where their visual impact would be inappropriate, in terms of the 
character, appearance and landscape setting of the surrounding area. 
 

3.4.3 Policy LA7 states that when considering new development at the edge of the urban area or 
in other locations which would be clearly visible from the open countryside, the Local 
Planning Authority will pay special regard to the visual impact of the proposals and will require 
that proposals for boundary treatment are appropriate, in terms of the character of the 
surrounding landscape, and, prominent features within the landscape framework of the area 
are retained and enhanced. 
 

3.4.4 Policy CH1 states that development likely to affect a building or structure listed under Section 
1 of the Planning (Listed Buildings and Conservation Areas) Act 1990 will be permitted 
where: 
 
i. the proposals are of a nature and scale appropriate to retaining the character and design 

of the building or structure and its setting; and 
ii. adequate provision is made for the preservation of the special architectural or historic 

features of the building or structure. 
 
When granting consent, special regard will be given to matters of detailed design, to the 
nature, quality and type of materials proposed to be used, and to the need for the alteration 
or development proposed, in terms of securing the viable, long-term future of the building or 
structure. 
 

3.4.5 Policy GB2 indicates that within the Green Belt there is a general presumption against 
inappropriate development and such development will not be approved except in very special 
circumstances. Planning permission will not be granted for development in the Green Belt 
unless it is for the purposes of (inter alia) the limited alteration of existing dwellings, subject 
to Policy GB4 and Policy GB5, and subject to such appropriate development not damaging 
the visual amenities of the Green Belt by virtue of its siting, materials or design. 
 

3.4.6 Policy TL9 sets out a number of features which form part of the Borough's special 
attractiveness for tourism, based upon the quiet enjoyment of the Wirral coast, landscape 
and open countryside. These include areas of interest for nature conservation. Proposals 
which would prejudice the continued attractiveness of these features for tourists and visitors 
or which would cause demonstrable harm to the special character of the resources and 
attractions will not be permitted. 
 

3.4.7 Policy NC5 states that the LPA will protect habitats of special local importance for nature 
conservation where they represent scarce, rare or threatened habitat, good examples of 
habitats typical to Wirral, diverse or rich habitats which actively support a wide range of 
important species, or areas known to provide for the shelter, breeding or foraging of legally 
protected species. 
 
In evaluating proposals which may affect such habitats the Local Planning Authority will in 
particular consider: 
 
i. the nature, layout, and density of development proposed; 
ii. the impact on the long-term ecological viability of the habitat affected; 
iii. the appropriateness of measures taken to minimise damage to the habitat and 

disturbance to wildlife; and 
iv. the appropriateness of provision for the future maintenance of the site. 
 
Development affecting such habitats will only be permitted where the LPA is satisfied that 
the continued ecological viability of the habitat or wildlife interest of the site can be adequately 
safeguarded by means of appropriate conditions and/or legal agreements. 
 
Appropriate conditions will include the retention of linkages to other wildlife sites within the 



surrounding area. 
 

3.4.8 Policy NC6 includes Raby Mere as an area of special local importance for nature 
conservation. Proposals which have potential to damage or disturb the habitat or wildlife 
interest of these sites will be dealt in accordance with Policy NC5. 
 

3.4.9 SPG11 supplements Policy HS11 and offers further guidance with regard to house 
extensions. 
 

3.4.10 SPG39 supplements Policy NC5 and identifies Raby Mere as a Site of Biological Importance 
which it states includes one of Wirral's few large bodies surrounded by semi-natural 
woodland with acidic flora and significant value for ornithology and nationally rare species. 

 
3.5 Other Material Planning Considerations 
3.5.1 The revised National Planning Policy Framework is a material planning consideration in the 

determination of this planning application. 
 

3.5.2 Paragraph 124 advises that the creation of high-quality buildings and places is fundamental 
to what the planning and development process should achieve. Good design is a key aspect 
of sustainable development and creates better places in which to live and work. 
 

3.5.3 Paragraph 127 states that planning decisions should ensure that developments (inter alia): 
 
 will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development;  
 are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping;  
 are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities); and 

 create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience.  

 
3.5.4 Paragraph 143 states that inappropriate development is, by definition, harmful to the Green 

Belt and should not be approved except in very special circumstances. 
 

3.5.5 Paragraph 144 states that when considering any planning application, local planning 
authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very 
special circumstances' will not exist unless the potential harm to the Green Belt by reason of 
inappropriateness, and any other harm resulting from the proposal, is clearly outweighed by 
other considerations. 
 

3.5.6 Paragraph 145 advises that LPAs should regard the construction of new buildings as 
inappropriate in the Green Belt. Exceptions to this are (inter alia) the alteration of a building 
provided that it does not result in disproportionate additions over and above the size of the 
original building. 
 

3.5.7 Paragraph 184 states that Heritage assets are an irreplaceable resource and should be 
conserved in a manner appropriate to their significance, so that they can be enjoyed for their 
contribution to the quality of life of existing and future generations. 
 

3.5.8 Paragraph 192 states that in determining applications, LPAs should take account of: 
 
a. the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation; 
b. the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 
c. the desirability of new development making a positive contribution to local character and 



distinctiveness. 
 

3.5.9 The General Permitted Development Order 2015 is also a material planning consideration in 
the determination of this planning application. 
 

3.5.10 Schedule 2, Part 1, Class F "hard surfaces incidental to the enjoyment of a dwellinghouse" 
states at F. that development consisting of (a) the provision within the curtilage within the 
curtilage of a dwellinghouse of a hard surface for any purpose incidental to the enjoyment of 
the dwellinghouse as such; or (b) the replacement in whole or in part of such a surface, are 
permitted development. There is no exemption for Listed Buildings, therefore element 6 (the 
gravel surfaced car parking area) is permissible under Permitted Development rights, and in 
view of the fact that it is also made from porous material (gravel), it is considered to be 
acceptable. Elements 1-5 only are considered in the following assessment.  

 
3.6  Assessment 
3.6.1 The main issues pertinent in the assessment of the proposal are; 

 

 Principle of development (appropriateness of development within the curtilage 
of a Listed Building straddling a Primarily Residential Area and the Green Belt); 

 Objections; 

 Design; 

 Heritage; 

 Highways; 

 Ecology;  

 Arboriculture; 

 Flooding/drainage;  

 Green Belt; and 

 Amenity. 
 
3.7 Principle of Development:  
3.7.1 The development (as amended on 11 October 2019) is acceptable in principle subject to 

compliance with the relevant polices outlined above.  
 
3.8  Objections: 
3.8.1 In total 68 objections were received to the retrospective application. The planning issues 

raised can be summarised as follows:  
 
1. Highways Safety 
2. Appearance and design of development and materials proposed 
3. Impact on the character and appearance of the area  
4. Scale and dominance  
5. Effect on Listed Building  
6. Effect on trees and wildlife / nature conservation 
7. Loss of daylight/sunlight or overshadowing  
8. Drainage and flood risk  
 
Following the amendments to the scheme, a further 2-week neighbour notification period was 
observed, during which time objections from 2 new objectors were received (taking the total 
number of objections to 70) in which the following planning issues were raised: 
 
1. Highways Safety  
2. Appearance and design of development and materials proposed 
3. Impact on the character and appearance of the area 
4. Scale and dominance  
5. Effect on Listed Building  
 
Additionally, 17 of the original objectors objected for a second time in which the previous 
issues were reiterated.   



 
3.8.2 Councillor Povall requested that the original scheme be taken out of delegation and referred 

to the planning committee for the following planning reasons: 
 
1. Impact on the character and appearance of the area; 
2. Highway safety; and 
3. Effect on Listed Building. 
 

3.8.3 The 8 planning issues raised by the objectors to the scheme (including the 3 raised by 
Councillor Povall) will be considered and addressed in the following sections.  

 
3.9  Design: 
3.9.1 The scale and design of the development (as amended on 11 October 2019) is not 

considered detrimental to the character and appearance of the host dwelling, street scene or 
the surrounding area. The materials and design of the 1.8m high (reduced from 2.4m high) 
close board timber fence, metal entrance gates and the sand and cement rendered flank 
walls and retaining walls (painted to match the colour of the existing house) are considered 
to compliment the materials and design features found elsewhere in the locality. Furthermore, 
it is considered that the entrance gates and flank walls are an improvement in terms their 
appearance on the previous timber gates.    
 

3.9.2 There is no specific policy provision for boundary fencing in the Wirral's UDP, notwithstanding 
this fact the fence has been tested under Policies LAN1 and LA7 and deemed acceptable. It 
is not considered that the fence's visual impact upon the character, appearance and 
landscape setting of the surrounding area can be categorised as inappropriate. Appropriate 
materials have been utilised which are replicated elsewhere in the vicinity, in particular a 
fence panel of comparable height on the Mere itself and a smaller wooden fence bounding 
the woodland on the other side of Blakeley Road (to the south). Furthermore, the gates which 
have been replaced were of a similar appearance and made from similar materials. 
Therefore, it is not considered that the fence is an alien feature in this context or that it has a 
significant adverse impact on the character, appearance or setting of the Mere.  
 

3.9.3 Policy LA7 discusses the visual impact of new development at the edge of the urban area or 
in locations which would be clearly visible from open countryside and requires prominent 
features within the landscape framework of the area to be retained and enhanced. It is not 
considered that the enclosed Mill house was an especially prominent feature in the landscape 
when viewed from the footpath on the opposite side of the Mere, particularly in the summer 
months, although it is accepted that it would have been more visible during the winter months 
when there the trees are bare. There is no question that the property, being Grade II Listed, 
is a significant historic building within this setting, however it not considered, due to its 
enclosed siting that it can be considered to form a particularly prominent feature in the 
landscape which warrants the complete removal of the boundary treatment put in place. 
 

3.9.4 The character of the surroundings is undoubtedly green, wooded and natural, opening out 
into the area filled by the aesthetically pleasing Raby Mere. It is considered that the Mere is 
the feature which one's eyes are drawn to upon arrival or in passing this space, not the timber 
fence on the other side of Blakeley Road. Indeed it is not considered that the timber fence 
detracts from any of these characteristics, given that it itself is constructed from wood and 
none of the natural woodland behind it has been lost as a result of its erection (albeit some 
low level greenery is no longer visible). It is not therefore considered that the setting of the 
Mere is materially harmed by the presence of the timber fence.  
 

3.9.5 It is accepted that the fence does enclose Poulton Hall Road on one side to an extent, that 
is, relative to the previous post and rail fence. However, it does not enclose the road to a 
degree that it causes significant additional overshadowing or darkness in what is already a 
section of road very well enclosed by tunnel like vegetation on both sides and overhead. The 
addition of a 1.8m close board timber fence is not considered to materially impact the levels 
of light on Poulton Hall Road.    
 

3.9.6 Overall, the design and scale of the reduced height fence, the gates and walls comply with 



the requirements of Policies LAN1 and LA7 and the provisions of the revised NPPF and are 
therefore considered to be acceptable.  

 
3.10 Heritage: 
3.10.1 The Conservation Officer was consulted, and his comments were as follows:  

1. A close boarded fence may not be a traditional form of boundary treatment for a property 
of this age. However, in terms of its impact on the setting of the listed building I do not 
consider it to be of any greater harm than the fence it replaced. It should also be noted 
that the Heritage Statement asserts that a close boarded fence (albeit of a height of 1.5 
metres) was approved here in 2004; 

2. The new gate posts are a touch ostentatious. However, I do not consider that they are 
materially more harmful than the gates that they replaced. The new entrance features do 
not cause harm to the listed building or its setting. 

3. Looking at the photographs taken during the enforcement site visit I do not consider that 
the enlarged parking area harms the character or setting of the listed building. 

 
3.10.2 Following the amendments to the scheme, the Conservation Officer was re-consulted, but 

had no further comments.  
 

3.10.3 On this basis, it is not considered that elements 1-5 of the development, or indeed element 6 
(which is permissible under PD rights), will have an adverse impact on the significance of the 
Grade II Listed Mill House or on its setting. The development as amended is therefore 
considered to comply with Policy CH1 and the provisions of the revised NPPF. 

 
3.11   Highways: 
3.11.1 There are no Highway Implications relating to this proposal. Highways were consulted, and 

then re-consulted following the amendments to the scheme, but raised no objections with 
regards to traffic management or road safety.  
 

3.11.2 In view of this advice, it is not considered that highways safety is an issue meriting the refusal 
of this scheme as no highways concerns have been identified.  

 
3.12 Ecology: 
3.12.1 There are no Ecological issues relating to this retrospective application. Merseyside 

Environmental Advisory Service (MEAS), Wirral Wildlife and Natural England were all 
consulted and re-consulted following the amendments to the scheme, but no objections were 
raised. 
 

3.12.2 In the absence of any objections from these bodies, it is not considered that there are any 
ecological issues warranting the refusal of the application. The development is considered to 
comply with Policies NC5 and NC6 and SPG39. 

 
3.13  Arboriculture: 
3.13.1 There are no arboriculture issues relating to this proposal. The Council's Tree Preservation 

officer was consulted but given that the application is retrospective and none of the trees 
within the curtilage of the site are subject to Tree Preservation Orders, he had no comment 
to make.   
 

3.13.2 In view of this, it is not considered that there are any arboricultural issues warranting the 
refusal of the application.  

 
3.14  Flooding/drainage: 
3.14.1 There are no significant flooding and drainage issues relating to this proposal. The 

Environment Agency was consulted but no response was received. It is noted that only a 
small section of the development (the northernmost section of the boundary fence  including 
the double timber access gates to the lower garden) is located within Flood Risk Zone 2 
and/or 3. The nature of this element of the development (being a wooden fence and gate) 
does not raise any significant concerns in terms of flooding and drainage as the risk of 
flooding will not be increased. This section of the site may at times be subject to flooding, but 
this is not a grave concern warranting the refusal of the application, and it no different to the 



previous situation.   
 
3.15  Green Belt: 
3.15.1 The close boarded timber boundary fence is the only element of the development which is 

located in the Green Belt (all other elements are located in the Primarily Residential Area). It 
is considered that the fence is a limited alteration and does not damage the visual amenities 
of the Green Belt by virtue of its siting, materials or design. The fence is therefore considered 
to comply with Policy GB2 and the provisions of the revised NPPF.   

 
3.16 Amenity: 
3.16.1 In terms of amenity, it is considered that the development is not so extensive as to be 

overbearing or to result in overshadowing or overlooking in relation to neighbouring 
properties. Separation distances do not apply in this instance.  
 

3.16.2 Public amenity similarly is not considered to be materially harmed by the development. Raby 
Mere's landscape can still be quietly enjoyed as an area of interest for nature conservation 
as before. It is not considered that this development prejudices the continued attractiveness 
of these features for tourists and visitors to the Mere or causes demonstrable harm to the 
special character of the Mere as a resource or attraction. In view of this it is considered that 
the development complies with Policy TL9. 

 
Summary of Decision: 
 Having regards to the individual merits of this application the decision to grant Planning 

Permission has been taken having regards to the relevant Policies and Proposals in the 
Wirral Unitary Development Plan (Adopted February 2000) and all relevant material 
considerations including national policy advice. In reaching this decision the Local Planning 
Authority has considered the following: - 
 

 The proposed scheme (as amended on 11 October 2019) for which planning permission is 
sought is considered to be acceptable in terms of its appearance and scale. The 
development is not considered to have a detrimental impact on the character and 
appearance of the Grade II Listed host dwelling, the street scene or the surrounding area, 
the amenities of neighbouring properties in terms of loss of light, privacy or outlook, highway 
safety or local biodiversity.  The proposal complies with the provisions of the revised 
National Planning Policy Framework, relevant Development Plan Policies and Guidance and 
is therefore considered to be acceptable. 

 
Recommended 
Decision: 

 Approve 
 

 
Recommended Conditions and Reasons: 
 

1. The development hereby permitted shall be retained in accordance with the approved plans 
received by the local planning authority on 11 October, 2019 and 05 December, 2019 and 
listed as follows: drawing nos: B100 Rev.B, dated: 05 December, 2019; and B101 Rev.A, 
dated: 11 October, 2019. 
 
Reason: For the avoidance of doubt and to define the permission. 

 
2. The existing 2.4m high close boarded timber fence shall be reduced in height to 1.8m and 

the existing gate pillars, site entrance and internal parking area walls finished in sand and 
cement render and painted to match the colour of the existing house no later than 4 months 
from the date the application was granted.     
 
Reason: To ensure a satisfactory appearance to the development in the interests of visual 
amenity and to comply with Policies LAN1, LA7, CH1, GB2 and TL9 of the Wirral Unitary 
Development Plan.  

 
 
Last Comments By:  05/11/2019 



Expiry Date:         28/08/2019 


