Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2011/0033/P (LBC) 

	Development Proposed:
	Retention of remaining structure following partial collapse at Stonyhurst Old Mill, Stonyhurst, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – do not wish to offer any comments on this occasion.  Determine in accordance with national and local policy guidance, and on basis of RVBC expert conservation advice.

Victorian Society – response 17/01/11  - do not object providing conditions below attached.

Deeply concerned at sudden collapse.  Unusual, and in the Victorian Society’s experience the result of decades of neglect of basic maintenance.  

Temporary works are sensible.  However, important that fully repaired as soon as possible.  Suggest listed building consent granted for 2 years to allow ample time for permanent repair plans to be drawn up.  

Suggest condition that all reusable materials from the collapse are stored in a dry and secure place close to the building.  

- telephone conversation 1 March 2011 – agree that the former condition is unnecessary.  However, would encourage the local planning authority to monitor the site and consider possible urgent work or repair notice service should a permanent repair scheme not be forthcoming. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

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

Policy ENV19 - Listed Buildings (Setting).

Policy ENV21 - Historic Parks and Gardens.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The Mill (formerly listed as Cornmill Buildings) and store is a grade II listed building (13 February 1967) of 1840 with later 19th century additions.  It is within the setting of the grade I listed Stonyhurst College and the boundaries of the grade II* listed Stonyhurst College historic park and garden.  

The Stonyhurst College Conservation Plan (2000) suggests of the cornmill/granary built in 1840 and extended in 1844 that it is “a grade II listed structure which is of cultural significance but at present vulnerable.  This building provides a cultural link with the time when Stonyhurst was a self sufficient unit..”.  Figure 9 – Table of Significant Buildings scores the mill ‘High’ significance for architectural, visual, historical and social considerations.

The building was on the Borough Council’s buildings at risk file although it was understood that proposals for a refurbishment were advanced.

The Borough Council’s conservation officer was advised by colleagues on 24 June 2010 (NB. the submitted project explanation states the collapse occurred in May 2010) of the collapse of the building and the advanced stage of ‘rubble’ clearance.  A site meeting was held on 30 June 2010 with English Heritage (historic buildings inspector for Lancashire and senior structural engineer) and Lancashire County Council Archaeology in attendance.  

The submitted design and access statement confirms that the temporary works support system was implemented in December 2010.  This is in accordance with the pre-application agreement of all parties.  The statement also refers to “all materials (where possible) have been safely stored for inspection and possible reuse”; however details are not submitted.  

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant listed building consent for any works the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 ‘Planning for the Historic Environment’ (PPS5, March 2010) states at paragraph 7 that government objectives for planning for the historic environment include: the delivery of ‘’sustainable development by ensuring that policies and decisions concerning the historic environment ..recognise that heritage assets are a non-renewable resource..’’.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environment, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.

Paragraph 179, Addition and Alteration, of the HEPPG refers to historic fabric and significance: 

“ the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new”.

Paragraph 149, Repair, of the HEPPG states:

‘’original materials normally only need to be replaced when they have failed in their structural purpose. Repairing by re-using materials to match the original in substance, texture, quality and colour, helps maintain authenticity, ensures the repair is technically and visually compatible, minimises the use of new resources and reduces waste. However, alternative approaches may be appropriate if it can be demonstrated that the technique will not cause long-term damage to the asset and results in less overall loss of original fabric and significance..’’.

 Paragraph 150, Repair, of the HEPPG states ‘even when undertaking repair, care is needed to maintain the integrity of the asset..’.

Paragraph 153, Repair, of the HEPPG states ‘even the most minor repairs can sometimes have an impact on the archaeological interest of a heritage asset and may reveal new information relating to the significance of that asset. The recording of evidence revealed by such works may therefore be appropriate’.

The neglect of maintenance to the listed building and subsequent collapse is regrettable.  However, the implemented scheme will arrest further degradation of this important heritage asset.  Mindful of the concerns of the Victorian Society I believe a condition requesting  details of salvaged historic fabric storage be attached to the listed building consent and the site be regularly monitored, and the applicants be encouraged to bring forward a long term conservation scheme for the site.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and significance of the listed building.



	RECOMMENDATION: That listed building consent be granted conditionally.


DATE INSPECTED: 














