
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2011/0915/P (LBC)

	Development Proposed:
	Refurbishment and upgrade of the ground floor central corridor and the conversion of existing changing rooms into scientific facilities at St Mary’s Hall, Stonyhurst.

	CONSULTATIONS: Parish/Town Council

	Aighton Bailey & Chaigley Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Ancient Monuments Society very concerned by the proposed suspended ceiling within the corridor.  The present proportions are attractive as are the arch heads; the new ceiling with be both visually damaging and claustrophobic in its effect



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5.

HEPPG.

Draft NPPF.

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

Policy ENV19 - Listed Buildings (setting).



	POLICY REASONS FOR REFUSAL:

	The proposal would be unduly harmful to the character and significance of the listed building because of the detrimental impact upon the original 1830 planform of lowering the main corridor ceiling and its resulting alteration of space proportions and obscuring of defining design elements.


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

	St Mary’s Hall is a Grade II listed preparatory school, built as a seminary in 1830 and extended in 1880.  The listing description refers to the central 11 bays forming the earliest part of the building with the additions of 1880 comprising seven bays on each side of the central block.  At the rear is a chapel with semi circular apse.  Inside, it has a barrel vaulted ceiling, Diocletian windows, paired Corinthian pilasters flanking the apse and mosaic decoration. There is no reference to the interior. 

The Stonyhurst College Conservation Plan (draft, 1999) grades significant buildings on the site within a matrix (Figure 9).  St Mary’s Hall is given a “high” rating for architectural, visual, historical and social significance. 

The draft Stonyhurst Conservation Management Plan (2008) does not refer in detail to St Marys Hall.

No pre-application enquiry has been received in respect of the proposals.

3/2008/0641 & 0640 - Proposed new substations adjacent to new wing and St. Mary's Hall. LBC & PP granted 18 September 2008.

3/2008/0235 & 0234 - Land adjacent to the Sports Hall St. Mary's Hall Stonyhurst  - Extension of existing girls' changing accommodation to construct new boys' changing accommodation and associated external works to form paths, wheelchair access ramps, steps and low walls with railings. LBC & PP granted 7 August 2008.

3/2007/0541 & 0542 - land adjacent to The Sports Hall St Marys Hall - 1. Construction of new boys changing accommodation and store linking to the existing girls changing rooms and sports hall. 2. Provision of associated external works. PP & LBC granted 4 September 2007.

3/2006/0241 - Internal alterations. LBC granted 3 August 2006.

3/2004/1101 - New build extension to create lift shaft and WC accommodation. The works are necessary to comply with the DDA and to provide WC accommodation following the completion of phase 2 of the Wash Place Refurbishment. LBC granted 24 December 2004.

3/2004/1100 - New build lift shaft and provision of WC's. PP granted 24 December 2004.

3/2004/0553 -  New build extension to create link corridor with WC accommodation associated with The Centenaries Theatre. Alterations to existing Wash Place to create offices. LBC granted 20 August 2004.

3/2004/0552 -  New Build Centenaries Link Corridor and Conversion of Existing Wash Place to create Offices. PP granted 11 August 2004.

3/2000/0030 - Conversion and refurb parts of 1st and 2nd floors and attic area to provide new infirmary living accommodation and refurb teaching areas. LBC granted 3 April 2000.

3/1999/0367 - conversion and refurbishment of various rooms on the 2nd floor to provide living accommodation and new sanitary accommodation. LBC granted.

3/1989/0039 - demolition of disused laundry outbuilding and provision of new building providing kitchen, storage and staff facilities. LBC granted.

3/1993/0034  - sports activities building. PP granted.

HEPPG paragraph 110 advises that there is no statutory requirement to have regard to the provisions of the development plan for decisions on applications for listed building consent. 

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had 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..’; 

and the conservation of  ‘England’s heritage assets in a manner appropriate to their significance by ensuring that .. decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset’

PPS5 Policy HE7.1 states “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

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, environmental, 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 Policy HE9.4 states “where a proposal has a harmful impact on the significance of the designated heritage asset which is less than substantial harm, in all cases, local planning authorities should: 

1.
Weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and

2. 
Recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

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 54-56 of the HEPPG reiterate PPS5 HE7.1 and the importance of understanding the significance of a heritage asset before works are proposed.


‘’..being able to properly assess the nature, extent and importance of the significance of a heritage asset and the contribution of its setting is very important to an applicant in order to conceive of and design a successful development and to the local planning authority in order to make decisions in line with the objectives of the PPS and the development plan (paragraph 54)’’.

‘’understanding the extent of the fabric that holds that interest is also important because this can, amongst other things, lead to a better understanding of how adaptable the asset may be.. (paragraph 56)’’.

Paragraphs 179, 182 and 183, Addition and Alteration, of the HEPPG refer to historic fabric, plan form 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 179)”. 

‘’the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations (paragraph 182)”.

 ‘’the sub-division of buildings, such as threshing barns and churches, that are significant for their open interiors, impressive proportions and long sight lines, may have a considerable impact on significance. In these circumstances the use of pods or other design devices that allow the entirety of the space to be read may be appropriate’’ (paragraph 183).

Paragraph 180, Addition and Alteration, of the HEPPG states: ‘however, reversibility alone does not justify alteration. If alteration is justified on other grounds then reversible alteration is preferable to non-reversible..’.

Paragraph 178, Addition and Alteration, of the HEPPG states ‘..it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting’.

Paragraph 187, Addition and alteration, of the HEPPG states ‘’small-scale features, inside and out, such as historic painting schemes, ornamental plasterwork, carpenter’s and mason’s marks, chimney breasts and stacks, inscriptions and signs, will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance’’.

Paragraph 189, Addition and Alteration, of the HEPPG states: ‘’new services, both internal and external can have a considerable, and often cumulative, effect on the appearance of a building and can affect significance..’’.

Paragraph 177 of the Draft National Planning Policy Framework (July 2011) states ‘the Government’s objectives for planning for the historic environment are to:

conserve heritage assets in a manner appropriate to their significance..’. 

Paragraph 183 states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  This states ‘’Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

The submitted design and access statement suggests:

(i) ‘this area of Corridor is a major focal point within the School. It leads from the Central Entrance Area past the New Library towards the original Changing Areas’;

(ii) that the ceilings in the proposed  New Science Labs ‘are quite high and it will be necessary to provide lower ceilings which will allow the introduction of new lighting and also create a better proportion to the rooms and adjacent corridor’. However, no details of ceiling lowering and its impact on plan form are submitted;

(iii)  that the works from Changing Rooms to Science Laboratories ‘although involving the removal of certain walls, previously approved, are cosmetic and as such reversible’. It is noted that the current demolition proposals differ from those previously approved (see plan 4897 L71 of 3/2006/0241 received 24 April 2006).

In my opinion, the proposed lowering of the ceiling in the main corridor, with resulting alteration of proportions and the obscuring of defining design elements, will significantly harm the architectural character and importance of this original (1830 build) space.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














