Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2011/0934/P (LBC)

	Development Proposed:
	Essential repairs and refurbishment of the historic libraries known as Bay Library, Square Library and Arundel Library at Stonyhurst College, Hurst Green

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted, no representations received.

English Heritage – Site meeting on 21 December 2011.  Subsequently received further information in the form of an annotated roof plan with photographs showing the condition of the lead valleys, the areas to be stripped and the problems with gutters, a copy of the letter from the Structural Engineer recommending works to address the Square Library bay window defects and the layout plan showing the revised locations for the electric plinth heaters.

Following English Heritage’s observations and discussions on site, it understands that the following amendments have been made to the application:

(i) The dehumidification proposal has been omitted from the application.

(ii) A smaller heater installation is proposed to the plinths of book cases as shown on drawing no 009.047.M2.

(iii) Double glazing will not be installed in the window frames; the existing double glazing will be removed.  All windows will be replaced with single glazing with a UV filter applied to the inside face set into metal window frames.  Where possible existing historic glass will be retained, or accommodated into complete windows.

(iv) The nine suspended light fittings in the Square Library are to be omitted; table lamps will be provided.

Recommendation – On the basis of these amendments and the further information provided English Heritage recommend that this application be determined in accordance with national and local policy guidance, and on the basis of RVBC expert conservation advice.

At a more strategic level, however, English Heritage note that the Conservation Management Plan for the site remains unadopted and therefore has not been used to inform the current proposals and to set the works in the context of a wider/long-term maintenance programme for the site.  English Heritage wish to highlight the many benefits of developing the draft document into an effective management tool, for all parties involved in the process of advising on proposed works and decision-making and it would welcome ongoing discussions regarding this matter.



	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).

Draft NPPF.



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

	Stonyhurst College is a Grade I (which places it in the top 2% of buildings in the country listed for their outstanding architectural and historic interest) listed public school (founded in 1593 at St Omer in France and moved to Stonyhurst Hall in 1794).  It is on the site of a building of late 14th or 15th century date.  The Gatehouse on the west front of the house leads to a courtyard with buildings on each side.  This phase of building was started by Sir Richard Shireburn in 1592 and was continued by his grandson, Nicholas Shireburn, in the late 17th century and early 18th century.  Additions were made in 1799 when the Society of Jesus took over the house, and 3 campaigns of building during the 19th century greatly enlarged the house on the north and east sides.  Other additions in connection with the building’s use as a school were made in the 20th century.  Attached to the south-west tip of the house is St Peter’s Church which was designed in 1832 by JJ Scoles.

The complex of buildings is remarkable for its late 16th century/early 17th century Gatehouse and Old Quad, as well as for the early 18th century embellishments to the hall and grounds.  But it is no less important for the richness of its 19th century and early 20th century additions which include major collections of religious art.

The design & access statement notes that the North Wing of the West Front was constructed 1843-1844. It contains the Bay Library and the Square Library. Originally the Square Library contained the Religious Library but was also used by the Jesuit Community as a Sitting Room. The Bay Library was used by the Gentlemen Philosophers. The Arundel Library was fitted out as a Library and Museum (Lord Arundel left his library to the School in 1837). The Bay and Square Libraries are among the best preserved early Victorian Libraries in England.

Stonyhurst College also appears on the English Heritage Register of Historic Parks and Gardens at Grade II* and is described as “gardens and parkland with late 17th century origins, including a well-preserved formal garden dating from circa 1700 and an avenue and water features of similar date”.

Recent site history:

3/2011/1047 - Essential fire prevention works throughout the college. LBC granted 24 February 2012.

3/2011/0915  - Proposed refurbishment and upgrade of the ground floor central corridor and the conversion of existing changing rooms into scientific facilities (St Mary’s Hall). LBC refused 21 February 2012.

3/2011/0502 & 0501  - The roof will be used as a means to support solar PV panels which will generate electricity. There will only be altering of the building and will as such not include any extension or demolition (St Mary’s Hall). Under consideration.

3/2011/0118  - New build dining refectory building (1425sq.m.). PP granted 15 September 2011.
3/2010/0902/P (LBC) & 3/2010/0903/P (PA) - New wing.  Externally: the construction of new staircase and a glass lift within the courtyard; provision of new roof top plant room; introduction of windows and doors to the north west face at basement level to include a patio area; provision of new door and alterations to glazing to the former Gerald Room.  Internally: internal refurbishment and remodelling of the New Wing to provide en suite accommodation; provision of 2no 3 bed houses; provision of 2no supervision flats, 2no overnight flats and ancillary accommodation; conversion of the basement car park to include the ground floor flat area, a café facility, shower accommodation and a sixth form recreation centre (with emergency access to the Black and Whites Area).  Shireburn – externally: alterations to gable end to Shireburn and provision of gallery to north west elevation.  Provision of door and new window within Shireburn Quad.  Provision of new windows and blind arcading to existing windows to north east elevation of Shireburn.  Internally: relocation of health centre on 3 floors with Matrons flat adjacent and classrooms on ground floor.  En suite bedrooms at first floor and second floor level including supervision flat and 2 overnight flats.  Alterations to staircases and lift.  Caecus – introduction of 2 new floors to accommodate residential accommodation associated with Poetry.  Supervision flat and overnight flat, wc and shower accommodation, ancillary facilities and making good to Rhetoric Common Room. LBC & PP granted 17 June 2011.
3/2011/0033 - Stonyhurst Old Mill - Retention of remaining structure following partial collapse (LBC). Granted 2 March 2011.

The design & access statement identifies: 

(i) structural movement has occurred within the window construction – cast iron dowels/cramps and cast iron window frames have corroded causing movement and fracturing of the stonework. It is proposed to ‘dismantle the stonework to the Bay Library to the West Front and also to dismantle the window to the Square Library but to retain the Central Mullion by way of ongoing Structural support’. It is also stated that ‘previous works to this elevation have involved the replacement of the window frames with double-glazed steel units to match the existing patterns’  - however, the LBC under which this was undertaken is not referred to (in my opinion, the window frames to the south of the west elevation are conspicuous and harmful);

(ii) the Libraries would benefit from a protective film to windows;

(iii) there is a need to provide additional heat within the building and also to provide dehumidification to maintain temperatures at 18 degrees Celsius and relative humidity at 55%. Existing radiators (historic) are to be retained.

A condition survey identifies:

(i) Bay Library – ‘the steel window lights have corroded and as the steel rusts it expands and exerts considerable pressure on the stone jambs, mullions and transoms causing them to spall. These should be repaired by carefully cutting the defective  stone back to the window line and indenting a new section to the face’;

(ii) Square Library – ‘there is evidence of distortion/movement to the stone jambs, transoms and mullions which could be due to the lack of lateral restraint’. The recommendation is for dismantling and rebuilding;

(iii) Given the condition of the wall plaster it is recommended that whole sale replacement be undertaken to the worst effected areas around the windows.

A letter from the Structural Engineer (29 July 2011; received 22 December 2011) identifies:

(i) Bay window defects ‘the central stone mullion and transom have moved laterally away from the main building … what is not clear is what is causing the movement or whether it is still ongoing, to determine this will require carrying out some further more intrusive investigation work’.

The application has been amended (agent’s letter 22 December 2011) following concerns expressed at the site meeting with English Heritage.

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..”.

Policy HE10.1 states “when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset.  When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application.  The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval”.

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”.

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)”.

Paragraph 152, Repair, of the HEPPG states that “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail. Secondary glazing is usually more appropriate than double-glazing where the window itself is of significance. As with the building as a whole, it is more appropriate to deal with timber decay and similar threats by addressing the cause of the decay rather than treating the symptoms, but where remedial works are shown to be necessary, minimum interference to achieve reasonable long term stability is the most sustainable approach”.

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”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states “Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) the desirability of preserving the setting of the building;

(ii) the effect of the proposed development on the character of the listed building;

(iii) any effect on the economic viability of the listed building;

(iv) the contribution which the listed building makes to the townscape or countryside;

(v) the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy ENV21 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states that “development proposals affecting a historic park or garden and its setting will be strictly controlled to ensure they do not harm the appearance or function of the area.  Proposals will be assessed in terms of scale, size, design and materials”.

‘Energy Efficiency and Historic Buildings: Application of Part L of the Building Regulations to Historic and Traditionally Constructed Buildings’ (EH, November 2010) states ‘For historic buildings and those of traditional construction an appropriate balance needs to be achieved between building conservation and energy efficiency if lasting damage is to be avoided both to the building’s character and significance and its fabric…reducing carbon emissions from buildings is not just about heating and insulating the building. Much can be achieved by changing behaviour, avoiding waste, using energy efficient controls and managing the building to its optimum performance, all of which is as relevant to older buildings as new ones’ (Summary, page 4); and
‘English Heritage supports the Government’s aims to improve energy efficiency, provided that the application of the new Part L is exercised in a way that does not harm the special interest of historic buildings.. The new Part L makes it clear that the special characteristics of a historic building must be recognised. The aim of this revised part of the Building Regulations is to improve energy efficiency where practically possible, provided that this does not harm the character of the building or increase the risk of long-term deterioration to fabric or fittings. 
The special interest of a historic building would be compromised if its overall appearance were to be changed or significant features or qualities were to be lost as a result of compliance with the Requirements of the new Part L. To avert a threat of this kind, a number of questions need to be considered. Could improvements be made without the need to remove or substantially alter fabric? For example, could existing windows be repaired and draughtproofed as an alternative to inserting new double glazing? Could secondary glazing be inserted? If improvements to the existing windows are not practicable, could benign improvements be made elsewhere, for example by insulating under floors or by improving the efficiency of the heating system? ‘’ (Introduction to document on EH website).

In ‘The Thermal Performance of Historic Windows’, The Building Conservation Directory 2008, Chris Wood (Head of Buiding Conservation and Research Team at EH) suggests ‘As always, a sensible balance is needed and decisions must be made on the basis of knowledge rather than generic assumptions about the inefficiency of old windows. 

There is little dispute as to how important windows are to historic buildings. After all, the front windows of a building are often the first feature to draw the eye. Original survivals from before the C17 are rare and therefore precious.

One enduring myth is that old windows account for 20 per cent or more of the heat lost from a building. That presumption is also perpetuated by bodies like the Energy Saving Trust, which claims that if you double-glaze your windows you will save 20 per cent of your heat loss (and more if you live in an old building). But every building is different. English Heritage has worked with specialists carrying out fan pressurisation testing of historic buildings ... to determine where heat loss is occurring. In all cases, the windows were of historical interest and none had been repaired or particularly well maintained. But when the tests were completed it was apparent that the amount of leakage from the windows was a lot lower than expected; indeed the real problem areas were often not visible to the eye and occurred in quite obscure parts of the building … There is a definite need to improve the thermal performance of existing buildings in order to reduce carbon emissions and slow climate change. However, a sensible balance is needed. Unpublished data from the BRE has shown that if the half million or so listed buildings in England had all their windows replaced by double-glazing, it would save between 0.16 and 0.36 per cent of total energy used in this country. It is surely not worth sacrificing our architectural heritage for so small a gain, particularly if substantial improvements can be made in more benign ways’’.

In my opinion, the revised proposals are necessary for the repair and maintenance of the Historic Libraries and have an acceptable impact upon the character (including setting) and significance of the listed building. The proposals are contradictory in respect to the extent of works to the Bay Library windows and I would suggest the imposition of a condition in this regard.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject of amendment by condition, have an acceptable impact upon the character (including setting) and significance of the Grade I listed building.



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 














