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	Date Inspected:
	
	

	Officer:
	AD/JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed erection of single storey timber office/store building for administration and storage of tennis equipment.

	Site Address/Location:
	Stonyhurst College Avenue Road Hurst Green BB7 9PZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Historic England:
Do not wish to offer any comments on this occasion. Recommend that application be determined in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.
Lancashire Gardens Trust:

Consulted, no response received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EC1 – Business and Employment Development
Key Statement DS1 – Development Strategy 

Key Statement EN5 – Heritage Assets

Key Statement EN2 - Landscape

Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMG1 – General Considerations 

Policy DME4 – Protecting Heritage Assets

Policy DME1 – Protecting Trees and Woodlands
Policy DME2 – Landscape and Townscape Protection

Planning (Listed Buildings and Conservation Areas) Act 1990

NPPF

NPPG



	Relevant Planning History:
No pre-application advice was sought from RVBC in respect of the proposal (or 3/2016/0167).
3/2016/0167 - Formation of 2No. tarmacadam tennis courts to LTA standards and seasonal polythene inflatable dome with perimeter fence and floodlighting . Reconfiguration of car park and formation of 2No. coach lay-bys. PP granted 24 June 2016. 

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.

3/1999/0730 - provision of all-weather pitch with associated car parking/external works. PP granted 6 January 2000.

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

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

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Stonyhurst College is a listed (recent reassessment has resulted in Grade I, II* and II elements) independent 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.

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”.

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.  
The Heritage Statement submitted with application 3/2016/0167 (appended to current application) includes an options appraisal of sites for the tennis dome. The Executive Summary identifies that the proposals will be harmful but the preferred site will have the least impact on setting and the registered park, and groups well with a recent multi-sports pitch which along with car parking has eroded the quality of this part of the landscape. The Heritage Statement asks that harm be balanced against the public benefit of education at St Mary’s and Stonyhurst having long-term viability (and as part of this, the provision of international standard sports facilities) and the long-term stewardship of the historic buildings and landscape at Stonyhurst.
The Heritage Statement identifies:

“The drive with a lodge at the entrance, running east-west north of St Mary’s was also created in the early 19th century (first shown on the 1847 OS map), although the lodge building was rebuilt in c1900.

Today, several changes in the landscape have affected the setting of St Mary’s Hall. The expansion of buildings, roads, footpaths and car parks into the woodland belt south of the drive and Harry Meadow has reduced the environmental value of this woodland and threatens the viability of the remaining trees. North of the drive the built environment has extended into the east part of Harry Meadow with an all-weather pitch built in 2000, with associated lighting, fencing, coach and car parking. Tennis courts were laid out south-east of St Mary’s Hall, on former lawned areas in 1959; the lower level of the courts in relation to the terrace reduces their impact” (page 9).

“The key features of the Stonyhurst landscape are described in the Historic England Register of Historic Parks and Gardens … Harry Meadow and a woodland belt to the north of the College also included, which have a more informal naturalistic character. The gardens around St Mary’s Hall are not part of the registered landscape, although the lodge, the drive and drive entrance are included” (page 10).

“The setting of St Mary’s  - To the north, the setting of St Mary’s begins with the entrance from the road at the lodge to the north …  Although this is the main entrance to St Mary’s it is also serves as a rear entrance to Stonyhurst and the plethora of signs and gates makes this a slightly confusing entrance, visually.

The historic woodland belt that runs between the north side St Mary’s and south of the main

drive has been eroded by development for parking and access, as has been noted above. The remaining trees are important in the landscape, but are suffering from damage caused by compacted roots and it is recommended that a strategy for this area is developed that makes better use of the available space for parking and access, improves safety and ensures that the trees are protected, so that the viability of this wooded belt is maintained.

North of the drive, the coach park, car park and multi-sports pitch have altered the character

of the east end of Harry Meadow, although the overall openness of this area has been maintained, and views across the former meadow to the tree belt along its north side are still extant. At night, the floodlighting for the pitch is prominent. This area is visually separated from St Mary’s by the woodland belt south of the drive.

The immediate rear area to the north side of the St Mary’s building contains the theatre building towards the east, and also acts as the main vehicular and service entrance into the school. Due to this function, and the level of alterations, the setting at the rear contributes less to the significance of St Mary’s than the areas outlined above” (page 11-12).

“The setting of Stonyhurst - In a secondary category, the setting to the north and north-east also contributes to the significance of Stonyhurst but less strongly. This is partly because the north and north-east buildings and frontages of the college had a lower status in the hierarchy and were less important architecturally, reflecting the service and ancillary functions of this side of the complex. The former woodland plantation that ran south of Harry Meadow below the east-west drive has more or less been lost by recent development, and this part of the setting does not contribute positively to the significance of the listed buildings. Harry Meadow and the woodland belt to the north have a naturalistic character, and have been largely retained as landscape features, despite some changes. The western part of Harry Meadow is glimpsed from the north side of the West Front, and is currently used for grazing sheep which complements its character. Some car parking has been approved here in the past. Harry Meadow and the woodland belt are features of at least 18th centuy date and are also within the registered landscape, so a strong case needs to be made for any development here. The east end of Harry Meadow has been developed for parking and sports, as noted above, but largely remains an open space, visually. This eastern area contributes less to the

setting of Stonyhurst than the west end of Harry Meadow, due to its location further away

from the most significant frontages or buildings of the complex and recent changes

Outside the registered landscape, and associated mainly with the development of St Mary’s as a seminary in the early 19th century, the woodland belt between the college and St Mary’s also contributes to the setting of Stonyhurst. It defines the eastern limit of the open space around the college, screens views to and from the core college buildings from St Mary’s, and screens most of Stonyhurst from the drive and north-east entrance. However, the quality of the woodland is now deteriorating; the edges have been encroached upon for parking and access and there is scope for enhancement” (page12-13).

The author of the Heritage Statement is also the author of the Stonyhurst Conservation Management Plan.

	Proposed Development for which consent is sought:

The proposal was introduced in outline by the agent at the end of consideration of 3/2016/0167. 

Planning permission is sought for a 5.02m x 4.82m x 2.5m (almost flat roof) timber clad store building for administration and storage of tennis equipment. It is proposed to be prominently sited between the seasonal tennis dome and the College access road. The road facing elevation is largely glazed and incorporates UPVC door and window frames. Paragraph 11 of the submitted Supplementary Heritage Statement acknowledges that the proposal is harmful.
Site inspection identifies that construction (including new paths and location of lights) does not match the approved plans and it is not clear how the proposed administration/storage building will relate to what has been implemented.

The Supplementary Heritage Statement identifies that the College already employs a tennis professional but no details are provided of their current administration and storage facilities.



	Impact upon the setting of listed buildings (Stonyhurst College and St. Marys Hall), the character of Stonyhurst Historic Park and Garden and the character of the Forest of Bowland AONB:

In my opinion, the proposal has a harmful impact upon the setting of the listed buildings and the character of the historic park and garden. The tennis dome is incongruous and prominent but was found to be acceptable because of its seasonal nature, its necessity in supporting the optimum viable use of the listed buildings (all year tennis facilities) and efforts made to reduce the impact (including siting and materials) to a minimum. It is noted that the tennis dome approved plans identify materials to be “transparent polythene” (Drawing number: 15.117 ‘Dome Details’) whereas the materials used (non-transparent white and green panels) result in a ‘solid’ and permanent appearance.
The proposed permanent administration/storage building is prominently sited in front of the tennis dome and its rectilinear form and materials (including reflective glazing to road facing elevation) are conspicuous (particularly when the dome is inflated) and of further detraction to listed building setting and the character of the park and garden. In this respect, I am mindful of NPPG: Conserving and Enhancing the Historic Environment, paragraph 13 that “When assessing any application for development which may affect the setting of a heritage asset, local planning authorities may need to consider the implications of cumulative change. They may also need to consider the fact that developments which materially detract from the asset’s significance may also damage its economic viability now, or in the future, thereby threatening its ongoing conservation”.
In my opinion, the submitted information does not clearly and convincingly justify the harm (NPPF paragraph 132) to the designated heritage assets - are there alternative locations for tennis administration/storage facilities (including existing location)? The absence of this assessment makes consideration to NPPF paragraph 134 (public benefits in relation to less than substantial harm) difficult.

Addendum

Since the initial report and officer recommendation the Head of Planning has visited the site and on the basis of secured amendments which reduces the amount of glazing is of the opinion that given the nature of the proposal, its size and location adjacent to other built form that it would not result in significant harm to nearby heritage assets. The applicant has also submitted a justification in relation to the proposal and a brief assessment of alternative locations.
 

	Observations/Consideration of Matters Raised/Conclusion:



	RECOMMENDATION:
	That planning permission be granted




