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	Date Inspected:
	12/05/16 & 21/06/17
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use from residential dwelling (C3) to ancillary use in association with Stonyhurst College (C2).

	Site Address/Location:
	Gate Lodge Knowles Brow Hurst Green BB7 9PZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns. No objection on highway grounds.
Historic England:

On basis of information available to date, do not wish to offer any comments. Suggest seeking the views of RVBC specialist conservation and archaeological advisers, as relevant.

Lancashire Gardens Trust:

No objections. Support the need to put the Lodge to a continuing beneficial use, as it occupies a significant location at the entrance to the Registered Park and Garden.
RVBC Policy

No objections from a Strategic Housing, Policy or Regeneration viewpoint.



	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:

None specifically for the Lodge.

	

	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”.

The Park and Garden list description identifies:

“ENTRANCES AND APPROACHES The principal entrance to the site is from Hurst Green …

There are three other entrances, all on the north side of the site off the by-road between Woodfields and Stock Bridge. At the north-east corner of the site there is a stone lodge and gate piers leading to a drive running south-west to the College”.
The Heritage Statement submitted with application 3/2016/0167 (The Architectural History Practice) 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”.

‘Garden and Park Structures: Listing Selection Guide’ (Historic England, April 2011) identifies:

“Entrance Lodges appear from the later seventeenth century both for security and to give the passer-by or visitor a hint of the quality of the family and its house. Generally small but often elaborate (and often designed to anticipate the architectural achievement of the greater house beyond), they survive in large numbers: many thousands were built up to the early twentieth century. Architectural quality will be a key factor when assessing them for listing, together with the degree of alteration. Their importance is enhanced if the accompanying park is registered”.

The Garden History Society ‘Planning Conservation Advice Note 7: Treatment of boundaries and entrances’ identifies: 

“Visually, the boundary around a designed landscape could be as important as the frame around a picture”.

“Carriage entrances to both public and private landscapes were invariably designed to impress, with structures and landscaping integrated in carefully detailed compositions.  These were usually designed to be viewed in more than one direction (eg on entrance and exit and, in some instances, the composition or certain features of it, might also form a focus of other views from within the designed landscape)” (Entrances, paragraph 1.6)
“the importance of entrance ‘compositions’ as identification to the passer-by of the status and extent of its designed landscape is well demonstrated on innumerable sites around the country” (paragraph 1.7).



	Proposed Development for which consent is sought:

Planning permission is sought for the change of the use of the Lodge from residential to an ancillary use in association with Stonyhurst College. The Heritage Statement identifies that the Lodge will become the main entry point for all of the back-office services (e.g. deliveries and security) and the First Floor will be offices. It is also identified that no building works are proposed (interior and exterior).


	Impact upon the character of the Stonyhurst Historic Park and Garden, the setting of listed buildings and the character of the Forest of Bowland AONB.

	In my opinion, the proposed change of use without building work has an acceptable impact upon the character of the Stonyhurst Historic Park and Garden, the setting of listed buildings and the character of the Forest of Bowland AONB. The Lodge is to return to its historic use as an entry point to Stonyhurst.


	Land use issues:

I am mindful of the comments of the Head of Regeneration and Housing and the Lancashire Gardens Trust and consider the loss of a dwellinghouse to be balanced by the proposal’s support to the functioning of the College and therefore the continued conservation of the historic site and buildings.  


	Observations/Consideration of Matters Raised/Conclusion:

I am mindful of the potential impact of changes of use to this intrinsically prominent and sensitive site:

“Where the proposal involves a change of use, particularly to single or multiple residential units, local planning authorities may consider that the impact on the building and its setting of potential future permitted development, such as conservatories, garden sheds and other structures associated with residential use, make the change of use proposal unacceptable in principle. Conditions preventing or limiting such future permitted development may make the change of use proposal acceptable” (Making changes to heritage assets, HE 2016).

“Consider whether subsidiary development is likely to result from any proposed changes to boundaries and entrances (e.g. alterations to carriageways and footpaths; signage; security measures (e.g. lighting, CCTV, additional fencing etc.); street furniture (e.g. lighting columns, bollards, seating, bins etc.). New or replacement elements should be well-designed, fit for the purpose and appropriate to the individual historic landscape setting” (The Garden History Society ‘Planning Conservation Advice Note 7: Treatment of boundaries and entrances’ Watchpoint, paragraph 5.4).

“Can the building accommodate the requirements of the new use without seriously compromising the architectural character and/or historic fabric? Issues may include: New openings:  number, type, style; Fire & Safety:  additional means of escape, protected stairs, upgrading of existing doors, partitions; Physical barriers to access:  thresholds, ramps, door furniture; Sub-division of existing rooms/spaces:  cornicing, panelling, plan form; Extension:  scale, design, use of materials, abutment with the existing building; Servicing:  introduction of pipework, electrical cabling, altering internal environment; The extent of rebuilding, if derelict or a ruin; Floor loadings:  strengthening existing floor structures; Sound insulation: increased insulation requirements to floors walls and glazing; Thermal performance : increased insulation requirements to floors walls roofs and glazing. 

Can the building accommodate the requirements of the new use without seriously compromising its setting? Issues may include: - Increased car parking:  location, surfacing, entrance/exit, sight lines; Division of open spaces:  building groups, farmyards; Separation from any historically-linked curtilage buildings; Fragmentation of the long term management of the buildings; Impact on standing or buried archaeological remains; Hard and soft landscaping: character of existing landscaping; Effect on the broader character of the Conservation Area “(Change of use checklist, SPAB 2017).
However, I am mindful of the agent’s confirmation of no building works, no submission of ‘Proposed Site Layout’ drawing and that the proposal will no longer benefit from residential permitted development rights.
In my opinion and in consideration to Policies DMB1, DMG1 and DME4 of the Ribble Valley Core Strategy, the proposal is acceptable. 


	RECOMMENDATION:
	That planning permission be granted.


