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	Date Inspected:
	23/08/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of A-Frame from residential dwelling to five self-contained student accommodation units ancillary to Stonyhurst College.

	Site Address/Location:
	A-Frame Building, Stonyhurst College, Avenue Road, Hurst Green BB7 9PZ

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets

Policy DMH3 – Dwelling in the Open Countryside and the AONB

National Planning Policy Framework

Section 7 – Requiring good design

Section 11 - Conserving and enhancing the natural environment
Section 12 – Conserving and enhancing the historic environment

	RELEVANT PLANNING HISTORY:

3/2016/0994 - Proposed extension to existing dairy to provide new chill store and extension to loading ramp, new car park for 16 vehicles.

3/2010/0932 - Proposed chill store extension to existing dairy. Approved

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the conversion of an A-frame building from a single residential dwelling to five self-contained units of student accommodation in association with Stonyhurst College. The application building lies on the edge of the boundary of the Grade II* listed Registered Park and Garden at Stonyhurst College. The wider Stonyhurst site also contains a number of Grade I, II and II* listed buildings, although the application building itself is not listed.
The application building was granted consent in 1985 with its use as a residential dwelling restricted to an employee of Stonyhurst College. The building has also been used for various uses in association with the college including office accommodation without planning consent. This application seeks consent to change the use of the dwelling to 5no. self-contained units for gap year students in association with the College. To enable conversion of the building internal works are required. Externally, two new rooflights would be introduced on the rear elevation and an additional door would be introduced to the side elevation.

	Observations/Consideration of Matters Raised/Conclusion:
Registered parks and gardens and registered battlefields are subject to the usual requirements to obtain planning permission. As they are designated heritage assets, the policies on designated heritage assets in the National Planning Policy Framework apply both in relation to plan-making and decision-taking. 

Paragraph 132 of the NPPF states that “when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II listed building, park or garden should be exceptional. Substantial harm to or loss of designated heritage assets of the highest significance, notably scheduled monuments, protected wreck sites, battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional.” Core Strategy Policy DME4 3) says that proposals which cause harm to or loss of significance to registered parks, gardens or landscapes of special historic interest or other gardens of significant local heritage interest, including their setting, will not be supported.

The application is supported by a Heritage Statement as required by the NPPF and evaluates the potential impact of the proposal upon the significance of the Grade II* Registered Park and Garden. The Heritage Statement is, in my opinion, proportionate to the impact of the development. It is also noted that the site is located within the Forest of Bowland AONB.
The proposal would not result in any additional built development and proposes only minor changes to the external appearance of the building. The proposed use of the building by gap year students in five self-contained units would make use of the existing building which currently lies vacant. Whilst the subdivision of a single dwelling resulting in the creation of additional units of accommodation is not generally accepted in the open countryside (see Core Strategy Policy DMH3), the development is proposed to cater solely for the needs of the College and its students. The use of the building to provide five 1-bed units would not result in a significant change in the use of the site when compared with the existing arrangement which would allow for the building to be occupied by a single family.
The County Highways Surveyor has raised no objections to the development in terms of highway safety. The application is accompanied by a Bat Survey Report which confirms the finding of bat droppings and the emergence of a small number of bats from the building. It is concluded that the work has the potential to disturb bats and will destroy two bat roosts. The activities will require a licence to be undertaken lawfully. It is therefore recommended that no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a European Protected Species Mitigation Licence has been submitted to and obtained from Natural England.
Taking into account the above, it is not considered that the proposals would result in any harm to the significance of heritage assets in the locality (Registered Park and Garden or listed buildings) nor would it have any notable visual impact. Subject to conditions that would limit the use of the building to students of Stonyhurst College the proposals are considered acceptable.

	RECOMMENDATION:
	That planning consent be granted


