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	Date Inspected:
	See recent planning history
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Landscaping works to rear and side of the Old Mill to create a garden/courtyard, to include both hard and soft landscaping works.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LAAS:
	

	The application impacts an area which was probably always somewhat neglected and 'industrial' in

character. Mapping in the Historic Building Survey Report for the Old Mill (Oxford Archaeology North, January 2017) does not indicate the presence of any significant early features in the application area, with the exception of the former tailrace to the watermill, which is noted on the OS 1:10,560 map of 1847 (sheet Lancashire 54) running south from the rear of the wheelhouse but which was culverted or infilled at some point before 1894 (OS 1:2,500 mapping sheet Lancashire 54.04). This tailrace may also have been utilised by the earlier watermill, located between the present mill buildings and The Canals, but it is unlikely to have been a built structure of any high architectural significance and its archaeological value is also limited.

Whilst it would have been pleasant to see the line of the race commemorated in the landscaping, LAAS can appreciate that this may have been difficult to achieve. No objection to the proposals set out in the application and, as the line of the former race is not excessively impacted by the proposed works, would not consider that any formal archaeological works are required.
Historic England:

Do not wish to offer any comments. Seek views of RVBC specialist conservation and archaeological advisors (PA).

Do not need to notify HE of this application (LBC).
Historic amenity societies, The Gardens Trust, LGT:

Consulted, no representations received.

LLFA:

No comment to make because LLFA Flood Risk Standing Advice should have been applied and the development is not listed in the 'When to Consult the LLFA' document or in the Development Management Procedure Order 2010.

The LLFA does note that the applicant is proposing to carry out works within close proximity to an existing ordinary watercourse.  The LLFA wishes to remind the applicant that they will need to apply for land drainage consent from the LLFA should they intend to carry out any works that may affect the flow of this watercourse.  Failure to do so may result in enforcement action being taken by the LLFA. 
RVBC Countryside:
The proposed design is very compressed with a lot of formal tree types in a relatively small area. Not sure it reflects the historic perspective (once implemented will it sit comfortably with the historic setting) and may be better suited to a modern development.
LCC Highways:

No significant impact on the highway network. No objections on highway grounds.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version):

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. ‘Preservation’ in the duties at sections 16 and 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).
NPPF

NPPG



	Relevant Planning History:

No pre-application advice has been sought in respect to the proposed works.
3/2017/0144 - Variation of condition 2 (to substitute revised plans) of listed building consent 3/2015/0969 for the restoration and conversion of the Old Mill to create a retreat facility together with associated parking and access. LBC granted 27 July 2017.

3/2017/0145 – Variation of condition 2 (to substitute revised plans) of planning permission 3/2015/0968 for the restoration and conversion of the Old Mill to create a retreat facility together with associated parking and access. PP granted 27 July 2017.

3/2017/0116 (PA) & 0143 (LBC) - Additional development in conjunction with works approved under planning application 3/2015/0968 including demolition and rebuilding of part of the western element of the Mill building and creation of new window opening; erection of a new external ramp into the retreat facility; erection of an external plant area to the front of the site; conversion of the fives court to a bat house; amendments to car park; tree works to front of site. PA & LBC granted 20 July 2017.

3/2017/0161 - Construction of a new access road, off the main drive to Stonyhurst College and the creation of a coach parking area. LBC granted 18 July 2017.

3/2017/0160 - Construction of a new access road, off the main drive to Stonyhurst College and the creation of a coach parking area. PP granted 13 July 2017.

3/2017/0044 - Discharge of conditions 3 (archaeological record) and 4 (bat survey) of 3/2015/0969 (LBC)

3/2017/0043 - Discharge of conditions 3 (archaeological record), 4 (tree protection measures), 5 (bat survey) of 3/2015/0968 (PA)

3/2015/0968 - Restoration and conversion of the Old Mill to create a retreat facility together with associated parking and access. PP granted 13 September 2016. ‘Outline planning application for a new build Christian heritage centre’ (including access road off The Avenue) was withdrawn.

3/2015/0969 - Listed Building Consent for the restoration and conversion of the Old Mill to create a retreat facility together with associated parking and access. LBC granted 13 September 2016.

3/2011/0033 - Retention of remaining structure following partial collapse (Listed Building Consent). Granted 2 March 2011. The file report states:

 “The neglect of maintenance to the listed building and subsequent collapse is regrettable.  However, the implemented scheme will arrest further degradation of this important heritage asset.  Mindful of the concerns of the Victorian Society I believe a condition requesting  details of salvaged historic fabric storage be attached to the listed building consent and the site be regularly monitored, and the applicants be encouraged to bring forward a long term conservation scheme for the site”.

3/2001/0339 – New implement building for the gardeners and groundsmen. PP granted 9 October 2011.



	

	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). Formally the ancient seat of the Shireburn family, the 16th century Elizabethan courtyard house was granted to the Society of Jesuits in 1802.  It is on the site of a building of late 14th or 15th century date.  

The complex as a whole is one of architectural splendour, set in landscaped grounds which are a rare survivor of late 17th early 18th century gardens. The site is of further interest due to the continued catholic ownership and the additions this has resulted in. Not only in the form of grand quadrangles and imposing churches, but the provision of more domestic structures such as its own gas plant for lighting and a corn mill. The importance of the college is recognised by the number of high grade designations which are in place. 

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 ‘Old Corn Mill, Stonyhurst College’ Historic Building Survey Record (OAN, January 2017) identifies:

“Summary … The Old Corn Mill represents a well-preserved example off a mid-nineteenth century water-powered corn mill along with its associated industrial and domestic structures. Probably at some point in the 1830s or early 1840s a large three-storey detached granary was built. A two-bay, three-storey Mill had been added to the south before 1847, adjoining the north-western end of the Granary’s southern elevation. While its date of construction is uncertain, documentary evidence indicates that a Wheel House was added before 1894 when it was first recorded on the OS map of this date. At least two more buildings had also been erected by this date, abutting the Wheel House to the south, the first was an Equipment Store, and the second building occupies the location of the present Single-Storey Shed but is rectangular in plan rather than being L-shaped, as with the present building.

Although the upper floors of the Granary have been lost, evidence for the structure’s original use and development remains in the survival of its external walls and ground-floor, while in the adjoining Mill the loss of its two pairs of mill stones has been offset by the retention of elements of its original gearing and power transfer system. Despite the loss of the mill’s water wheel, the Wheel House too survives in good condition, retaining evidence for the original wheel and later alterations to the structure. In addition, the surviving mill complex preserves the original mill pond, which doubled as an impressive ornamental garden feature and the remnants of its water management system in the form of earthworks relating to its tailrace”.



	Proposed Development for which consent is sought:

It is proposed to hard and soft landscape the land to the rear (south east) of the mill in order to provide an amenity space for visitors to the retreat. The proposed scheme is formal and geometric. 
The submitted Heritage, Design and Access Statement does not meet the requirements of NPPF paragraph 128 in respect to considering the significance of the industrial building and Stonyhurst and their settings (including a Grade II* historic park and garden).  

The submitted information does not explain reasons for submission of a listed building consent and the agent has confirmed “The proposals do not seek to demolish, alter or extend the listed building itself” (23 January 2018). Proposed low wall/trellis fencing appears to be attached to new build.
The submitted Heritage, Design and Access Statement states that the proposals are to provide an “outside area of amenity space for visitors to the retreat”.

	Impact upon the special architectural and historic interest of the listed building, the setting of nearby listed buildings, the setting (character) of the Stonyhurst Historic Park and Garden and the character of the Forest of Bowland AONB:

In my opinion, the proposed landscaping works are acceptable. 
‘Making changes to heritage assets’ (Historic England, 2016) identifies:

“Buildings will often have an important established and historic relationship with the landscaping that exists or used to exist around them. Proposals to alter or renew the landscaping are more likely to be acceptable if the design is based on a sound and well-researched understanding of the building’s relationship with its setting, both now and in the past” (paragraph 55).
I concur with the opinions of RVBC Countryside and do not consider the proposals to complement the significance of the industrial and vernacular historic building, the setting of listed buildings or the Grade II* listed historic landscape. However, few elements would appear to require planning permission (proposed sculpture?) or listed building consent, the works are unobtrusive and potentially reversible without impact on historic fabric and the works will support the new use of the mill as a retreat. No objections have been received from LAAS, HE, the historic amenity societies, The Gardens Trust or LGT.
It is not clear from the submission whether there is to be any excavation within the vicinity of building foundations or what implications there might be to the listed building from the proximity of a large concrete slab. Proposals for the bronze sculpture are stated to be indicative. The attachment of conditions in these respects is suggested. 



	Impact Upon Residential Amenity:

In my opinion, the proposed works do not have a harmful impact upon the amenity of nearby residents (cottages adjoining mill).
 

	

	Landscape/Ecology:

I would suggest a note to the decision in respect to the comments of RVBC Countryside.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132) and in consideration to Key Statement EN5 and EC1 and Policies DME4, DMG1, DMB1, DME1 and DME2 of the Ribble Valley Core Strategy, I would recommend that planning permission and listed building consent be granted conditionally.


	RECOMMENDATION:
	That planning permission and listed building consent be granted.


