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	Date Inspected:
	24 May 2019
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	A temporary (up to five years) single-storey extension to the pre-prep school (Hodder House) containing two classrooms, WC facilities and a cloakroom.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.
Historic England:

Do not wish to comment. Suggest seeking the views of the RVBC specialist conservation and archaeological advisers, as relevant.

The Gardens Trust/Lancashire Gardens Trust:

Lancashire Gardens Trust – no impact on the Registered Park and Garden. No objection.

Historic amenity societies (non-statutory consultation):

No comments received.

RVBC Countryside:

Tree protection condition recommended.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMG2 – Strategic Considerations
Policy DMB1 – Supporting Business Growth and the Local Economy 



	Relevant Planning History:

Pre-application advice was provided in March 2019. Harm identified to the setting of the listed building (including incongruity from perpendicular development to the single range). Temporary permissions not encouraged – however, may be used prior to longer term regeneration plans. Support subject to short term nature, justification (public benefits) and no third party concerns.
3/2011/0501 & 0502 – 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. Applications withdrawn 23 April 2012.
3/2008/0234 – Construction of new boys' changing accommodation linking to the existing girls' changing rooms and sports hall.  Provision of associated external works. PP granted 7 August 2008. File report identifies “Previous extensions to the Old Gymnasium appear to dominate this historic building and impact significantly upon the setting of the principal listed building”.
3/2008/0235 - 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 granted 7 August 2008.

File report identifies “Previous extensions to the Old Gymnasium appear to dominate this historic building and impact significantly upon the setting of the principal listed building”.

3/2007/0542 – Extension of existing girls changing accommodation to construct new boys changing accommodation, store and associated external works to form paths, wheelchair access ramps, steps and low wall with railings. LBC granted 4 September 2007.
3/2003/0245  – Conversion of existing gymnasium to create new nursery facility, new store to replace existing, new external escape staircase together with alterations to external works to create new road pattern. PP granted 4 September 2003.
3/2003/0246 – Conversion of existing gymnasium building to create new nursery facilities by the introduction of a mezzanine floor. Alteration to existing elevations. Alterations to create new road pattern. LBC granted 4 September 2003.
3/2002/0408 – Conversion of gymnasium building to create new nursery facilities by introduction of a mezzanine floor. Alterations to existing elevations. Alterations to create new road pattern on site. LBC granted 10 October 2002.
3/1999/0477 – Extension to the new sports activities building to provide new girls changing accommodation. PP granted September  1999. 

3/1983/0034 – Extension to the Old Gymnasium to provide a sports activities building. PP granted January 1983. 

(St Mary’s Hall) 

3/2006/0241 – Internal alterations. LBC granted 3 August 2006.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

St Mary’s Hall is a Grade II listed (22 November 1983) preparatory school, built as seminary in 1830 and extended in 1880. It is outside the Stonyhurst Historic Park and Garden (Grade II*) but within its setting and that of the listed buildings forming Stonyhurst College. The proposed works adjoin an important curtilage structure – the submitted Heritage Statement includes an 1847 map showing this to be an open sided games block and labelled ‘tennis court’. In 1955 the structure was converted into a gymnasium.
The list description identifies ‘sandstone ashlar with slate roof’ and a neo-classical form of construction.

The submitted Heritage Statement refers to the Stonyhurst Conservation Management Plan:

“High significance for historic, aesthetic, evidential and communal values as a late Georgian seminary 

built by the Jesuits, and extended in the late C19” (St Marys Hall).
“The historic recreational building has medium significance for historic, evidential and aesthetic 

values as an unusual example of a mid C19 recreational building and ‘hand ball’ wall, much-altered in the C20. The original structure has high significance and is a listed curtilage building, but the inserted interior and additions have no significance” (Old Gymnasium).


	Proposed Development for which consent is sought:

A temporary (3-5 years) extension is proposed to the Old Gymnasium range. This closely adjoins but does not harm the historic fabric of the curtilage structure. It is sited perpendicular to the Old Gymnasium range with its long side elevation facing St Marys Hall. Materials – walls of timber cladding; roof of coated sheet steel; ‘Plastisol steel faced door’; ‘window frames from manufacturer’s standard range’.
The submitted Heritage Statement summarises the scope of works as:
“Removal of external ramp and associated stone wall (stones retained for reuse) 

Removal of play space to South East e.g. climbing wall, play equipment etc 

Enlargement of window opening in later addition extension and removal of window 

Creation of a temporary link between Hodder House and the new temporary building that incorporates WCs and a cloak area. 

Erection of single-storey temporary building, clad in timber and consisting of two classrooms sub-divided by a moveable wall to enable the use of the full space. Access doors onto external play space. 

Establish suitable footings for temporary build 

Creation of temporary ramp to front entrance to enable disabled access 

Creation of new escape steps from Hodder House playground for fire escape purposes

Adjustments to surrounding landscape to ensure safe separation of pupils and staff with vehicles dropping off in the play ground beside the sports hall.

No works are proposed to the existing building as part of this application, beyond the connection of the temporary building to the later addition extension.Without further agreement, the temporary building will be removed at the end of the permission period”.


	Impact upon the setting of listed buildings and the historic park and garden:

The 2008 file reports note “Previous extensions to the Old Gymnasium appear to dominate this historic building and impact significantly upon the setting of the principal listed building”. The proposed extension will significantly compound this harm because of its siting (perpendicular to Old Gymnasium range and facing St Marys Hall), materials and form (parapet roof). However (and in giving considerable importance and weight to this harm), it is considered that the public benefit of this temporary structure in maintaining the historic buildings in optimum viable use outweighs the short term harm (which does not directly impact historic fabric) to the setting of the listed buildings (section 66 of the Act) and the historic park and garden (a designated heritage asset). This assessment includes consideration to the applicant’s less preferred option for short term site development (which would still include a perpendicular, albeit smaller, extension in this location). The temporary impact of works results in ‘less than substantial harm’ to listed buildings and the historic park and garden.
The comments of Historic England and Lancashire Gardens Trust have been considered.

The submitted Design & Access Statement identifies:

“Teaching and support facilities at Hodder House are pressured. When compared to recommended standards, the majority of classrooms are simply too small for existing numbers. Classroom space is so squeezed that the entrance hall is used as a classroom. This has resulted in multiple points of entry being used from outside for each year group to access their space without interrupting lessons to use the main stair … To keep the pre-prep economically viable , and therefore provide a suitable ongoing use for Hodder House, it is of course vital to keep attracting pupils each year and indeed grow numbers. This is simply not sustainable in the current facilities … It has been established that there is an immediate and pressing need for a short term solution to space pressures at Hodder House. However, longer term solutions are also under consideration, albeit significant uncertainty means no firm decisions can be confirmed at this time ... Future pupil numbers are extremely difficult to predict, particularly in this economic climate … Fundamentally, creating facilities that meet short term needs will hopefully help attract more pupils, encourage retention of pupils and build towards a future expansion”.


	Impact upon highway safety:

LCC Highways has no objections.

	

	Landscape/Ecology:

The condition suggested by RVBC Countryside will ensure that trees are protected during development.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 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 193) and in consideration to Key Statements EN5 and EC1 and Policies DME4, DMG1 and DMB1 of the Ribble Valley Core Strategy, I would recommend that planning permission be granted for the temporary structure.



	RECOMMENDATION:
	That planning consent be granted.


