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	Date Inspected:
	6/8/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Re-pointing of stonework and repair of windows and replacement of windows where necessary.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Seek the views of the RVBC conservation adviser.
Historic amenity societies:
Consulted, no representations received.

The Gardens Trust:

Do not wish to comment at this stage. This does not signify either approval or disapproval.


	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

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMG2 – Strategic Considerations


	Recent Relevant Planning History:

No pre-application advice has been sought in respect of the proposed works.

3/2019/0335 – A temporary (up to five years) single-storey extension to the pre-prep school (Hodder House) containing two classrooms, WC facilities and a cloakroom. PP granted 5 June 2019.

3/2019/0115 – Interior refurbishment of the former Infirmary building and adjoining covered passage into a sixth form boarding house comprising 23 single/twin study bedrooms, a social space and staff accommodation.  The existing chapel to be retained within the boarding area. LBC granted 3 April 2019.

3/2019/0005 – Repairs to the clairvoie wall in the gardens of Stonyhurst College. LBC granted 11 February 2019.

3/2018/1095 – Conversion of the fives court to a learning hub, ancillary to the retreat centre. LBC granted 25 January 2019.

3/2018/1082 – Conversion of the fives court to a learning hub, ancillary to the retreat centre. PP granted 25 January 2019.

3/2018/0603 – Application for the refurbishment of the Observatory roof in the gardens of Stonyhurst College. LBC granted 21 December 2018.
3/2017/0393 - Change of use from residential dwelling (C3) to ancillary use in association with Stonyhurst College (C2). PP granted 22 June 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.

3/2016/0167 - 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.

3/2015/0968 - 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.

3/2013/0952 & 0953 - Refurbishment of former kitchen and dishwasher area to create a Higher Line coffee lounge with ancillary facilities.
3/2013/0006 - Replacement of existing oil fired steam boiler plant within main central boiler plant, to include biomass boiler, CHP unit, standby oil boiler and small steam generator unit.  The only work to be carried out that affects the external appearance to this part of the site is related to the existing freestanding chimneys. LBC granted 9 December 2013.

3/2011/0934 - Essential repairs and refurbishment of the historic libraries known as Bay Library, Square Library and Arundel Library. LBC granted 14 March 2012. 

Condition 5 of the decision notice states:

“This consent does not include the replacement of the historic door between the Arundell Library and the staircase ('Fire Door to the Staircase').

Reason : This door is an important element of the Arundell Library interior and entrance and in order to safeguard the special architectural and historic interest and significance of the listed building”. 

It was confirmed by the agent that double glazing will not be installed in the window frames; the existing double-glazing will be removed. All windows will be replaced with single glazing with a UV filter applied to the inside face set into metal window frames. Where possible historic glass will be retained, or accommodated into complete windows.
3/2011/1047 - Essential fire prevention works throughout the college. LBC granted 24 February 2012.

3/2011/0915 - Proposed refurbishment and upgrade of the ground floor central corridor and the conversion of existing changing rooms into scientific facilities (St Mary’s Hall). LBC refused 21 February 2012.

3/2011/0118 - New build dining refectory building (1425sq.m.). PP granted 15 September 2011.
3/2010/0902/P (LBC) & 3/2010/0903/P (PA) - New wing.  Externally: the construction of new staircase and a glass lift within the courtyard; provision of new roof top plant room; introduction of windows and doors to the north west face at basement level to include a patio area; provision of new door and alterations to glazing to the former Gerald Room.  Internally: internal refurbishment and remodelling of the New Wing to provide en suite accommodation; provision of 2no 3 bed houses; provision of 2no supervision flats, 2no overnight flats and ancillary accommodation; conversion of the basement car park to include the ground floor flat area, a café facility, shower accommodation and a sixth form recreation centre (with emergency access to the Black and Whites Area).  Shireburn – externally: alterations to gable end to Shireburn and provision of gallery to north west elevation.  Provision of door and new window within Shireburn Quad.  Provision of new windows and blind arcading to existing windows to north east elevation of Shireburn.  Internally: relocation of health centre on 3 floors with Matrons flat adjacent and classrooms on ground floor.  En suite bedrooms at first floor and second floor level including supervision flat and 2 overnight flats.  Alterations to staircases and lift.  Caecus – introduction of 2 new floors to accommodate residential accommodation associated with Poetry.  Supervision flat and overnight flat, wc and shower accommodation, ancillary facilities and making good to Rhetoric Common Room. LBC & PP granted 17 June 2011.

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”.



	

	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 Historic England 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”.

Pevsner (‘The Buildings of England: North Lancashire’, 1969) identifies the importance of the west elevation gatehouse:
“One approaches from the w along Sir Nicholas’s avenue between his two sheets of water or canals, through his two gatepiers … and there is the GATEHOUSE of c.1592-5. With its frontispiece of four orders of paired columns it is one of the proudest in England … the upper windows are of four lights with one transom, and the top of the whole was just battlements, until Sir Nicholas in 1712 provided the two big cupolas”.
The submitted Heritage Statement identifies:

“formed over the past four centuries, starting with the creation of the Gatehouse by the Shireburn family in 1606”.

“The West elevation of the Old Quadrangle is of high significance for historic and evidential values as an example of outstanding architectural treatment. The historic metal crittall style windows and Victorian sliding timber sash windows are both of strong evidential historic value. The modern timber windows, such as those in the image are of no historic evidential significance”.
The list description identifies:

“Reasons for Designation … Architectural Interest: the buildings contain elements of late C16 Elizabethan Renaissance design, notably the Gatehouse and first-floor hall and apartments around the Front Quadrangle augmented by highly sympathetic C19 revival additions.

MATERIALS: sandstone, ashlar or coursed dressed stone, with deep moulded plinths, string courses, hoodmoulds, cornices and parapet copings.

central 4-stage GATEHOUSE tower with semi-circular arched gateway, Doric frieze and recessed roundels with classical heads to the ground floor (from lead garden statuary by van Nost); each floor framed by paired columns of Doric, Ionic, Corinthian and Composite orders, articulated by moulded cornices and string courses. Stone-carved cartouche of Shireburn arms to first floor, 4-light moulded mullioned and transomed windows.

WEST FRONT SOUTH RANGE, 3 storeys, 4 irregular bays, with projecting block to south. Moulded plinth, 2 or 3-light mullioned windows to ground and second floor, tall mullioned and transomed windows to first floor, all with hoodmoulds, string course to plain parapet. Block to right breaks forward as squat tower with 5-light pointed window with interlaced tracery to ground-floor former chapel, 2-light and 3-light mullioned windows to first and second floors above”.



	Proposed Development for which consent is sought:

The submitted application did not meet the requirements of section 10 (2) (b) of the Act “such other plans and drawings as are necessary to describe the works which are the subject of the application”.
On 13 June 2019 the case officer advised:
“I have now considered the application documentation for 3/2019/0417 and note that proposals for the main façade of the Grade I listed building appear to be at an ‘outline’ stage. I am concerned that the Borough Council does not have sufficient information [see section 10(2)(b) of the Act and Government guidance at NPPF paragraph 189-190] to understand the impact of works on the special architectural and historic interest. I would therefore be grateful for submission of further details of the need for/extent of re-pointing and window frame repair/replacement”.

On 12 July 2019 the agent advised:

“it was stated that the elevation would be partially re-pointed as deemed necessary after close inspection. We can now confirm that the whole elevation will be re-pointed, to ensure a uniform appearance. We propose that the exact colour of pointing be agreed (via condition) by means of a sample area that will also allow us to agree that the required standard of workmanship has been achieved, and will be maintained throughout the works. 

The approach we propose with regard to window and masonry repairs safeguards the School's financial position against the significant costs of scaffolding that would be required for detailed inspection and provision of the level of detail that you request. The principle of carrying out repairs, rather than replacement, for windows up to 70% defective has been established through the development of the HPA. We propose to follow this principle and would hope that this would enable you to confirm approval of the overall works and determine the Listed Building Application accordingly. Following approval subject to conditions through the Listed Building Consent, the School will procure the necessary scaffold in order to determine the extent of repairs. At this time we would propose to convene a meeting on site to inspect a selection of identified areas for repair and review the proposed works to individual elements with you. These reference locations (considering repairs at the least and most significant extent) would then be cross referenced across the whole elevation and drawings submitted to confirm the final extent of works, thereby discharging the relevant conditions regarding masonry and window repairs”.

On 12 July 2019 the case officer responded:

“I remain concerned that insufficient information has been submitted to understand the impact of proposed works on the special architectural and historic interest of this internationally significant listed building’s most important elevation.

Please advise as to whether existing historic pointing is of uniform character, appearance and state of repair.

I anticipate that a conditional decision on window repair could be made on receipt of an interior assessment of individual window frame state of repair. 

The Stonyhurst HPA process has identified the difficulty in applying standard approaches to this complex element of the Stonyhurst site (the Certificate of Lawfulness only applies to the Shireburn Quadrangle). 

I am happy to discuss detailed matters on site”.

The matter was further discussed at a site meeting of 6 August 2019 and the agent submitted additional information on 3 October 2019. This states:
“significance has been reduced or is at risk for the following reasons:

Loose pointing and gaps in pointing resulting in ongoing water ingress to multiple points on facade and signficant damage to internal historic fabric. Urgent repointing works are required to halt this as soon as possible.

Rotting sills and window frames are resulting in water ingress and historic fabric damage. Repairs are considered a matter of urgency
··Modern timber windows with wide frames … are visually and aesthetically incongruous in contrast to the historic metal frame (crittall type) and Victorian sash timber type windows”.

“impact on the historic significance as follows:

Some harm maybe caused through the loss of weathered, historic pointing. However, wholesale repointing will ensure uniform appearance and mitigate against inevitable future, patch pointing and more signficantly, prevent ongoing water ingress and signficant damage to the internal historic fabric

Replacement of modern timber windows with metal framed (crittall style) windows to match the historic profiles (Type 3 on page 49) will enhance/re-establish historic signficance of the asset and halt damage to the internal historic fabric through water ingress.

Repair, where necessary, to the Victorian timber sash windows on the tower will maintain signficance and prevent loss of historic fabric”.

“The window types vary across the facade, due to replacement of originals at different times in the history of the building. This forms part of the narrative of the building and as such a like-for-like replacement strategy is determined to be justified. However, the modern timber windows with wide profile frames are visually incongruous, and replacement with the historic window style (mettall crittall style type 3) would be a re-establishment of signficance in these instances and create a uniform window type across the facade moving forward. Victorian timber sash windows would be retained as the style to the tower due to evidential value”.


	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character of Stonyhurst Historic Park and Garden:

Following the submission of further information and discussion on site, the proposed works subject to condition are those necessary to ensure the proper preservation of the listed building and include potential enhancements to significance (replacement of incongruous modern window frames).


	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 and in consideration to NPPF (2018) and Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.



	RECOMMENDATION:
	That listed building consent be granted subject to condition.


