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	Development Description:
	Construction of a single storey rugby pavilion, covered spectator areas, an enclosed space for pitch side medical facilities, light refreshments and storage. Pavilion to be of vernacular form, with an exposed oak framed construction and a pitched tiled roof. Pavilion to be centred along the north west boundary of the First 15 college rugby pitch known as Smith Field.

	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. However, concern re: junction of the access track and Avenue Road. Expected large and heavy vehicles using this track and there is a concern that the highway structure may be damaged at the join of the two surfaces. Recommended that the first 5m of the track is improved with a bound surface, and widened to allow for the swept path of a 26 tonne 10m 3 axle Heavy Goods delivery vehicle to access the building site. Conditions are suggested in this regard and in respect to wheel cleaning during construction. Notes also suggested.

LCC Archaeology:
No objection. No archaeological works necessary.

Historic England:
Do not wish to offer any comments. Suggest seeking views of the RVBC specialist conservation and archaeological advisers.

Sport England:
Sport England is satisfied that the proposed rugby pavilion meets Exception 2 of our playing fields policy, in that:

'The proposed development is for ancillary facilities supporting the principal use of the site as a playing field, and does not affect the quantity or quality of playing pitches or otherwise adversely affect their use.'

However, as an advisory note, and after consultation with the Rugby Football Union, it is felt the pavilion creates an opportunity to provide a small scale changing room for pitch users.  Also as refreshments are to be provided then a toilet should be included. I understand there are changing rooms on site but that they are some distance from this pitch.

Lancashire Fire & Rescue:
The Fire Authority gives its advice in respect of access for fire appliances and water supplies for firefighting purposes to the site. Recommendations are made to make the applicant aware of conditions which will have to be satisfied on a subsequent Building Regulation application. The conditions may affect the elevation of the building and access to them. Drawings of expected turning facilities and specifications for access are attached.

LCC AONB:
Consulted, no representations received.

The Gardens Trust and Lancashire Gardens Trust:
Consulted, no representations received.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets 
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME4 – Protecting Heritage Assets
Policy DME1 – Protecting Trees and Woodlands
Policy DME2 – Landscape and Townscape Protection
Policy DMB3 – Recreation and Tourism Development

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 66 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)


	Relevant Planning History:

Pre-application advice was provided in May 2020  - concerns re: DS1 and Hurst Green Tier 2 – not part of built-up area and no proven local need (no previous need for rugby pavilion in a century); DMG2 – siting in AONB; “concerned that the siting of the pavilion in an isolated location (from other built development and  characterised by open fields) with unimpeded views from the public right of way to the south would be conspicuous and incongruous and would not safeguard the natural beauty of the AONB”.

No previous planning history for the site.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is within the open countryside in the Forest of Bowland Area of Outstanding Natural Beauty. The submitted Design & Access Statement identifies “the site has a rural character, with the dense woodland belt to the north and soft woodland edge”. A public right of way, providing views of the site, runs east-west to the south.

The site is within the immediate setting of the Grade II* Stonyhurst Historic Park and Garden and the setting of Stonyhurst’s listed buildings (including Mausoleum - Grade II). It is detached (and visually separated by a tree belt) from the main Stonyhurst campus and is outside the Hurst Green settlement boundary.

The Stonyhurst Conservation Management Plan (Architectural History Practice et al, 2015) identifies that the site has been used as a rugby pitch from the early C20. It suggests of the sports pitches adjoining The Avenue that they are “compatible with its character, reversible and also historic in its own right, being part of the cultural history of the school” (page 53). The reversibility issue is perhaps expanded upon at page 60 “the agricultural land (Coney Field) to the north of the Avenue is now sports fields, an appropriate use, with changes limited to new features such as goals”.

The Stonyhurst CMP identifies The Avenue and its visual impact to be intrinsic to the special interest of the historic park and garden. Tree belts are important to the design and impact:

“From Hurst Green, the drive (a public road) … turns through almost 90 degrees into the Avenue, a moment of great surprise and great drama, as the Avenue focussed on the Gatehouse stretches north east to the West Front of the College buildings. The late 17th century landscape remains intact; grass on either side is flanked by narrow belts of woodland which focus the view entirely on the building” (page 51).

“The structure of the late 17th century landscape of avenue and canals is a rare survival and intact as a dramatic landscape feature” (page 52).

“The two narrow woodland belts flanking the Canals are in their historic locations (present in 1733) … The belts are fronted by short grass, an historically appropriate treatment, to emphasise the crispness of the formal design, and which would have been grazed to achieve this” (page 53). 

	Proposed Development for which consent is sought:
Planning permission is sought for a rugby pavilion to provide covered spectator areas and covered space for pitch-side medical facilities, team meetings, light refreshments and kit storage alongside the main ‘first eleven’ rugby pitch. A single-storey timber framed pavilion is proposed measuring 21.5m in length, 6m depth and 5.1m height to ridge. The central covered area is adjoined on both sides by open-sided shelters and is atopped by a tower detail inspired by the entrance towers of the College. 

An existing shed is to be removed.

Q9 of the application form states that there is not to be an altered vehicular access proposed to/from the public highway. The submitted Design & Access Statement identifies that the site and pitch is accessed via a light vehicular track running perpendicular to the highway (The Avenue) which will be the construction traffic route.

An arboricultural survey has been undertaken and conclusions submitted.

	Impact upon the Development Strategy and character of the Forest of Bowland AONB:

The submitted information does not assuage concerns expressed at Pre-application stage in respect to the impact on the natural beauty of the AONB and the character of the countryside outside of the Hurst Green settlement boundary. The proposed development will be isolated from other built development and become an unduly prominent, incongruous (timber framed sports pavilions with towers are not a common building type in the AONB or countryside) and conspicuous focus within the landscape.

The requirements of LCC Highways and the Lancashire Fire & Rescue Service would be harmful in respect to the necessary upgrade of the junction and access track from the Avenue and provision of turning facilities within the site.


	Impact upon the setting of listed buildings and the character of the Historic Park and Garden:

The requirements of LCC Highways and the Lancashire Fire & Rescue Service would be harmful in respect to the necessary upgrade of the junction and access track from the Avenue and the visual diversion this will create from the historic design of the Historic Park and Garden and the setting of the listed buildings - “The late 17th century landscape remains intact; grass on either side is flanked by narrow belts of woodland which focus the view entirely on the building”.

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. Whilst the harm is to one of the most important elements of setting and historic garden, the harm to the Avenue is concentrated to one section and impacts a limited number of views and this harm to the setting of listed buildings and the character of the Historic Park and Garden is ‘less than substantial’. 

NPPF paragraph 196 requires that ‘less than substantial’ harm be weighed against any public benefits of the proposal. The submitted information identifies that the provision of suitable spectator and first-aid and refreshment facilities is necessary as the provision of rugby and outdoor sport in general is important to school financial viability. There are public benefits from the proposed scheme in respect to contractor employment.  However, it is not fully explained (summer rugby camp?) in the submitted information (see Pre-application comments) why the provision of this facility in this location is required now and existing facilities will not suffice. The comments of Sport England (and the Rugby Football Union) are noted in respect to the absence of expected changing room and toilet facilities in the proposed development. In respect to submitted information, the public benefits do not appear to outweigh the harm to the designated heritage assets.

Head of Planning Services: Following the involvement of Head of Planning and as a result of further negotiation additional information and amended plans have been received to warrant a positive recommendation. In design terms the pavilion has been reduced in size and height and has a more traditional design with roof details altered so as not to compete or replicate the roof details on the main college building. As a result of the design changes the visual impact has been reduced and given the backdrop of the trees it would not have a harmful impact on the AONB.

The comments of both LCC Highways and Fire Brigade are noted but the additional information regarding the purpose of the building and the construction of the building would not warrant the changes required by LCC on the junction layout which would have had a visual impact and resulted in a harmful impact on the Stonyhurst Historic Park and Garden as well as the setting of the listed building. The scheme is considered acceptable and given the details of the construction plan would not have a significant impact on highway safety,


	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 and in consideration to NPPF (2018) and Key Statements DS1, EN2 and EN5 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that planning permission is granted.


	RECOMMENDATION:
	The permission be granted
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