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	Development Description:
	Re roof and repoint Hodder Place. Stonework on the house to be repointed using lime based mortar. Existing insulation to be replaced where damaged by water ingress. Roof - Existing slates to be removed, felt and batons replaced. Existing slates reused where possible and if not, new welsh slates to be used. The visual impact to be minimised by reusing existing slates on prominent elevations with new being used in less visually obtrusive places.

	Site Address/Location:
	Hodder Place Hodder Court Stonyhurst Hurst Green BB7 9PP

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	Few details of the proposed works but given some precautions no adverse impact is likely. An appropriate methodology should be established for: the raking-out and re-pointing; exact lime mortar mix; specification and materials for the roof work. May be appropriate for a rapid photographic record to be made of the roof structure whilst the roof covering is stripped - no other archaeological work is considered necessary.

Historic amenity societies:
Consulted, no representations received.

Natural England:
Consulted, no representations received.

RVBC Countryside:
Condition recommended regarding a European Protected Species Licence.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

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

Ribble Valley Core Strategy: 
Key Statement EN5 – Heritage Assets 
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG)

	Relevant Planning History:

No pre-application advice sought.

3/1983/0644 – c/u of four holiday flats and dwelling to four permanent residential flats and dwelling on the easterly side of the complex of buildings at Hodder Place. PP granted 31 January 1984.

3/1981/1007 – Change of intended use from previous permission for 1 dwelling to be used as a holiday unit, instead of a permanent residential unit (Hodder Place). PP granted 14 January 1982.

3/1981/0446 – Three dwellings for permanent residential occupation, five holiday flats and bed and breakfast facilities for guest accommodation. PP granted 15 September 1981. 

3/1981/0244 – Conversion of former private school to residential unit. Outline PP granted 12 June 1981. 

3/1979/0577 – Conversion of former private school to 15 flats. Outline PP granted 2 August 1979.

3/1977/0978 – Proposed part demolition and conversion of private school to residential unit. Outline PP granted 31 October 1977.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Hodder Court (Hodder Place) is a Grade II listed three-storey house, once a preparatory school for Stonyhurst College, now divided into flats. It is very prominently sited on an escarpment above the river and within the Forest of Bowland Area of Outstanding Natural Beauty. The access drive to Hodder Court is also a public footpath (FP 75).

The Draft Stonyhurst College Conservation Plan (July 2008; 4.1.17) suggests that Hodder Place was originally a mill owner’s house (LCC Archaeology also suggest “the house is thought to have been built for the manager at the nearby Stonyhurst or Hodder Mill (demolished 1805), before being utilised in association with the nearby Stonyhurst College”). In the early 19th century the factory was demolished and two new wings were added to the house to form a (Society of Jesus) Noviciate. 

The list description (22 November 1983) identifies building evolution as ‘late C18th with early C19th additions and later C19th extensions’. Whilst it identifies the south front as the most important elevation, the east elevation is also described in detail “To their right is a later C19th octagonal corner tower, open at cellar level to the east. It has pilaster strips with Tuscan capitals, moulded blank arches, 1st floor windows with semi-circular heads to ground floor windows with rounded upper corners and false keystones. The recessed central section of the east facade is of 2 storeys and 6 bays, of sandstone rubble with plain stone window surrounds and sill bands. At the north end of the facade is a tower which matches that to the south”.

The listed building’s courtyard elevations are also prominent but suffer to a degree from unsympathetic modern alteration which it is understood is related to the building only being listed part way through implementation of conversion works (application 3/81/0446). This appears to be confirmed by the list description’s reference to ‘now divided into flats’.


	Proposed Development for which consent is sought:
Listed building consent is required for re-roofing and re-pointing of walling. The submitted Design Statement identifies that works to prevent water ingress are urgent and:
“the extent of the repair will be limited to what is reasonably necessary to make the walls and roof sound and capable of fulfilling their intended functions and is necessary to protect the historic fabric of the building”. 
On 28/2/2021 the applicant confirmed “from the investigation done we do not believe that any repair works are required or anticipated on the roof timber structure”.
The stonemason report suggests that all stonework requires re-pointing; mortar 1 part hydraulic lime: 3 parts fine washed sharp sand. On 28/2/2021 the applicant confirmed “From the initial investigation we believe that the bulk of the stonework needing to be repointed is on the turret; there will be localised patching wherever it is essential to ensure the house is watertight”.
“Existing insulation will be replaced where damaged by water ingress”. On 28/2/2021 the applicant confirmed “It is planned that any insulation needing to be replaced due to water ingress will be replaced with earth wool; the roof void is large (significantly greater than 1.2 metres above the insulation) so I do not anticipate any impact on the historic fabric of the listed building”.
“if new slates are required, these will be used on less visually obtrusive parts to minimise the visual impact of any essential new materials”.


	Impact upon the special architectural and historic interest and setting of the listed building and the cultural heritage of the Forest of Bowland AONB:

Repair works appear necessary. The commitment to limit works to what is reasonably necessary is reassuring. However, the comments of LCC Archaeology appear valid in respect to the level of detail submitted and conditions are suggested in this respect.


	Protection of bats:
The condition suggested by RVBC Countryside is necessary.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.


	RECOMMENDATION:
	That listed building consent is granted subject to conditions.
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