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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Listed Building Consent for the removal of the flat ceiling over the lounge and replaced with vaulted ceiling following the existing roof line. Installation of air source heat pump as primary heat source.

	Site Address/Location:
	Flat 8 Hodder Court Knowles Brow Stonyhurst Clitheroe BB7 9PP

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	No archaeological input required.

Historic amenity societies:
No comments received.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection received – heat pump prominent on listed building (including public footpath) in AONB. Precedent.
One letter of support received.
One letter concerning application administration received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
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:
3/2020/0129 - Replacement of timber 70s style common external front door and frame to flats 5, 7 and 8 with a partially glazed hardwood door and frame. LBC granted 14/5/2020.

3/2020/0090 - Renew windows like for like on the south West side of Flat 8 Hodder Court. LBC granted 24/3/20.

3/2020/0025 - Renew windows like for like on the south West side of Flat 8 Hodder Court. PP under consideration.

3/2019/0488 – Retention of unauthorised internal alterations and replacement windows installed in 2015. LBC granted (no conditions) 22/8/19. Flat 6 Hodder Court.

3/2012/0134 - Proposed installation of a flue for a free-standing log burning stove. LBC refused 17/8/2012.
3/2006/284 - Backplate and flue for oil fired boiler, on wall of kitchen, next to rear door leading to private yard. (Kitchen extension was built 25 years ago). LBC granted 15/5/2006.
3/2006/0010 - Oil tank in private yard. PP granted 30/3/2006.

3/2002/0583 - Erection of railings. LBC refused 26/11/2002.

3/2001/0300 & 0301 - Single storey extension, porch and terrace. PP & LBC granted 14/8/01.

3/2000/0246 & 0247 – Extension to dwelling. PP & LBC granted 8/3/01. Flat 6 Hodder Court.

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) suggests that Hodder Place was originally a mill owner’s house. 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’. It also identifies the south front as the most important elevation and describes in detail its architecturally lively and varied form (styles, roofscape, heights, materials). 

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 sought for:

the installation of an air source heat pump at first floor on the courtyard facing (north) elevation wall of Flat 8. Details submitted 15/11/2021;

removal of modern ceiling to Lounge and new ceiling above original roof trusses.

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

Air source heat pump

The north wall is characterised by a regular arrangement of square window openings. The proposed air source heat pump is incongruous and conspicuous because of its size and projection from the wall plane, disruption to the pattern of openings, prominent (including public footpath views) siting at first floor level and utilitarian detailed design and materials. It is harmful to the special architectural and historic interest and setting of the listed building. Furthermore, the existing external drainage pipework is to be modified to accommodate installation and will be more prominent than existing. 

It is not clear how installation will affect historic fabric (although consideration from the attic suggests that this wall section has probably been rebuilt).

‘Making changes to heritage assets’ (Historic England, 2016) is particularly relevant at paragraph 41, 49 and 52. ‘Alterations to Listed Buildings’ (IHBC, 2021) is particularly relevant at paragraph 2.1.


Ceiling removal and new ceiling

The existing ceiling has no intrinsic interest. It was inserted during the conversion works and its height appears arbitrary (see juxtaposition with first floor windows). 

The interesting roof structure appears to be the product of a historic raising of roof height. There is evidence of a previous historic ceiling (nails etc to the soffits of joists at truss tie-beam level). There is no evidence to suggest the roof structure of this Georgian building was exposed to view from first floor level. The omission of a ceiling to the first floor Lounge is harmful to the character and proportions of this principle space and the planform (including loss of division between first floor and attic spaces) of the building. 

‘Making changes’ is particularly relevant at paragraph 47. ‘Alterations’ is particularly relevant at paragraph 5.1. and 7.4.7.

No explanation submitted as to the impact to the historic fabric of insulation works (see IHBC ‘Alterations to Listed Buildings’ 2021, paragraph 3.12.2 and ‘Retrofitting of Historic Buildings’ 2021).

The harmful works affect only part of the listed building and have minimal impact on historic fabric. They are of ‘less than substantial harm’ (NPPF paragraph 202). Renewable energy is a potential public benefit. However, the submitted information does not consider whether there are less harmful works/technologies which would achieve the same energy efficiencies (has a holistic assessment been made; NPPF paragraph 200 requests that justification for harm is ‘clear and convincing’). Therefore, proposed public benefits do not outweigh the harm to the special architectural and historic interest and setting of the listed building.


	Residential Amenity:
The impacts on the amenity of residents (noise from pump) are not a main consideration in the determination of the LBC application.

	Ecology:
The submitted bat survey identifies the need for a bat license from Natural England and mitigation to facilitate the works.

	

	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 refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:

The proposal is harmful to the special architectural and historic interest and setting of the listed building because the external air source heat pump equipment is unduly prominent, incongruous and conspicuous and the removal of a ceiling between first floor and attic is detrimental to important room proportions and building planform. 
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