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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Application for listed building consent for the refurbishment of the existing West Wing building at the ground floor level into an improved boarding facility for students with 6 twin en suite bedrooms an expanded and greatly improved social space an evening tv room coffee room with kitchenette a staff office and two bedroom staff flat. Additionally a classroom will be refurbished and new WCs provided.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No response

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	No comments to make

	LCC Archaeology:
	No requirement for any archaeological input as much of the work involves alteration to relatively recent partitions etc which were installed as part of an (historically) recent refurbishment of the wing while the insertion of pods for en-suite facilities will have minimum impact. The photographic record and plans will, I assume, be added to 
the college archives which will comprise a record of the works.

	

	CONSULTATIONS: 
	Additional Representations.

	No other representations

	

	RELEVANT POLICIES AND SITE HISTORY:

	Ribble Valley Core Strategy:

Planning (Listed Buildings and Conservation Areas) Act 1990. 

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

NPPF
NPPG


	Relevant Planning History:

3/2005/0131 - The refurbishment /alteration of West Wing ground floor to create a TV room, lounge area, overnight flat and changing facilities. The refurbishment/ alteration to the Campion Room to create five teaching spaces around a central gallery area, an office support area and a two bedroomed flat associated with the West Wing. The reinstatement of the original corridor link from the Lower Gallery through to West Wing - Granted

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Stonyhurst site contains a number of Grade I, II* and II listed buildings. Much of the College resides within a Grade II* Historic Park and Garden. 

The West Wing is Grade II* listed and was completed between 1876 – 1888 as part of the South Front. 

The list description identifies:

“SOUTH FRONT by Dunn & Hansom has longitudinal north corridors (LOWER AND TOP GALLERIES) to 
ground and first floors with terrazzo floors, pitch pine 6-panelled doors in moulded architraves, tongue 
and grooved ceilings are compartmentalised with moulded pine beams.

WEST WING, formerly accommodation for Jesuit priests has cellular plan, pine joinery, corridors with 
ribbed flat or vaulted plaster ceilings and cast-iron fireplaces in marble chimney pieces, timber spiral 
staircase with cast-iron twisted balusters. Former washing place (now Campion Room) has octagonal 
pine columns to compartmentalised pine ceiling and arcaded wall to corridor. Angel Chapel has 1930s 
stained glass. 

The submitted Heritage Statement identifies:

“The West Wing ground floor consisted at first of Jesuit community rooms to the South. A large washing place connected it to the main lower circulation gallery via a separated, parallel and adjacent corridor. 
West Wing was adapted in c1960 as the Syntax boarding area; whilst in c1980 the washing place was 
subdivided for teaching and renamed the Campion Room. This was again adapted in the early 21st 
Century with the corridor to West Wing reinstated. 

The South Front fabric (per the assessment of the CMP) has exceptional significance for historic, aesthetic and communal values. Interiors that have been altered or subdivided, have medium significance; key original features include Victorian pitch pine joinery and pine beams / moulded corbels / T&G ceilings such as to the Campion Room”.

	Proposed Development for which consent is sought:

The application seeks listed building consent to allow for the refurbishment of the ground floor of West 
Wing to create improved boarding facilities, including six new twin en-suite rooms. Existing 
changing/shower rooms, staff accommodation and evening social space will be replaced with the 12 new 
bed spaces, a larger staff flat and improved evening boarding welfare facilities. The Campion ‘playroom’ 
social space will be enlarged by merging adjacent spaces (including small adjacent classrooms) with 
pastoral supervision facilitated via an improved office facility. The larger classroom will be 
retained and re-configured in keeping with the rest of the works. The smaller offices adjoining the gallery 
and the registration office will be replaced with improved WC facilities.

In brief the scope of the works is as follows:-

· Removal of modern decorative wall coverings
· Removal of modern suspended ceilings 
· Removal of some modern partitions
· Remedial repair works/patching to plaster as required, ensuring to use a lime based product to historic stone walls in lieu of gypsum
· Removal of some modern existing doors
· Creation of new wall openings in some existing (modern) walls to facilitate passive supervision
· Replacement of some frosted glass to existing windows (where the function changes from  bathroom/toilets to office space)
· Paint decoration of existing; walls, doors, woodwork, interiors of windows
· Rewire (re-use existing chases where possible)
· En-suite bathroom pods with associated extract ductwork vented to ground vents
· New hot and cold water pipework distribution with existing radiators generally reused
· Construction of new acoustic elements including: new ceiling panels in the social space and classroom, new stud and plasterboard partition walls to re-organise the facilities and provide more bed spaces
· Construction of new MF ceilings
· Installation of specialist fixed FF+E
· Construction of new kitchenette
· Construction of new boys and girls WC’s (including an accessible WC)


	Impact upon Listed Building(s) and Setting:

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

[bookmark: _Hlk103010182]A Heritage Statement has been submitted with the application which sets out the history of the site and the potential impact of the proposed development upon the Heritage Asset.

The proposed interior refurbishment largely relates to non-historic fabric and the removal of modern wall divisions and ceilings within the West Wing and also in the Campion Room, some of which were erected in conjunction with the 2005 LBC application (listed above). 

To facilitate reconfigured space and to ensure suitable fire separation, new walls and ceilings and doors will be erected and modern partition walls may need to be dry lined or replaced. To mitigate the impact, these will be ‘soft’ jointed at interfaces with historic fabric to enable future reversal. Surviving 19th and early 20th Century interior fabric (such as fireplaces) will be retained and protected for the duration of the works. To meet fire separation /  boarding accommodation requirements some of the fireplaces will need to be boxed in. Historic stone flag floors such as to the corridor will be sympathetically made good where necessary but otherwise unaltered. 

Where plaster patching is required to historic stone walls, such as where there is minor disruption from new fixings or service chases, a suitable lime-based plaster will be used for repair. Existing panelled doors that require removal are not thought to be original and their replacement is in line with a recent project in the Old Infirmary. 

In order to create new bedroom spaces and a staff flat, the refurbishment will partly restore the historic plan layout. Unsympathetic modern fittings (such as existing changing / shower facilities that are in poor condition) will be removed and replaced where appropriate. Alterations to the Campion social space will begin to restore the historic cellular plan / volume of the historic washrooms.

The insertion of en-suite bathroom pods and associated infrastructure will result in some disturbance to the floor and walls but the pipework will not be visible and can be reversed in the future. It is unclear if some existing partition joinery to be removed is Victorian or from the 1960s due to a legacy of imitation joinery, to mitigate this impact it will be safely stored for potential future re-installation.

The only visible addition externally will be discreet low level ventilation terminals from the en-suite to match those of St Peter’s Church, and modern frosted glazing to shower rooms will be replaced with clear glazing. 

[bookmark: _Hlk103010382]The Heritage Statement concludes by stating “Overall, the impact of the proposals on the significance of the asset is determined to be minor. The Stonyhurst Conservation Management Plan states to carefully manage the insertion of new services, fittings and partitions to reduce the impact on historic fabric and maintain legibility of Dunn & Hansom design and spaces. In stripping back some of the late 20th and early 21st Century fabric, the proposals are determined to be in keeping with this principle. The refurbished and greatly improved boarding function including en-suite provision is determined to be viable continued long term use of the building, in keeping with the principles of the masterplan and therefore determined to be both appropriate, and, sustainable”.

On balance the proposals are considered to meet the objectives of Chapter 16 of the NPPF, comply with Policy EN5 and Policy DME4 of the Local Plan, and would meet the statutory test ‘to preserve’ in the Planning (Listed Buildings and Conservation Act) 1990 and would not result in any discernible harm or loss to the significance of the Grade II* Listed Building. There are some benefits to development and any (minor / less than substantial) harm is justified by the over riding public benefit of  supporting the continued function of the school buildings and in supporting short term contract work.

Additional information is required in terms of a detailed methodology of any works affecting historic fabric, and the details of replacement windows and new bathroom ventilation, as well as securing lime plaster to be used and use of breathable paints for re-decoration. The applicant has agreed for the photographic record submitted within the application to be included in the Historic Environment Record, which is the same approach adopted in the recent LBC application for the Old Infirmary section of the College.


	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, NPPG and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be approved subject to conditions.


	RECOMMENDATION:
	

	That listed building consent be granted subject to conditions.
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