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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed renewal of the temporary single-storey extension to the pre-prep school (Hodder House) containing two classrooms, toilet facilities and a cloakroom (approved under 3/2019/0335) for a further three years.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	LCC Highways have raised no objection to the proposal stating the following:

Lancashire County Council acting as the Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 - Landscape
Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2019/0595:
Discharge of condition 3 (materials) from planning permission 3/2019/0335.  (Approved)

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.  (Approved)

2011/0501:
The roof will be used as a means to support solar PV panels which will generate electricity. There will only be altering of the building and will as such not include any extension or demolition.  (Withdrawn)

2011/0502:
The roof will be used as a means to support solar PV panels which will generate electricity. There will only be altering of the building and will as such not include any extension or demolition.  (Withdrawn)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a building located to the southeastern extents of Hodder House, Stonyhurst College.  The application site lies to the west of St Marys Hall which is a Grade II Listed Building (List Entry: 1362219) with the list entry reading as follows:

Preparatory school, built as seminary in 1830 and extended in 1880. Sandstone ashlar with slate roof. 3 storeys with attics. The central 11 bays, their middle 3 bays projecting, form the earliest part of the building. They have chamfered quoins, sill bands and a hipped roof with moulded cornice. The windows are sashed with glazing bars and plain stone surrounds. The door has a plain stone surround with semi-circular head, attached Tuscan columns, plain frieze and moulded cornice. The additions of 1880 comprise 7 bays on each side of the central block, detailed to match the original building. At the rear is a chapel with semi-circular apse. Inside it has a barrel-vaulted ceiling, Diocletian windows, paired Corinthian pilasters flanking the apse, and mosaic decoration.

The application building also lies to the east of and adjacent the eastern boundary of Stonyhurst College which is a Grade II* Listed Park and Garden (List Entry: 1000953) with the listing reading as follows:

Gardens and parkland with late C17 origins, including a well-preserved formal garden dating from c 1700 and an avenue and water features of similar date.

HISTORIC DEVELOPMENT

The estate passed to the Shireburne family in 1377 and remained in the family until 1754 when it passed, through marriage, to the Weld family. After this it was abandoned until Thomas Weld handed it to Jesuit refugees from Liege in 1794, who established the college of St Omers there. This school had been set up originally in the Spanish Netherlands in 1593 for the education of the sons of the English Catholic nobility, and members of the Shireburn and Weld families had been educated there. Stonyhurst was initially seen as a place of temporary asylum, but new stability followed the passing of the Roman Catholic Emancipation Act in 1829, and the establishment, which still occupies the building today (1997), had the dual function of being both a school and the headquarters of the English Province of the Society of Jesus.

DESCRIPTION

LOCATION, AREA, BOUNDARIES, LANDFORM, SETTING Stonyhurst is situated immediately north-east of the village of Hurst Green in an area which is predominantly rural and agricultural. The c 75ha site is situated on land which slopes down gently southwards. The boundary on the south-west side of the site is formed by fencing along the edge of woodland and the walls of a burial ground which is excluded from the registered area. The southern boundary is formed by the south side of The Avenue and the line of the garden walls around the formal garden and the kitchen garden. On the north-eastern side of the building the boundary is on the line of a track which swings eastwards and then joins a drive which runs to the eastern lodge. The boundary then follows the line of a by-road and returns along the line of the north-west drive. The eastern boundary of the park is formed by a stone wall, while the boundary along the northern and western sides of the parkland is formed by a stream and to the south of this a stone wall.

ENTRANCES AND APPROACHES The principal entrance to the site is from Hurst Green. At the northern end of the village a drive, which is a public road, leads north through a pair of low stone piers and continues through woodland for c 200m. At this point it turns through almost 90 degrees and leads eastwards down an avenue, called The Avenue, to a forecourt on the west front of the house.

There are three other entrances, all on the north side of the site off the by-road between Woodfields and Stock Bridge. At the north-east corner of the site there is a stone lodge and gate piers leading to a drive running south-west to the College. Some 500m to the west another stone lodge with gate piers is situated at the head of a drive which runs south to the College, continues across the west front, and then leads southwards, with the walled precinct of St Peter's church on its east side. It then divides, with one branch leading east to the garden (south) front of the building and the other continuing south around the edge of the walled formal gardens to the kitchen garden area. At the north-west corner of the site a drive which is a public road leads south-west, with a line of mature lime trees running along its inner (eastern) edge. Some 350m west of the College a path branches off the drive and leads west to the deer park; at this point the drive turns southwards and joins The Avenue drive at a point immediately west of the canals. This arrangement is shown on Greenwood's county map of 1818. Other entrances to the site are via farm tracks and footpaths.

PRINCIPAL BUILDING Stonyhurst College (listed grade I) is on the site of a building of late C14 or C15 date. A 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 C17 and early C18. Additions were made in 1799 when the Society of Jesus took over the house, and three campaigns of building during the C19 greatly enlarged the house on the north and east sides. Other additions in connection with the buiding's use as a school were made in the C20. Attached to the south-west tip of the house is St Peter's church which was designed in 1832 by J J Scoles.

GARDENS AND PLEASURE GROUNDS Before the west front of the College, at the end of The Avenue, there is a walled forecourt, entered through stone gate piers with broken pediments and urns (c 1700, listed grade II). The piers were moved to this position, probably from the south side of the house, and are not shown on an engraving of 1801 (Whitaker 1801). The forecourt overlooks the main drive which is aligned with the front of the house and flanked by stone-lined canals. The view west along The Avenue is terminated by a C19 statue on a mound. Sir Nicholas Shireburn laid out The Avenue and canals in 1696 and the latter were enlarged to their present length, of c 200m, in 1710.

The gardens of the south front consist of a large rectangular area of lawns and playing fields bordered by a low stone wall punctuated by low piers (C19, listed grade II). Both the east wall and part of the south wall retain a range of evenly spaced cast-iron baluster-like piers with railings between. The piers are copied from C17 originals in the formal garden (see below). This area is used for sports activities and was levelled in the early C19, removing terraces, water features and a maze. The only features which seem to survive from the pre C19 garden are two sections of walling, aligned north/south, c 30m from the building and c 50m apart. They are c 6m in height.

To the south of the south lawns there is a formal garden which is enclosed by walls. A gateway (c 1700, reset, listed grade II) is set into the C19 walls of the lawns, c 100m south of the College. It has gate piers capped with broken pediments and is aligned with the western of the two wall sections. This leads to a path running east/west which forms the northern edge of the formal gardens. These consist of two subdivided rectangular areas of equal size, flanked on the east and west sides by irregularly shaped areas. On the west side the area is triangular in shape and walled on the west and south sides. It was laid out as tennis courts in the late C20. The 1st edition OS map surveyed 1844 shows a perimeter path and tree- or shrub-lined axial paths. Set into the south wall is a domed observatory, and at the north-west corner there is a stone doorway, probably of early C18 date (walls and doorway listed grade II). Steps lead up from the centre of the east side of this area to the western of the two rectangular gardens, which consists of a raised platform with ramped sides. On the east and west sides of the ramp allées lead directly south and terminate with pavilions (both listed grade I) of c 1700. These are of identical design, with ogee pyramidal roofs and paired windows giving views north over the gardens and long-distance views southwards over the Pennines. They are linked by a clairvoie which consists of a stone wall punctuated by balusters with alternating acorn and cone finials. Some of these are of stone and some are cast-iron replicas of the type used for the walls around the south lawns. Photographs show that they were linked by barley-twist railings, said to have been made of wood (CL 1910).

In the centre of the raised platform is a circular lily pond (c 1700, retaining wall listed grade II), with a stone basin and central plinth. Around the pond are a number of plinths which formerly supported statuary. Between the pond and the clairvoie is an octagonal stone observatory (1838, listed grade II), called the Old Weather Station and used as a cafe.

The pond has quartering paths leading from it, those to the east and west with flights of stone steps (both listed grade II, repositioned mid C19) leading down to the allées. That on the east side links with a path leading through to the neighbouring garden. This consists of an area divided into two compartments of unequal size by a path flanked by yew hedges which bow out at the mid-point to form a circular area. On the north side the smaller of the two areas consists of a parterre with geometrical beds, probably of C20 date. On the south side there is a large sunken circular lawn, called the Bowling Green. This is surrounded by clipped hedges of yew on all but the east side, where the circle is completed by a number of yew trees. Immediately to the south of the Bowling Green, south of the yew hedge, a path leads eastwards through the garden from the clairvoie.

To the east of this garden there is a terrace with three sets of stone steps leading down from the three axial paths of the formal garden; these lead to an area of irregular rhombic shape with walls on the east and south sides splaying at an angle to the axis of the gardens. On the west side there is a yew walk, called the Dark Walk, which runs north/south along the edge of the terrace. On the east side there is a centrally positioned doorway in the wall, aligned with the path leading from the lily pond, and on the south side there is an offset opening leading to the kitchen gardens.

Elements of these gardens were described by the poet Gerard Manley Hopkins, who taught at Stonyhurst during the 1870s, in a letter to Robert Bridges of c 1873: 'There is a garden with a bowling green, walled in by massive yew hedges, a bowered yew walk with two real Queen Anne summerhouses, observatories...' (Martin 1991).

PARK Parkland is situated to the north and west of the College. To the north there is open land with a tree belt to the north and an area of woodland, called Crow Wood, to the north-west. West of this, on the east side of the north-west drive, there is open grassland scattered with mature trees. Immediately north of The Avenue there is open grassland with sports pitches. The remaining parkland, in the area north of The Avenue, is part of a former deer park which is now (1997) used as a golf course. This area is open grassland, walled on the south and east sides, with scattered mature trees and clumps, including a large circular walled clump, called Park Clump. A belt of trees called Park Wood planted on the steep sides of a stream, as shown on the 1818 county map, shelters the northern boundaries, and beyond this, to the north and outside the registered area, is Higher Stonyhurst Park, which is largely walled and represents the extent of the deer park shown on the 1818 map.

With the application site also falling within the designated Forest of Bowland National Landscape.


	Proposed Development for which consent is sought:

The proposal seeks to extend the period of retention for an existing temporary single-storey building, that was granted a temporary consent for a period of 5 years pursuant to permission 3/2019/0335.  The submitted details seeks consent for the retention of the structure for a further three-year period with no other operational development proposed.


	Impact upon Listed Building and Setting:

The building to which the application relates lies adjacent a Grade II Listed Building and Grade II* Park and Garden.  In this respect, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

Policy DME4:

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1:

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

National Planning Policy Framework (December 2023):

The National planning Policy Framework (NPPF) sets out further duties in respect of determining proposals that affect heritage assets stating that ‘in determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation’.

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 205 – 214 reading as follows:

Considering Potential Impacts:

205:
When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. 

206:
Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional. 

207:
Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a) the nature of the heritage asset prevents all reasonable uses of the site; and 
b) no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and 
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the site back into use. 

208:
Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use. 

209:
The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard 

210:
Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred. 

211:
Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted. 

212:
Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably. 

213:
Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 207 or less than substantial harm under paragraph 208, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole.

Assessment of Impacts:

Whilst it is recognised that the building to which the application relates lies adjacent a Grade II Listed Building and Grade II* Park and Garden, the building has benefitted from a previous temporary consent, with no adverse impacts on either asset having been identified at the time of the granting of the original consent.  As such it is not considered that the retention of the building for a further three years will result in any additional measurable adverse harm or impacts.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon or development that would result in measurable harm to the setting of adjacent or nearby Grade II or Grade II* Designated Heritage Assets.


	Impact Upon Residential Amenity:

Given the lack of any nearby residential receptors and taking account that the structure is already in-situ, it is not considered that the proposed retention of the building for a further three years will result in any undue measurable impacts upon residential amenity.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

The proposal seeks to extend the period of retention for an existing temporary single-storey building, given the structure is already in-situ and taking account that no adverse visual impacts were identified at the point of granting the original temporary consent (3/2019/0335), it is not considered that the retention of the structure for an additional three years will result in any additional adverse measurable impacts upon the character or visual amenities of the area or the Forest of Bowland National Landscape.

As such the proposal raises no significant measurable conflict(s) with Key Statement EN2 or Policy DMG1 which seek to protect against development that would undermine the character or visual amenities of the area or proposals that would result in measurable undue impacts upon the Forst of Bowland National Landscape.


	Highways and Parking:

The Local Highways Authority have raised no objections to the proposal noting that the structure is already benefits from a previous consent and is currently in-situ.

As such the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure, parking provision and sustainable methods of travel are brought forward to accommodate and serve existing and proposed development.


	Landscape/Ecology:

The proposal seeks to extend the period of retention for an existing temporary single-storey building.  As such and given the structure is already in-situ, it is not considered the further retention of the structure for a further three years will result in any measurable impacts upon landscape biodiversity or ecology.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That temporary consent (3 years) be granted subject to the imposition of conditions.
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