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Executive Summary
1.

This document forms the Conservation Management Plan (CMP) for the chapel at the
former St Aubyns School (‘the Site’).

2.

It provides a guide to the heritage significance of the former St Aubyns School and of the
chapel, as part of the school, and sets out how its significance can be managed to
preserve and enhance its special interest. This plan will be used to guide any future
proposals that could affect the significance of this heritage asset.

3.

Potential risks to the chapel and its significance have been identified. A key concern
moving forward will be essential repairs to the building, which forms part of the curtilage
of the Grade-II-listed former St Aubyns School and is also located within the Rottingdean
Conservation Area, with a maintenance strategy put in place to keep check on routine
works and any other potential issues that may arise with the historic fabric of the
building, particularly in view of the likelihood of the building remaining unoccupied and
unused in the near future. Opportunities for enhancing the significance of the building
on the site have also been identified.

4.

A further key concern will be securing a long-term owner/caretaker of and use for the
building. This will inform any future needs for alteration to the building, as well as the
future maintenance strategy for the building.

5.

A collection of policies to help manage the chapel has been set out, considering the
identified risks and opportunities, to ensure that the heritage significance of the building
is successfully maintained and better revealed, where possible. These policies will inform
the preparation of a regular maintenance strategy, as well as any future proposals for
the chapel, to ensure the continued conservation and management of the building fabric
of the curtilage-listed building.

6.

To ensure that this Conservation Management Plan is used as a positive management
tool, the policies of the plan should be reviewed by those responsible for the
maintenance of the chapel and those instructed to undertake works on behalf of the
owners, including physical works and any future planning proposals for the chapel.

i

1. Introduction
1.1

This Conservation Management Plan has been prepared by Turley Heritage on behalf of
Fairfax (Rottingdean) LLP in relation to the chapel at the former St Aubyns School, No.
76 High Street, Rottingdean, City of Brighton and Hove (‘the Site’). The former St Aubyns
School is a Grade-II-listed building and designated heritage asset, which was originally
constructed in the early 19th century as a private residence (known as Field House) but
was adapted soon after and then further converted for new use as a private school under
different ownership.

1.2

The Site is one of a number of associated other structures that are considered to form
part of the listing designation under the provisions of the Planning (Listed Buildings and
Conservation Areas) Act 1990 and by virtue of age, ancillary use, attachment and/or
curtilage relationship.

1.3

The listed building of the former St Aubyns School and wider site have been vacant since
the closure of the school in April 2013. In February 2019, planning permission and listed
building consent (refs. BH2017/02680 and BH2017/02681) were granted for
‘Conversion of existing building of Field House and part of its northern extension,
Conversion and alteration of existing terraced cottages and Rumneys to residential use
(C3). Retention of existing sports pavilion, war memorial, water fountain and chapel;
demolition of all other buildings and redevelopment to provide a total of 93no new
dwellings (including conversions), incorporating the provision of new/altered access from
Steyning Road and Newlands Road, landscaping works, car and cycle parking, refuse
facilities, alterations to boundary flint wall along Steyning Road and The Twitten and
other associated works.’

Brief
1.4

The purpose of this CMP is to provide the background for establishing a set of
conservation management policies for the long-term care and management of the Site.
The document has been requested by Brighton and Hove City Council, as one of the precommencement conditions of the permitted development (Condition 2 of the listed
building consent and Condition 35 of the planning permission) on the former school site.
These conditions state,
“No development above ground floor slab level shall take place until Conservation
Management Plans for the Chapel and the Pavilion have been submitted to and approved
in writing by the Local Planning Authority. The Conservation Management Plans shall
each include a detailed schedule of repairs and a timetable for carrying out those repairs.
Following completion of the approved repairs the Chapel and the Pavilion shall be
maintained as such thereafter in accordance with the approved Management Plans.”

1.5

The CMP aims to achieve the following objectives:
•

To develop an understanding of the heritage assets, the values attached to these,
and the ways these relate to the estate;

•

To undertake an assessment of the risks to these heritage values, including
historical development, which may negatively impact these values;

•

To develop a set of best-practice guidelines and policies for the future
maintenance, management and potential changes to the chapel that would
enable its significance to be sustained.

Endorsement
1.6

It is intended that once Fairfax (Rottingdean) LLP is satisfied that it is able to sign up to
these policies, this CMP should be formally adopted by Fairfax’s senior management
team.

1.7

If there are any reservations about any aspect of the report, these should be modified
accordingly, so that rigorous, but attainable, policies can be adopted.

1.8

Once agreed, these policies will then form Fairfax (Rottingdean) LLP’s policies for
maintenance, refurbishment, development and change. It is intended that this
document will be referenced alongside existing policies and legislation when considering
development proposals and other statutory matters.

Ownership and Authorship
1.9

The CMP has been prepared by Camilla Gersh BA (Hons) MA GradDiplCons(AA) IHBC and
Hannah Cates BA (Hons) MSc IHBC, with oversight from Richard Brookes BSc (Hons) MTP
(UC) MRTPI IHBC.

1.10

The client and owner of this plan is Fairfax (Rottingdean) LLP.

Using this Document
1.11

It is intended that the policies will be used by Fairfax (Rottingdean) LLP and Brighton and
Hove City Council to help safeguard, manage and maintain the heritage values of the
Site.

1.12

It should be noted that this document is not a Development Plan. The CMP sets out
parameters that should be taken into account when undertaking a feasibility study into
the changes of the spaces around the Site. It identifies the significance of the Site as a
whole, and of individual elements, and gives guidance on particular aspects that should
be considered.

1.13

It is also intended that the contents of this CMP will be used and referenced as part of
supporting documentation for any statutory applications for planning or listed building
consent, and will therefore assist others to reach informed decisions about the Site.

1.14

Although this document has been written in a way that considers the values of the Site
in a holistic way, the document is intended to be used as a manual by those undertaking
works at the Site, and as such, the user should feel free to refer to the relevant sections
of the report, as appropriate, for the nature and extent of the works being undertaken.

1.15

This document should be read in conjunction with the Schedule of Structural Condition
and Schedule of Repairs, which are provided in Appendix 4 of this report.

Updating the CMP
1.16

The CMP is recognised as a dynamic document, which should be revised and updated to
maintain its usefulness as a practical tool, for reasons such as (but not limited to)
•

New information regarding the building fabric and associated values;

•

Changing legislation, policy and guidance;

•

Evolution of plans for the Site; or

•

Emergence of business risks for the Site.

1.17

This reflects the intention that the chapel will be a working site that must be able to
evolve and adapt, whilst taking into account the significance of this Site and ensuring
that it is protected for future generations.

1.18

It will be the responsibility of Fairfax (Rottingdean) LLP to review the plan at regular
intervals, as discussed within Section 5 of this CMP, ‘Managing Change – Conservation
Policies’.

Approach
1.19

This document is based upon the established format for CMPs developed by the National
Lottery Heritage Fund and uses the Historic England guidance for sustainable
management of heritage to inform discussions around heritage values, application and
policies.

Scope
1.20

The study area included within the research has been identified within the Site boundary
at Drawing 1 in Appendix 1 of this report. This site includes the chapel to the former St
Aubyns School only. The Site does not include any other parts of the former St Aubyns
School site, or the Sports Pavilion, the latter of which is the subject of a separate CMP.

Drawings
1.21

This document should be read in conjunction with the illustrative plans provided in
Appendix 1, listed below for convenience. These have also been included (not to scale)
throughout the report as figures, as appropriate:
•

Drawing 1: Site Location Plan; and

•

Drawing 2: Floor Plan and North Elevation.

Research and Reference Information
1.22

The investigation and analysis of the Site and its risks has been undertaken through a
combination of primary and secondary research, desktop studies, archival visits and site
surveys.

1.23

All research documents have been referenced in the bibliography of this report.

Methodology
1.24

The report includes discussion around the following areas:
•

Introduction (Section 1): This section summarises the purpose of the CMP, the
author and ownership of the document, the study area, the approach, research
areas and limitations.

•

Understanding the Site (Section 2): This section sets the scene for the CMP,
building up a picture of the Site. This identifies a brief history of former St Aubyns
School and of the chapel itself within that context, in order to inform the
assessment of significance of the Site that follows.

•

Assessing Heritage Values and Significance (Section 3): Within this section, the
significance of the Site is identified, based on physical characteristics (evidential
values), the history of the school and chapel (historical values), the visual appeal
of the Site (aesthetic values) and the meaning of the Site to its various
stakeholders (communal values).

•

Risks and Opportunities (Section 4): This section identifies features of the Site
that currently pose a risk to the Site’s operations and the conflicts that exist within
the Site with regard to management and use; safety and safeguarding;
environment; estate condition and maintenance; and building-specific risks, all of
which could impact on the heritage values of the site.

•

Managing Change – Conservation Policies (Section 5): Based on the risks to the
Site, this section sets out policies relating to future use and maintenance of the
Site, which are intended to protect the values and significance of the Site and
provide a framework for managing changes within the site.

•

References and Bibliography (Section 6): This section identifies the resources that
have been used in order to compile this CMP.

•

Appendices: The Appendices are an important part of the report and include
additional information regarding the estate that further illustrates the discussion
within this report.

2. Understanding the Site
2.1

This section sets the scene for the CMP, building up a picture of the Site. This identifies
the history of the wider school site and its key features, providing the context for
discussion of values, risks and policies for the chapel.

Site Overview
Location
2.2
The site is located on the High Street in Rottingdean, a village to the east of Brighton. It
lies within the local authority area of Brighton and Hove City Council.
2.3

The extent of the chapel Site is identified in Figure 2.1. The study area boundary is
commensurate with this plan.

Figure 2.1:

Site location plan

Asset Description
2.4
The former St Aubyns School is a Grade-II-listed building and designated heritage asset.
The principal listed building of St Aubyns School was built in the early 19th century as a
private residence. It was soon converted for use as a school; the list entry description
specifically references a date of 1832 for this change of use. This building has undergone
several phases of alteration and extension in the later 19th and 20th centuries, and as
such, the building today is a multi-phase complex with layers of fabric and a mixture of
modern and historic features.
2.5

The Site is one of a number of associated other structures that are considered to form
part of the listing designation under the provisions of the Planning (Listed Buildings and

Conservation Areas) Act 1990 and by virtue of age, ancillary use, attachment and/or
curtilage relationship.

Statutory Designations
2.6

Listed buildings are protected in statute by the provisions of the Planning (Listed
Buildings and Conservation Areas) Act 1990. They are buildings and structures that have
been added to the National Heritage List for England by virtue of their special
architectural and/or historic interest. Buildings (and structures) are designated under
the following categories:
•

Grade I – buildings/structures that are of exceptional interest;

•

Grade II* – buildings/structures that are of more than special interest; and

•

Grade II – buildings/structures that are of special interest.

2.7

The 1990 Act requires local planning authorities to pay special regard to the desirability
of preserving listed buildings and their settings when exercising their planning functions.
Listed building consent is required for any works that have the potential to affect their
special interest.

2.8

The former St Aubyns School (also known as Field House) was added to the statutory list
of buildings of special architectural or historic interest at Grade II and for group value on
20 August 1971. Its list entry description reads as follows:
“Detached house, now school. Early C19, with additions. Brick, stucco, mathematical
tiles, roof of slate. 2 storeys over basement with dormers in attic; thirteen windows. There
is an original, double-fronted range with wings coming forward to either side, with
additional canted ends, and a further, flat-roofed wing to the north. Flat-arched entrance
under Doric porch now partly enclosed. All windows flat-arched; 2-storey segmental bays
either side of entrance with tripartite windows and mathematical tiles to spandrels.
Ground floor of brick painted, first floor stuccoed; sill band to first-floor windows;
moulded cornice and parapet; one-window range between central range and wings,
which have a window in each side of their 3 faces to both floors, without architraves but
with storey band and cornice continuous from main range; dormers in mansard roof over
centre range, and end stacks, hipped roof to wings. INTERIOR: not inspected. This house
has been used as a school since 1832.”

2.9

There are several other buildings within the former St Aubyns School site that may be
considered to be listed by virtue of section 1(5) of the Planning (Listed Buildings and
Conservation Areas) Act 1990. This identifies that (a) any object or structure fixed to the
building and (b) within the curtilage of the [listed] building which, although not fixed to
it but has formed part of the land since before 1 July 1948 shall be treated as part of the
building.

2.10

The courts have identified three key factors to be taken into account in assessing
whether a structure or object is within the curtilage of a listed building:
•

The physical layout of the listed building and the structure;

•

Their ownership, both historically and at the date of listing; and

•

The use or function of the relevant buildings, again both historically and at the
date of listing.

2.11

It has been confirmed through site visits and also through application discussions with
Council officers that the Site is considered to form part of the listing designation of the
principal listed building, the former Field House.

2.12

The Site also falls part within the boundary of the Rottingdean Conservation Area. This
conservation area was first designated by the local planning authority in 1970 and has
been most recently extended in 2011. A map of the boundary of the area is included at
Appendix 3. A Character Statement has been prepared by Brighton and Hove City Council
to describe the special interest, character and appearance of this area, dating from 2015.

History
Introduction
2.13 In this section, map progression and other archival evidence from both national and local
sources is marshalled in order to provide a broadly chronological description of the
different phases in the development of the former St Aubyns School, and its component
buildings and grounds. This deals first with the principal listed building of the former St
Aubyns School and former residence Field House dating from the early 19th century, and
then the substantial additions to the north wing also including the chapel, mostly from
the later 19th and 20th century, when in school use. This section also outlines the gradual
accumulation of other buildings and structures, and resultant definition of spaces,
around the school campus during the later 20th century. The school was closed in April
2013.
Principal Building and North Wing Extensions (including the Site)
2.14 The principal listed building is the school and former residence, which was originally
known as Field House. Desk-based and archival research identifies that the first available
map evidence of the Site and its surroundings is a first series Ordnance Survey (OS)
undertaken in 1813 (Figure 2.2).1 This shows the majority of buildings at this time
concentrated along The High Street and around The Green, with generous gardens to
the rear, and open downland fields beyond. The schematic nature of this map means
that the school site is not identifiable, though the eastern side of the High Street is well
established.
2.15

The first available map to show the High Street in any useful detail is the 1838 tithe map
(Figure 2.3). The list entry for St Aubyns School identifies that the principal building was
constructed in the early 19th century as a private dwelling, and it is likely that the large
building set back from the eastern edge of the street in the tithe map is the principal
listed building. This shows a square footprint, with a rectangular wing on the northern
side. The list entry also identifies that the building was in use as a school by 1832, and it

1 http://www.visionofbritain.org.uk/maps/.

could be that the wing on the northern side was added to provide more space to
accommodate this changed use.

2.16

Figure 2.2:

First Series Ordnance Survey of 1813

Figure 2.3:

1838 Tithe Map showing the principal listed building with a
square footprint, and a wing on the northern side

In the 1838 tithe map, the principal listed building is set within a generous plot of land,
and it is likely that the boundary wall between the High Street and the principal listed
building was extant at this time. To the rear, beyond the boundary now defined by The
Twitten, there is a much larger expanse of open land that now partly comprises the
school playing fields.

2.17

The first map to show the school site in detail is the 1879 Ordnance Survey (OS) map,
where the building is identified as Field House (Figure 2.4). In this map, the building
footprint has altered to include a wing projecting westwards from the main body of the
house, whilst the rectangular wing on the northern side remained extant. As in the tithe
map, the building is set within a generous plot of land to the rear of the High Street, with
open downland to the east beyond The Twitten path.

Figure 2.4:
2.18

1879 OS map

A local history website for Rottingdean summarises the different names that St Aubyns
School has had since its inception:
“The premises changed hands several times, being called Kennedy’s School in 1832 and
Field House School from the 1860s, when a Mr Hewitt was headmaster, through to the
1880s. It took the name Rottingdean School in 1887 under two brothers named George
and Thomas Mason but this was transferred seven years later to new buildings north of
the village which stood on the site of the present Rotyngs. The year 1895 saw the
introduction of the name of St Aubyns (which has been spelled without the apostrophe
since 1940) under a Mr CEF Stanford.”2

2.19

2

A photograph of the school decorated for Queen Victoria’s Diamond Jubilee in 1897
shows the main frontage of the principal school building, at this time with only one wing
on the northern side (Figure 2.5). A small element of the building range on the north side
of the principal building can be glimpsed, along with a single-storey building on the south

http://www.rottingdeanvillage.org.uk/around-about/history-environment/st-Aubyn’s

side. The layout of the forecourt in front of the school comprised a semi-circular
driveway, which presumably had access and egress points to the street at either end.

Figure 2.5:

2.20

St Aubyns School in 1897, decorated for Queen Victoria’s
Diamond Jubilee

By 1899, the OS map (Figure 2.6) for that year shows the school had been renamed St
Aubyns. The principal building footprint appears larger than in the 1879 OS map 20 years
earlier, with structures added to the west side of the northern wing to broaden its width.

Figure 2.6:

1899 OS map

2.21

Archival research has revealed drawings dated 1899 for the construction of a W.C on a
narrow site between the rear of cottages on the High Street, and the west elevation of
the school’s northern wing (Figure 2.7). The elements of the northern wing shown in the
drawing correlate with the approximate location of the school theatre today, and
interestingly this portion of the building is annotated in 1899 as ‘temporary’. This is a
strong indication of the iterative nature of the school’s expansion, following its formal
establishment as St Aubyns in 1895.

Figure 2.7:

1899 drawing of additional WCs to west side of north range

2.22

Archival research has revealed drawings dated 1902, which provide evidence for another
extension, this time to the rear of St Aubyns School. The site plan for these drawings
gives a good indication of the different phases of alteration and addition to the principal
building up to this point, as well as the extent of its grounds. The principal building is
depicted with its single canted wing projecting westwards and a projection on its
northern side that is delineated from further built form on its north and west sides
(Figure 2.8). The 1902 extension was added to the rear (east) of the building, and the
lack of window openings on its northern side indicate that it adjoined a pre-existing
structure (Figure 2.9).

Figure 2.8:

1902 site plan showing different phases of the school’s
development

Figure 2.9:

1902 drawings for rear addition to the school

2.23

The 1910 OS map shows the school site and building footprints in greater detail than
previous maps (Figure 2.10). By this time, the southern wing of the principal building had
been added, and this can also be seen in photographs dated 1914 along the A259 (Figure
2.11), and date 1918 from the High Street (Figure 2.12). The delineations within the
building footprint differentiate between double-height elements of the building and
more peripheral single-storey portions. In 1910, there appears to be a pathway leading
directly from the school, across the rear grounds and The Twitten, into the field to the
east. This may indicate that the open land to the rear of the school was in use as a playing
field by this date.

Figure 2.10: 1910 OS map

Figure 2.11: 1914 photograph with view of the rear of St Aubyns School,
showing southern wing of the principal building

Figure 2.12: St Aubyns School in 1918
2.24

The last significant extension to the main building was the school chapel, completed in
1912 and dedicated in 1913.3 Later 20th-century additions to the school premises have
been constructed within the grounds, rather than to the principal listed building itself.

2.25

Multiple aerial photographs dated 1926 and 1927 show clearly the extent of alteration
and piecemeal development that had occurred to the principal building of St Aubyns
School by the early 20th century (Figures 2.13 and 2.14). Beyond the northern canted bay
wing, the northern extension to the principal building is a complex amalgam of individual
elements and roof forms, which reflect the piecemeal and iterative development of the
school site over time, as it evolved to meet the changing needs of the school and its
pupils. By this time, a large portion of the formerly expansive, agricultural field to the
east of The Twitten had also been acquired by the school and was in use as playing fields.
Today, the principal listed building of St Aubyns School, and its collection of extensions
to the northern wing, remain largely as seen in the 1927 aerial photographs.

Figure 2.13: 1927 aerial photograph
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Figure 2.14: 1927 aerial photograph
2.26

Planning drawings and photographs show that a phase of partial alteration and
reconstruction was undertaken in 1979, focussed at the rear of the principal building.
This comprised internal alterations to the plan form and circulation patterns at
basement, ground and first floor levels, together with the construction of a new stair
block at the rear of the building, and the replacement of two glazed lean-to structures
(Figure 2.15).

Figure 2.15: Drawing of 1979 alterations at ground floor
The Chapel
2.27 The chapel was completed in 1912 and dedicated in 1913.4 It is located to the north of
the main school building, attached via the substantial extension on the north wing.
Although never consecrated, a late-20th century school prospectus (see Figure 2.16)
describes the routine services held in the chapel for pupils:
“There is a simple 10 minutes service in the School Chapel each morning, except on
Sunday when there is Matins or Evensong, usually with a visiting preacher. The services
are led by the School choir. The majority of boys are Church of England, but boys of other
denominations and faiths are welcomed, and arrangements can generally be made for
them to attend.”
2.28

A 2011/12 newsletter for alumni of St Aubyns also includes a note about the chapel’s
centenary in 2013:
“In 2013 the school chapel will celebrate its centenary. To mark this and to recognise the
central role in the life of the school which the chapel plays we will be holding a Centenary
Service on Saturday 20th April at 11.00am for former pupils only.”5

4
5

http://www.rottingdeanvillage.org.uk/around-about/history-environment/st-aubyns
St Aubyns Old Pupils Newsletter, Issue 4, 2011/12.

Figure 2.16: Photograph of school chapel interior c.1930

Figure 2.17: Undated photograph from a school prospectus detailing chapel
services at the school6
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Undated school prospectus

Ownership and Maintenance
2.29

The former St Aubyns School was originally constructed in the early 19th century as a
private residence (known as Field House) but was adapted soon after and then further
converted for new use as a private school under different ownership. During its time as
a school, it appears likely that the buildings were not maintained to the highest
standards. The former St Aubyns School has been vacant since the closure of the school
in April 2013. Since that time, the buildings have suffered progressive decline due to a
long period of unoccupancy.

Statutory Duties and Planning Policy
Statutory Duties
2.30 The Planning (Listed Buildings and Conservation Areas) Act 1990 states that listed
building consent is required for;
‘(s.7) … any works for the demolition of a listed building or for its alteration or extension
in any manner which would affect its character as a building of special architectural or
historic interest …’
2.31

In determining such applications, the following duty is placed upon the decision maker:
‘s.66(2) In considering whether to grant listed building consent for any works the local
planning authority, or as the case may be, the Secretary of State shall have special regard
to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.’

2.32

With regard to applications for planning permission within conservation areas, it is set
out that:
‘s.72(1) In the exercise, with respect to any buildings or other land in a conservation area,
of any powers under any of the provisions mentioned in subsection (2), special attention
shall be paid to the desirability of preserving or enhancing the character or appearance
of that area.’

National Planning Policy
2.33 The governments planning policy is set out in the National Planning Policy Framework
(NPPF) (3rd edn 2019). This document establishes a presumption in favour of
sustainable development (paragraph 17).
Local Planning Policy
2.34 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning
applications be determined in accordance with the development plan ‘unless material
considerations indicate otherwise’. The development plan for Brighton and Hove City
Council comprises the City Plan Part One (adopted in March 2016) and the remaining
retained policies in the Brighton & Hove Adopted Local Plan (adopted 2005).

Stakeholders
2.35

There is a wide range of both internal and external stakeholders with an interest in the
Site.

2.36

There may be a requirement to engage with some or all of these when considering
change at the Site that may affect the heritage values of this site. This may take the form
of internal communication, public engagement or consultation with environmental and
heritage stakeholders. It is likely that different stakeholders will place a different level of
importance of the heritage values that are embodied within the Site.

2.37

The following section outlines some of the key stakeholders:
•
•
•
•
•
•
•
•
•

Fairfax (Rottingdean) LLP
Rottingdean Parish Council
Former students
Former staff
Funders and investors
Contractors
Brighton and Hove City
Council
The Victorian Society
The Twentieth-Century
Society

•
•
•
•
•

•

War Memorials Trust
Local history groups
Local residents
Visitors to the chapel
Residents of the new
development on the former
school site
Visitors to the new
development on the former
school site

3. Assessing Heritage Values and Significance
Significance and Special Interest
3.1

The NPPF 2019 defines the significance of a heritage asset as
“The value of a heritage asset to this and future generations because of its heritage
interest. The interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset’s physical presence, but also from its
setting.”7

3.2

Historic England has provided guidance on assessing significance in ‘Advice Note 12:
Statements of Heritage Significance: Analysing Significance in Heritage Assets’ (2019).
This document responds to the NPPF requirement for applicants for heritage and other
consents to describe heritage significance, in order to assist local planning authorities in
making decisions and understanding the impact of proposals for change to heritage
assets. Understanding the significance of heritage assets, in advance of developing
proposals for their buildings and sites, enables owners and applicants to receive
effective, consistent and timely decisions.8

3.3

The assessments of significance that follow have also been considered with reference to
the heritage values articulated by Historic England’s ‘Conservation Principles, Policies
and Guidance’ (2008). These can be summarised as follows:
•

Evidential – the potential of a place to yield evidence about past human activity.
Physical remains of past human activity are the primary source of evidence about
the people and cultures that made them; their evidential value is proportionate
to their potential to contribute to people’s understanding of the past. Geology,
landforms, species and habitats similarly have value as sources of information
about the evolution of the planet and life upon it.

•

Historical – the ways in which past people, events and aspects of life can be
connected through a place to the present. Illustrative historical value has the
power to aid interpretation of the past, whilst association with a notable family,
person, event or movement gives historical value a particular resonance.

•

Aesthetic – the ways in which people draw sensory and intellectual stimulation
from a place. Aesthetic values can be the result of conscious design, or they can
be the seemingly fortuitous outcome of the way in which a place has evolved.

•

Communal – the meanings of a place for the people who relate to it, or for whom
it figures in their collective experience or memory.

7 MHCLG,

National Planning Policy Framework (NPPF) 2019 – Annex 2: Glossary.
Historic England, Advice Note 12: Statements of Heritage Significance: Analysing Significance in Heritage Assets,
2019.
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Listed Buildings
3.4
Listed buildings are defined as designated heritage assets that hold architectural or
historic interest.9
3.5

The principles of selection for listed buildings are published by the Department for
Digital, Culture, Media and Sport and supported by Historic England’s Listing Selection
Guides for each building type.10 The relevant selection guide for the listed buildings
affected by these proposals are ‘Places of Worship’ and ‘Domestic 2: Town Houses’.

Conservation Areas
3.6
Conservation areas are designated if they are of special architectural or historic interest,
the character and appearance of which it is desirable to preserve or enhance.11
3.7

Historic England has published guidance in respect of conservation areas. This document
provides a framework for the appraisal and assessment of the special interest and
significance of a conservation area. It also provides advice on how to identify whether a
building contributes positively to the character or appearance of a conservation area.12

Former St Aubyns School (Grade II)
Architectural Interest
3.8
The former St Aubyns School and principal listed building (Field House, Figure 3.1) has
evidential and historic value as an example of a high-status detached house in a oncerural location, which dates from the early 19th century. It has aesthetic value because it
displays Classical design influences applied to domestic architecture, which is expressed
in its elevational proportions and design, and remaining elements of its materials, plan
form and interior features. The later additions and adaptations relating to the
subsequent school use also illustrate how this residence has been adapted, sometimes
in deference to, or at odds with, the original architectural character.
3.9

9

Historic England’s Listing Selection Guide for suburban and country houses (or villas)
outlines that the defining features of the new houses built beyond the urban centres
from the late 17th to 19th centuries included their substantial size and often grand
appearance, and positioning within their own generous grounds and gardens. Although
more remote from town, the architectural style, plan forms and interiors of these houses
generally followed urban precedents. By the Regency period, architectural styles and
also the composition of the building or its grouping became more varied for this type,
including reference to Greek- or Roman-derived Classical models, and later moving away
to other style such as Italianate or the Picturesque Gothic. The former residence of Field
House follows this wider national pattern, although as found today, the later school
conversion and expansion has impacted on the appreciation of its former domestic use
and style, both externally and internally, including by reducing its former visual
prominence within a past garden setting.

DCMS, Principles of Selection for Listed Buildings, 2018
Historic England, Listing Selection Guides (all types), 2011–2018.
11 HMSO, Planning (Listed Buildings and Conservation Areas) Act, 1990 – Section 69(1) (a).
12 Historic England, Advice Note 1: Conservation Area Appraisal, Designation and Management, 2019 (2 nd edn).
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Figure 3.1:

St Aubyns School

3.10

Importantly, the Listing Selection Guide also sets out that the specific considerations
when considering this building type for designation comprise date and intactness;
selectivity – within such an extensive and diverse category; aesthetic judgement,
technology, degree of alteration – whether this has been harmful, harmless or
contributory to the original design and construction; boundary walls; integrated
assessments – including group value of other buildings within the site and its curtilage;
regional variation; incorporation as part of a planned settlement or estate;
underrepresentation on the list; development pressures; grading; and historic
associations.

3.11

The evidential and historic value of the building is derived principally from the early-19thcentury core of the building, which retains much of its original appearance externally
and also some legibility of the plan form internally, together with fragmentary historic
features. The late-19th- and early-20th-century projecting wings to either side of the core
also contribute to the architectural character and interest of the principal listed building,
where they repeat the style of the original in their materiality and proportions.

3.12

Phases of change and extension have altered the principal listed building incrementally
over the past two centuries. The accumulation of alterations has added to the building’s
aesthetic and historic value in places (for example, the 1902 extension, the school chapel
and the adjacent classroom building), but conversely, several later alterations and
additions have been rapidly and poorly executed, with little consideration of materials
or detailed design (for example, the later 20th-century theatre and kitchens). This has
resulted in the substantial loss of original/historic fabric and features, whilst some new
interventions have also served to confuse or detract from the understanding and
appreciation of the earlier form (particularly the 1979 alterations and extensions to the
rear of the building).

3.13

Although some elements of the later school use and expansion of the original house
were more considered in their design and construction, and also remain legible and
largely intact, this is not a complex that can compare to the high architectural
achievements of better endowed, and often fully purpose-built, public school campuses
during the High Victorian period of many school foundations and expansions.

Historic Interest
3.14 The principal listed building and original large residence is of historic value because it
helps to illustrate the development of Rottingdean as a once-rural village based on an
agricultural economy that, during the 19th century, became more prosperous and
attractive as a place to live for those of a higher social status in this period. The attractive,
Classical composition of its front elevation, set back from the High Street behind a
forecourt and enclosed by a high flint wall, provides evidence of the social and domestic
aspirations of its earliest owners and occupiers, and how they might have lived during
the early 19th century. There is also a clear influence here of wider economic and
architectural developments from nearby Brighton and nationwide in this period.
3.15

The multiple phases of change to the principal listed building, as well as the extensions
to its northern side, are also of historic value to the wider complex because they clearly
reflect the new adaptation and then ongoing use of the building as a school during the
19th and 20th centuries. The quality and intactness of the many later additions and
adaptations varies, although key elements such as the franking bays to the frontage,
early phase part of the north wing and also school chapel remain more legible to
illustrate how the school site has grown and the changing needs of the school.

3.16

The Listing Selection Guide for education buildings highlights the importance of the
Public Schools Act of 1868, which placed certain long-established schools on a new
charitable footing. It also highlights the bolstering of others by the later Endowed
Schools Act of 1869, which led to considerable expansion of premises, sometimes on
more spacious new rural or suburban sites. What became St Aubyns School benefited
from these changes, which is evidenced in the rapid and significant expansion of the
campus from the later 19th century onwards. However, this more modestly and
pragmatically adapted complex cannot be compared to the more ambitious and often
monumentally designed buildings of the better-known purpose-built school campuses
of the High Victorian period. Nor is it associated with noted architects or designers of
the period.

3.17

Historic value is also derived from the school’s association with several noteworthy
former pupils, including the novelist Bulwer Lytton, Henry Fox Talbot (one of the
founders of photography) and John Kipling (son of Rudyard Kipling).

Group Value
3.18 The principal listed building of St Aubyns School derives group value from its historic
functional relationship with the several other buildings within the school campus,
including the Site. These other school buildings are numerous, and vary widely in terms
of their age, form, style, scale and materiality. Similarly, their contribution to the group
value and overall significance of the principal listed building varies between positive,
neutral and negative.

Chapel to St Aubyns
Architectural Interest
3.19 The chapel is a representative example of an early-20th-century chapel designed
specifically for use by a school, which includes typical features of ecclesiastical
architecture, such as an east–west orientation, a nave with side aisles, a larger east

window and simple use of Gothic-style arched windows and aisle screens. It is not a
building of high architectural ambitions or indeed accomplishments in terms of its design
or construction, but is characterised more by its modesty practicality, employing
affordable and available building materials and methods for the time to enable costeffective provision of meeting and worship space.
3.20

Externally, it has relatively limited visual presence within the school campus and also the
wider village by virtue of its discreet positioning on the school site and simple form and
cladding. Internally, there is a somewhat greater degree of ornamentation of the
structure and also decoration, together with many fixtures and fittings directly
associated with the pupils and staff of the school. It is a building of architectural charm,
rather than any particular innovation or virtuosity in design, or use of materials or
technology.

Historic Interest
3.21 Historically, the construction of the building in the early 20th century broadly represents
the increasing popularity and importance of chapels in private schools in England during
the late 19th and early 20th centuries, and also records the financial ability and intention
of the school to commission the construction of its own place of worship at this time. 13
Although an interesting survival, this is not a unique or exceptional example of a chapel
built for school use in this period. This does not form part of a wider architectural
composition but rather the last significant addition to a gradually expanded and
piecemeal campus built around an earlier house.
Group Value
3.22 The heritage value of this building, and also its contribution to the special interest of the
principal listed building, is primarily invested in its strong historical association with St
Aubyns School, for which it was originally built and then used continually for morning
services and also commemoration for the pupils since 1913 until closure a hundred years
later. Appreciation of this historic and communal value and relationship to the former
school use is reinforced principally by the interior features such as the memorial plaques
and photographs within the chapel, which remember the former pupils of the school
who were killed in the First and Second World Wars. Among these was John Kipling, the
son of Rudyard Kipling, for whom the poet wrote ‘My Boy Jack’ following John’s death in
1915 at the Battle of Loos.

13

Historic England. Listing Selection Guide: Places of Worship. April 2011.

Heritage Significance of Component Parts
3.23

The categories used to broadly ascribe the level of significance to each building or
element in the statement below is set out in the table at below:
Level of significance

Description

Very high

A feature or element which is fundamental to the special
architectural or historic interest of the building and
survives in an unaltered state.

High

A feature or element which makes an important
contribution to the special architectural or historic interest
of a building. These will generally be original features
which are of slightly less importance (e.g. service areas
rather than principal rooms) or important original features
not entirely in their original condition or features from a
later period which are of less architectural and historic
interest.

Moderate

A feature or element which makes some contribution to
the special architectural or historic interest of the building.
This may be either a much altered original feature or a
later feature of more marginal architectural or historic
interest.

Low

A feature or element making little contribution to the
special architectural or historic interest of the building.
The loss of or major alteration to such features may
constitute minimal harm to heritage significance.

None

Features or elements making no contribution to the
special architectural or historic interest of the building.

Exterior – Moderate Significance
3.24 The chapel comprises a main central double-height element, with a corrugated pitched
roof (over the nave and aisles internally), which is enclosed by two single-storey side
elements to the north and east, with flat asphalt roofs (two corridors internally). A small
porch on the northern elevation breaks the otherwise rectangular footprint of the
building (Figure 3.2).
3.25

The north and east elevations are clad in white-painted timber boards, with a concrete
plinth at ground level (Figure 3.3). To the north elevation, there are two door openings
from the single-storey side elements, along with three two-light stained-glass windows
(also covered by ply-board). To the east elevation, there are two single-light, four-point
arched windows at ground level, and a large stained-glass window in the gable end (now
protected by ply-board).

3.26

Figure 3.2:

The school chapel

Figure 3.3:

North (L) and east (R) elevations

The western elevation of the chapel directly abuts the rear of No. 86a High Street, and
is not visible. The southern elevation is also not easily appreciable, being extremely
confined by the north wing extensions of the principal school building (Figure 3.4). This
southern side of the chapel is clad in brown corrugated metal sheeting, whilst the
stained-glass windows have been boarded up for protection. Archival research has not
confirmed the original design of the chapel and so it is not clear whether the corrugated
metal cladding is original. However, upon visual inspection, the timber weatherboarding
of the north and east elevations is thought likely to be the original cladding material,
whilst the corrugated sheeting is a later adaptation.

Figure 3.4:

South elevation of the chapel (L), and rear (west) elevation
adjoined to rear of No.86a High Street (R)

Interior – High Significance
3.27 Internally, the chapel has a typical arrangement of a central nave, with aisles to each
side, and a raised dais/sanctuary at the eastern end (Figure 3.5). The aisles are divided
from the nave by simple but attractive screens, with four-pointed arches, which are
pierced with trefoil roundels. The central nave space also has a simple but characterful
roof structure of timber joists with curved braces and drop pendants, which lends the
building a distinctly ecclesiastical character. Like the exterior, the walls are clad in timber
panelling.

Figure 3.5:

The nave and aisles within the chapel

3.28

The pews and lighting fixtures within the chapel are thought to be original, as are the
stained-glass windows. Though the external ply-board coverings make it difficult to
discern their content at present, the east window appears to contain three saints, whilst
the aisle windows contain a variety of depictions of saints and coats of arms. They also
contain numerous sets of initials, of which the association is not clear (Figure 3.6).

3.29

Two corridors skirt the main chapel space, along with a small room within the porch-like
structure on the northern elevation (Figure 3.7). These spaces are fully panelled, in
keeping with the treatment of the nave and aisles. It is possible that the corridors were
incorporated into the design of the chapel in order to facilitate a circulation pattern to
and around the building as part of its role within a school. Meanwhile, the small northern
porch room would likely simply have been used for storage or a preparation space for
assemblies/services in the chapel.

Figure 3.6:

The east window (L) and example of an aisle window (R)

Figure 3.7:

Two corridors and a small room skirt the main chapel space

Memorials – High Significance
3.30 At the eastern end above the raised dais, several panels have been installed to
commemorate “these old boys who gave their life for King and Country” – those former
pupils who were killed in the First and Second World Wars (Figure 3.8). This memorial is
supplemented by photographs of the fallen on the western wall – including John, the
son of Rudyard Kipling.
3.31

The window at the eastern end of the south aisle depicts three school boys around a boy
holding a crucifix, and this is said to feature the faces of some pupils of the school, who
were selected by the headmaster as models.14 This window has, unfortunately, been the
victim of vandalism and has been severely damaged (Figure 3.9).

3.32

The pews and lighting fixtures within the chapel also appear to be commemorative, as
they all bear the initials of individuals, presumably former pupils (Figure 3.10).

3.33

Appreciation of this historic interest and relationship to the former school use is
reinforced principally by the interior features such the memorial plaques and
photographs within the chapel, which remember the former pupils of the school who
were killed in the First and Second World Wars. Among these was John Kipling, the son

14

http://www.rottingdeanvillage.org.uk/around-about/history-environment/st-aubyns

of Rudyard Kipling, for whom the poet wrote ‘My Boy Jack’ following John’s death in
1915 at the Battle of Loos.

Figure 3.8:

Memorials to the former pupils of St Aubyns School who were
killed in the First and Second World Wars

Figure 3.9:

(L) The window at the eastern end of the south aisle, said to
feature the faces of former pupils of St Aubyns School, prior to
vandalism; (R) the window as seen today.

Figure 3.10: Sconce with inscription below, possibly suggesting a memorial or
financial contribution from an individual

Contribution of the Site to the Significance of the Rottingdean Conservation Area
3.34

Rottingdean Conservation Area is of significance as the historic core of a rural downland
village with a long agricultural history. It contains a large number of historic buildings,
and the mix of uses, and diversity in the age, type, style and material of buildings in the
area reflects the constant change over a long period of time. The small scale, vernacular
appearance of its cottages, houses, inns and farmsteads give a strong sense of
Rottingdean’s rural, secluded character, and this is reinforced by the prevalence of flint
in buildings and boundary walls, which occurs naturally within the chalk bedrock of
Sussex and therefore contributes to a distinctive character and a strong sense of place.

3.35

The settlement pattern, built form and variety of architectural styles and materials found
in the conservation area all help to illustrate the gradual development of Rottingdean
over time, from an agricultural village to a popular tourist destination and haven for
artistic and literary figures, and now a desirable, secluded residential enclave with close
links to surrounding towns.

3.36

The site of the former St Aubyns School is positioned on the boundary line between the
conservation area designation and historic core of the village (to the west) and the outer
and later suburban expansion (to the east). The historic route and line of The Twitten
provides a strong eastern boundary to the conservation area and also divides the main
school campus (and principal listed building) within from the playing field outside this
designation. The chapel is located within that part of the school site within the
conservation area.

3.37

The principal listed building of the former St Aubyns School and past grand villa (Field
House) makes a positive contribution to the high-quality historic building stock and
overall significance of the conservation area as a building of special architectural and
historic interest and a distinctive feature along the High Street in local views. The

numerous piecemeal extensions associated with the later school use contribute to the
character and appearance of the surrounding conservation area to varying degrees. The
well enclosed and bounded nature of the school site means that the majority of built
elements within the school campus, including the chapel, are shielded, which limits the
degree to which they contribute to the experience of the conservation area from the
public realm and in local views. Externally, the chapel appears simple and utilitarian next
to the architectural quality of the principal listed building nearby and is not noteworthy
within the street scene, notwithstanding its significance associative and functional
relationship with the school. Accordingly, the adopted Rottingdean Conservation Area
Character Statement does not identify the school chapel as a “positive feature” within
its townscape analysis map at (included at Appendix 3 to this report).

4. Risks and Opportunities
4.1

This section identifies the various risks that exist to the continued conservation of the
Site, as well as opportunities available to improve any current issues and negate future
risks.

4.2

This section has been used to inform the Policies and Guidance section of this report.
This section must not be considered in lieu of a full risk register.

4.3

As identified elsewhere in this report, this document should be considered to be an
evolving document and as the risks identified evolve, or new ones are uncovered, the
CMP should be updated accordingly.

Use of the Site
4.4

The ambition is to identify a new use and caretaker for the Site. Although discussions
have been carried out with Rottingdean Parish Council in relation to the potential use of
the Site as a venue for meetings, there has not yet been any formal agreement or
confirmation by them. Accordingly, this CMP aims primarily to identify risks,
opportunities, policies and guidance in relation to an anticipated period vacancy for the
Site.

4.5

The lack of a secured, sustainable use of the building presents the biggest risk to the
building’s fabric and significance. Accordingly, the identification of a sustainable, longterm use for the Site, sympathetic to its historic use as a community space and place of
worship, will be vital to secure the building for the future.

4.6

Many of the values of the Site are embodied within the educational use of the wider
former school site.

4.7

Historically, the primary function of the chapel was as a community and/or religious
space for the school, and whilst needs may change, and the specific use/activity being
undertaken in the building may become redundant or change, efforts should be made
to protect the use of the building for community/religious purposes.

Management and Critical Infrastructure
Management
4.8
The School is currently owned by Fairfax (Rottingdean) LLP, who manage and maintain
the chapel as part of the company’s property portfolio. It is the intention of Fairfax
(Rottingdean) LLP to identify and secure a long-term owner and caretaker for the Site.
Funding
4.9
Fairfax properties currently fund the maintenance and repair of the Site as part of their
operating costs for the approved development of the St Aubyns School site.
4.10

In the future, it is anticipated that a new owner/caretaker will assume
ownership/responsibility for financing essential maintenance and repairs, and any future
works of alteration or development to the Site. It will therefore be imperative that the

future owner/caretaker maintain the financial sustainability required to maintain the
building and to carry out any essential alterations to facilitate a long-term sustainable
use, which is inextricably linked to the preservation of the Site.
Infrastructure and Utilities
4.11 The Site currently has an outdated electrical and heating installation, which is not
functional. This includes redundant electrical distribution board, wiring, pipework and
radiators.
4.12

There is currently no water supply to the Site. The existing rainwater pipes connect to
drains running parallel to the east elevation and ultimately to a soakaway to the south.
The sewer also runs parallel to the east elevation, but there is currently no connection
to the sewer within the Site.

4.13

The proposals for the development of the St Aubyns school site allow for a new electrical
supply to be provided to the chapel, including a new meter.

Accommodation and Facilities
4.14 Currently no use has been secured for the building. However, the business needs of the
any future use and its competitive viability is likely to require a degree of flexibility to
meet needs, facility expectations and compliance demands. This is likely to include the
provision of toilet and kitchen facilities, the requirements for which would need to be
informed by the intended use and needs of users. Any resultant proposed physical
alterations should be specified in conjunction with a heritage specialist and should seek
to minimise adverse impacts on the significance of the curtilage-listed building and/or
removal of historic fabric. In view of the highly constrained nature of the building, and
the presence of fixed benches within the nave and aisles, the provision of such facilities
may require extension to the building, which would therefore be subject to planning
permission.
Accessibility
4.15 As a building that is currently disused, there are no legal requirements under the Equality
Act 2010 in relation to users of the building with a disability. The requirements of these
regulations can include management policies and reasonable alterations to premises to
permit access. However, as part of the approved proposals for the wider school site,
ramps and level access will be provided into both the south and two north entrances
into the chapel.
4.16

Subject to the needs of the future caretaker and use, further consideration may need to
be given to ensure full compliance with the requirements of the Equality Act, including
provision of disabled toilets and/or an induction loop, removal or alteration of fixtures
(i.e. fixed pews) to facilitate internal movement for wheelchair users; and/or the
adoption of management policies to accommodate users with disabilities. Any resultant
proposed physical alterations should be specified in conjunction with a heritage
specialist and should seek to minimise adverse impacts on the significance of the
curtilage-listed building and/or removal of historic fabric.

Safety and Safeguarding
Security
4.17 The location of the chapel will provide some degree of security to the Site. As part of the
approved development scheme for the St Aubyns School site, the area surrounding the
chapel will be in active use as a construction site, with restricted access secured through
hoarding. Passive monitoring will also be provided through the active use of the
surrounding school site. The St Aubyns School site is also overseen by a network of CCTV
cameras, which are monitored by an independent security company. These cameras also
provide some external coverage of the chapel.
4.18

Once the development for the surrounding school site is complete, the buildings
surrounding the Site will, in due course, be occupied by residents, who will provide
passive monitoring of the chapel.

Traffic and Transport
4.19 As part of the approved development, parking for the wider school site will be provided,
including a number allocated for visitor parking. The Site also benefits from its villagecentre location and, accordingly, street parking is available for any visitors to the Site.
No further dedicated parking provision will be provided for the chapel.
Fire Safety
4.20 Under the Regulatory Reform (Fire Safety) Order 2005, Fairfax (Rottingdean) LLP has
responsibilities for determining and managing the risk of fire on the premises.
Furthermore, any redevelopment or refurbishment works must be compliant with
Approved Document B of the Building Regulations for Fire Safety. This relates to the
design of the building, such as fire compartmentation, fire doors and lobbies, and width
and distance of escape routes and to aspects of management such as fire detection,
storage of combustible materials and keeping escape routes clear.
4.21

Listed (and curtilage-listed) buildings are not exempt from the legal requirements of fire
safety and are therefore vulnerable to change. Upgrading listed (and curtilage-listed)
buildings to meet modern requirements may sometimes involve altering some parts of
the historic fabric, such as conversion of doors into fire doors, installation of fire
detection equipment, ensuring structural compartmentalisation is un-breached and
introducing fire-rated partitions or protected escape routes.

4.22

Currently the only active fire prevention measure for the Site is the provision of fire
extinguishers.

Asbestos
4.23 Under the Control of Asbestos Regulations 2012, there is a duty on occupiers to manage
any risk of exposure to asbestos. Fairfax (Rottingdean) LLP have carried out a full
asbestos survey of the St Aubyns School site, including of the chapel. This has identified
various areas requiring attention. At the chapel, this has identified that the corrugated
sheet on the side elevation roof is asbestos. As part of the repair works detailed in the
Schedule of Repairs, this sheet will be removed and replaced with a corrugated metal
sheet. Accordingly, all asbestos on Site will be removed.

Working at Height
4.24 The chapel was built at a time when relatively little consideration was given to safe
through-life maintenance of and access to roofs and ceiling voids. Guttering and
drainage systems can be difficult to access in certain areas. This represents a risk to
maintenance personnel and contractors. Consideration would need to be given to how
to provide safe high-level access, whilst minimising the disruption to the heritage of the
site.
Construction Works
4.25 Any construction works being undertaken at the chapel must, by their nature, have high
levels of protection in order to protect workers on site and, given the Site’s village-centre
location, passing members of the public, as well as to prevent unlawful access into the
construction site. Scaffolding can also have an impact on the building fabric, for example
through accidental damage, or inappropriate fixings into the fabric of the building.

Environmental
Climate Change
4.26 The effects of climate change within this part of the UK are likely to result in increased
temperatures, increased intensity of rainfall and increased flood events. Fairfax
(Rottingdean) LLP will need to ensure that infrastructure in the chapel can accommodate
these issues, with particular consideration given to the capacity of rainwater goods,
durability of roof coverings and passive cooling measures. Any resultant proposed
physical alterations should be specified in conjunction with a heritage specialist and
should seek to minimise adverse impacts on the significance of the curtilage-listed
building and/or removal of historic fabric.
Energy and Building Performance
4.27 The existing chapel building dates from the beginning of the twentieth century. Although
there is a degree of licence for listed (and curtilage-listed) buildings under Part L of the
Building Regulations, there is a conflict between improving energy and building
performance and alteration of historic fabric.
Reuse of the Chapel Building
4.28 The existing chapel building remains vacant, with no secured future use. With careful
consideration, this disused area could be reorganised by a future user to provide a
functional area, subject to respecting the fabric of the curtilage-listed building.
Sustainable Energy Sources
4.29 In light of environmental concerns, the future caretaker/owner of the Site should
consider the introduction of energy sources that minimise the use of energy, are
sustainable and reduce the chapel’s carbon footprint. Options for low-energy lighting,
energy-efficient heating and insulation should be considered alongside improvements
to electrical supply and water efficiency. There may be scope to install PV panels on the
south slope of the chapel roof, or an air-source heat pump. Any resultant proposed
physical alterations should be specified in conjunction with a heritage specialist and
should seek to minimise adverse impacts on the significance of the curtilage-listed
building and/or removal of historic fabric.

Condition and Maintenance
Building Condition
4.30 The chapel has a significant issue with backlog maintenance works, where materials have
reached the end of their lifetime, as well as damage resulting from vandalism. The
Condition Survey identifies the following key issues:
•

External wall and roof sheeting has reached the end of its useful life.

•

Roof drainage system requires renovation. The gutters are currently
discontinuous in a couple of locations and new gutters will be required where the
existing lean-to structure has been removed.

•

A small area of floor in the south-east corner indicates some degree of water
intrusion, likely caused by an overflowing down pipe. The moisture appears to
have only superficially damaged the internal timber.

•

Existing window frames will require refurbishment.

•

The stained-glass window in the eastern end of the south aisle has been badly
damaged. The remnants have been collected and are currently stored in a box in
the chapel. The window opening is currently boarded up, although it is the
intention to introduce a clear-glass window within the opening, as an interim
measure to ensure the building is air- and watertight. Consideration should be
given to obtaining the advice of a suitably qualified stained-glass conservator, to
inform proposals for specialist repair or reinstatement.

•

In some of the areas exposed externally as a result of the demolition works
associated with the St Aubyns School development, the existing interior-grade
match boarding will need to be replaced with exterior-grade weather boarding.

4.31

The proposed works detailed in the Schedule of Repairs seek to rectify these issues.
Consideration should be given to the extent of repairs and whether listed building
consent would be required. Although like-for-like repairs generally do not require
consent, should the works go beyond ad hoc repair, then consent is likely to be required.

4.32

All buildings need to have a rigorous and responsive maintenance programme to ensure
that gutters, downpipes and drains remain clear and that roof covering, flashings and
windows remain weathertight.

4.33

The approved development proposals for the school site include demolition of many of
the structures surrounding and enclosing the chapel. This will result in internal fabric
becoming external and thus being newly exposed to the elements. Consideration has,
therefore, been given to the consolidation, treatment and re-cladding of the exterior of
the building, as part of the Schedule of Repairs, in order to ensure the building remains
watertight and that vulnerable features are adequately protected from the elements. It
should be noted, however, that such works may require listed building consent.

4.34

The conservation policies should be referred to when undertaking routine maintenance
of the chapel building, and works should be carried out in a way which considers their
status and significance.

Collections
4.35 The chapel contains a number of memorials, commemorative furnishings and
photographs of past students who served in the two World Wars. Efforts should be made
to ensure these elements are adequately protected from damage arising from
unfavourable climactic conditions within the chapel (i.e. water ingress/excessive
moisture, overheating, etc.) and also from the potential for vandalism or theft. A strategy
for maintenance and security for the building should be adopted to safeguard these
highly vulnerable elements of high significance.
4.36

In due course, the future owner/caretaker of the building should consider proactive
approaches to the preservation and interpretation of these artefacts, including
maintaining meticulous records to be held in a digital archive, ensuring the artefacts
themselves are conserved for the future and implementing a strategy for interpretation
of the collection to promote understanding and appreciation of it.

Fixtures and Fittings
4.37 There are a number of items within the chapel, which could be considered ‘fixtures’,
alteration or removal of which would require listed building consent. These include the
memorial at the east end, stained-glass windows, benches and light fixtures. There are
also a number of ‘fittings’, alteration or removal of which may or may not require listed
building consent. These include the photographs of fallen former students on display in
the chapel, hanging works of art, Bibles and prayer books. It will be for the local planning
authority to determine the extent to which such elements contribute to the character as
a building of special architectural or historic interest and accordingly, whether their
alteration or removal would require listed building consent. Until such decisions are
made, every effort should be made to ensure such items are neither altered nor removed
from the chapel.

Building-Specific: Impact on Significance of the Site
Areas that Have a Negative Impact on Significance
4.38 A number of areas have been identified which could be improved in order to enhance
the heritage values and significance of the site, either through extensive maintenance,
refurbishment or redevelopment. A number of these will be addressed as part of the
proposed programme of repairs, detailed in the Schedule of Repairs, which will be
carried out between 1 April and 1 October 2021, and will take 6–8 weeks to complete.
However, a number of other areas should be the focus of future efforts to preserve and
enhance appreciation and understanding of the significance of the building:
•

Identification and securing of a sustainable, long-term use and caretaker for the
building, ensuring responsible financial stewardship of the building.

•

Assessment of the condition of the damaged stained-glass window in the south
aisle and preparation of proposals for its repair or restoration, as necessary.

•

Introduction of new servicing (including heating) and connection to
drainage/sewers to facilitate the introduction of a new use and any alterations to
the building necessary to enable this.

Potential Loss of Features or Heritage
4.39 There are a number of building elements that are at risk of damage to heritage values
and significance due to past issues of poor maintenance. These include the following:
•
•
•
•
•

Memorials,
Church plate/Bibles/prayer books,
Commemorative furnishings,
Photographs and
Stained glass.

5. Managing Change – Conservation Policies
5.1

The current site management strategy is to undertake essential repairs to the building,
as detailed in the Schedule or Repairs; connect the building to mains electricity, water
and sewerage supply; and to ensure the building is secured until a long-term, sustainable
new use and caretaker can be secured.

5.2

A set of heritage-focussed policies has been drafted for the management and
maintenance of the chapel, based upon an understanding of the significance and
vulnerability of the heritage. Although the chapel has a number of exceptional features,
as well as rich heritage values, it is not the intention that all changes should be
prevented. It is intended that these policies be used to enable change in an informed
and sympathetic manner.

5.3

These policies have been created by the author and do not imply statutory consent; they
should not be used in place of obtaining statutory consent.

5.4

The policies have been divided into the following categories:
•

A – General;

•

B – Estate Management;

•

C – Maintenance and Repair;

•

D – Change and Enhancement;

•

E – Development Opportunities; and

•

F – Knowledge and Engagement.

Section A – General
Policy A1 – Management Policies
5.5
There is currently no adopted management strategy beyond undertaking essential
repairs to the building; connecting the building to mains electricity, water and sewerage
supply; and ensuring the building is secured. A detailed maintenance strategy should be
prepared to oversee the building going forward and reviewed periodically, in order to
ensure the building fabric, collections and significance of the building are preserved.
Clearance of rainwater goods and inspection of the roof, windows and servicing should
be regularly undertaken, in order to ensure the building remains watertight, and that
risks from any defects in servicing are avoided.
Policy A2 – Statutory Approvals, Advice and Responsibilities
5.6
Any proposed development work requiring consent will take note of the relevant
framework of local and national planning policy and statutory requirements.

Policy A3 – The Conservation Management Plan as a Vehicle for Change
5.7
With consideration of the CMP, changes will be permitted to ensure that a future
strategy for the maintenance and conservation of the building and collections can be
adopted, once a long-term sustainable use and caretaker for the building has been
secured.
Policy A4 – Sustainability
5.8
All activities relating to the maintenance and development at the chapel should have
sustainability for future generations at the forefront of discussions. This should include
consideration of environmental, social and economic sustainability principals.
Policy A5 – Use of the CMP
5.9
The CMP will be used as a point of reference for all repair, alteration and development
work. The document should be regularly reviewed and updated.
Policy A6 – Copies of the CMP
5.10 The CMP should be circulated to the following parties:

5.11

•

Fairfax (Rottingdean) LLP and

•

Brighton and Hove City Council.

Copies of the CMP should be clearly dated and the revision number shown. Any
subsequent copies should be provided to these parties.

Policy A7 – Securing a Sustainable, Long-Term Use and Caretaker
5.12 Efforts should be continued to secure an agreement with a future owner/caretaker for
the Site (Rottingdean Parish Council or other).
Policy A8 – Impact Assessments
5.13 When planning to undertake any further work to the chapel, a decision should be made
as to whether a heritage impact assessment is required prior to the works being
undertaken, in order to support any applications for planning permission or listed
building consent.
Policy A9 – Professional Consultants
5.14 Professional consultants shall be employed to advise on matters relating to the
maintenance, repair, alteration and improvement of the heritage buildings when
appropriate.

Section B – Estate Management
Policy B1 – Planning Preventative Maintenance Budgeting
5.15 Budgets for future maintenance and any refurbishment works should take account of
the historic building and CMP.
Policy B2 – Planned Preventative Maintenance Programme
5.16 Any planned preventative maintenance programme for the chapel should be informed
by detailed surveys of the building, including condition surveys.

Policy B3 – Property Documentation, Maintenance and Testing Records
5.17 Fairfax (Rottingdean) LLP should periodically review and assess the performance of their
management of the chapel against the policies within this CMP.
Policy B4 – Training
5.18 All staff and in-house maintenance teams should practice and advocate a “best-practice
approach” to conservation, achieved through training, induction and integration within
daily routine.
Policy B5 – Heritage Maintenance Guidelines
5.19 A set of heritage guidelines for maintenance of buildings across the site, as part of
training for staff and external contractors, should be extracted from the CMP.
Policy B6 – Monitoring Performance
5.20 Fairfax (Rottingdean) LLP should periodically review and assess the performance of their
management of the chapel against the policies within this CMP.
Policy B7 – Equality
5.21 Once a new user and caretaker is secured, an access policy should be adopted and
access to the building should be audited. Any resultant proposed physical alterations
should be specified in conjunction with a heritage specialist and should seek to
minimise adverse impacts on the significance of the curtilage-listed building and/or
removal of historic fabric.
Policy B8 – Fire Risk Assessment
5.22 Fairfax (Rottingdean) LLP should ensure that a Fire Risk Assessment of the building is
carried out and maintained, with due consideration of heritage assets and the CMP.
Policy B9 – Security
5.23 Fairfax (Rottingdean) LLP should ensure that adequate security is provided for the Site
and collections contained within, in order to minimise the risk of damage through
vandalism or theft. Any work to install security measures such as cameras, barriers, door
access systems and alarm systems are undertaken using the conservation philosophy
identified in Policy C1.
Policy B10 – Energy Efficiency
5.24 Any upgrades to building fabric and mechanical and electrical systems should consider
the adoption of materials and systems that minimise the use of energy, are sustainable,
and reduce the chapel’s carbon footprint. Options for low-energy lighting, energyefficient heating and insulation should be considered alongside improvements to
electrical supply and water efficiency. There may be scope to install PV panels on the
south slope of the chapel roof, or an air-source heat pump. Any resultant proposed
physical alterations should be specified in conjunction with a heritage specialist and
should seek to minimise adverse impacts on the significance of the curtilage-listed
building and/or removal of historic fabric.
Policy B11 – Thermal Performance
5.25 Any upgrades to building fabric should consider improvement of the thermal
performance of the building to limit energy waste. However, this should be undertaken

in a way that does not damage the historic building fabric, as well as being sensitive to
the aesthetic and communal values of the chapel.
Policy B12 – Collections Management
5.26 The management of the chapel should extend to providing adequate maintenance and
security to the artefacts and undertaking of cyclical risk assessments for collections
management, to limit risk of displacement of objects.

Section C – Maintenance and Repair
Policy C1 – Conservation Philosophy
5.27 Fairfax (Rottingdean) LLP should use the following approach to conservation across the
Site for all works affecting the physical fabric of the building:
(i)

Minimum intervention: if possible, leave historic fabric alone and do not
interfere unless it is absolutely essential.

(ii)

Maximum retention: where intervention is required, there should be the
minimum loss of historic fabric, and modern fabric should be targeted
wherever possible.

(iii)

Research and inspection: decisions regarding what will be altered and how
must be based upon detailed inspection of the buildings and an informed
understanding of its history, development and character, based on
research.

(iv)

Materials: wherever possible, sympathetic materials and traditional
methods of workmanship should be adopted for carrying out repairs.

(v)

Workmanship: the design of repairs should take note of original/historic
patterns of workmanship, character and profile, where possible.

(vi)

Skills and trades: only contractors, trades and craftsmen with the
necessary experience and skills working with historic buildings should be
permitted to undertaken works.

(vii)

Current effects and forward maintenance: projects should aim to
overcome a backlog of disrepair and defects, by improving the condition
of the building fabric to a point where forward maintenance is at a
manageable scale. This does not, however, negate the need for future
maintenance.

(viii) Timing: the provision of scaffolding and access may guide decisions
regarding the extent of what work is done, and when and where it is done.
Policy C2 – Continued Planned Preventative Maintenance
5.28 A Long Term Maintenance Plan for the chapel for the ongoing care of the existing
building fabric and collections should be prepared and maintained once a long-term
caretaker/owner has been secured. This should be regularly reviewed and updated to
reflect completed work and additional required works.

Policy C3 – Selection and Supervision of Contractors
5.29 All refurbishment works should be undertaken by contractors with proven track records
of working with historic buildings. For all routine maintenance works, contractors should
be provided with a briefing on working with historic buildings as a minimum.
Policy C4 – Practical Maintenance and Repair
5.30 Routine maintenance items should be undertaken, including the following:
•

Clearing of debris from gutters and rainwater outlets;

•

Cutting back of vegetation;

•

External decoration;

•

Internal decoration;

•

Like-for-like repair materials;

•

Maintaining natural ventilation; and

•

Maintaining heating during cold weather to minimise condensation occurrence.

Policy C5 – Backlog Maintenance
5.31 Fairfax (Rottingdean) LLP should undertake the wholesale repair programme of
elements of the chapel that have reached the end of their life, as identified in the
Schedule of Repairs and in accordance with the Schedule of Structural Condition. Repairs
are estimated to take 6-8 weeks and will be carried out between 1 April and 1 October
2021.
Policy C6 – Heating
5.32 Fairfax (Rottingdean) LLP should ensure that appropriate climactic conditions are
maintained within the building, in order to avoid accumulation of condensation and
associated damage to the building fabric and collections housed within the building.
Policy C7 – Collections Care
5.33 Long-term maintenance should extend to the survey, repair and conservation of historic
collections within the building. This should include the recording of loose heritage
objects, including memorials, prayer books, pews and photographs, as appropriate.

Section D – Change and Enhancement
Policy D1 – Heritage Impact Assessments
5.34 A Heritage Impact Assessment is required for any application that directly affects a
heritage asset or its setting. A Heritage Impact Assessment will always be required for
the following:
•
•

Listed building consent applications; and
Planning permission applications affecting listed buildings.

Policy D2 – Mitigation of Harm to Building Fabric
5.35 Damage to the building fabric should be mitigated, wherever possible – for example,
through finding an alternative location for the works; exploring alternative designs;
carrying out detailed investigations prior to finalising schemes; employing conservation
professionals to advise on the impact of the works on the heritage values; and carrying
out a detailed survey before commencing work, or a watching brief during the works.
Policy D3 – Internal Alterations to the Building Fabric
5.36 Any alterations to the internal building fabric will generally require listed building
consent. This would include alteration or removal of fixtures (such as the memorial at
the east end, stained-glass windows, benches and light fixtures) and may include works
to fittings (such as photographs, hanging works of art, Bibles and prayer books). The
impact of any proposals should limit or mitigate harm to the significance of the heritage
asset. Alterations that have the potential to change the character of an element or room,
or result in the loss of historic fabric, should be subject to a Heritage Impact Assessment
in order to find a solution that is least damaging to the significance.
Policy D4 – Installation of Building Services
5.37 Fairfax (Rottingdean) LLP should ensure that the provision and alteration of building
services is undertaken in a sensitive way that respects the building fabric. Installations
must be sensitively designed and routed or positioned in order to be as discreet and least
physically damaging as possible. Advice from a heritage professional should be
considered, if appropriate, in order to minimise harm to significance of the heritage
asset.
5.38

In due course, the needs of the future user/caretaker should inform decisions about
improvements to building services, including provision of kitchen and toilet facilities.
Again, advice from a heritage professional should be considered in order to minimise
harm to the significance of the heritage asset.

Policy D5 – Recording of Works
5.39 Where alterations to the building fabric are unavoidable, appropriate drawn and
photographic records should be made before and after alteration.
Policy D6 – Provision of Sustainable Energy Systems
5.40 Consider the provision and suitability of sustainable energy systems.
Policy D7 – Site Access Provisions
5.41 Review access to roof for undertaking planned maintenance and inspections, and
implement a safe system for access across the site.
Policy D8 – Change of Use
5.42 Efforts should be made to ensure the future use of the building is sympathetic to the
building’s historic uses as a community/religious facility.

Section E – Development Opportunities
Policy E1 – Areas that Have a Negative Impact on Significance
5.43 A number of areas have been identified which could be improved, in order to enhance
the heritage values and significance of the Site, either through extensive maintenance,

refurbishment or redevelopment. Several of these will be addressed as part of the
proposed programme or repairs, detailed in the Schedule of Repairs, which will be
carried out between 1 April and 1 October 2021, and will take 6–8 weeks to complete.
However, a number of other areas should be the focus of future or longer-term efforts,
in order to preserve and enhance appreciation and understanding of the significance of
the building:
•

Identification and securing of a sustainable, long-term use and caretaker for the
building, ensuring responsible financial stewardship of the building.

•

Assessment of the condition of the damaged stained-glass window in the south
aisle and preparation of proposals for its repair or restoration, as necessary.

•

Introduction of new servicing (including heating) and connection to
drainage/sewers to facilitate the introduction of a new use and any alterations to
the building necessary to enable this.

Section F – Knowledge and Engagement
Policy F1 – Engagement with Appropriate Bodies and Amenity Societies
5.44 Several stakeholders should be consulted over any significant future work affecting the
chapel Site, if and when planning and listed building consent applications are made.
Policy F2 – Stakeholder Engagement
5.45 Prior to undertaking any development works on the site, the stakeholders should be
identified and engaged with, as appropriate, in relation to the proposed works.
Policy F3 – New Information
5.46 This document should be seen as an evolving document detailing the heritage values and
significance of the chapel at the former St Aubyns School. When new information comes
to light, the CMP should be updated accordingly, by Fairfax (Rottingdean) LLP or
delegated person, and revisions circulated to interested parties.
Policy F4 – Digitise Paper-Based Content
5.47 Where possible, all paper-based content should be digitised and stored to ensure
safeguarding of information for the future.
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List Entry Description

ST AUBYNS SCHOOL
List Entry Summary
This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as
amended for its special architectural or historic interest.
Name: ST AUBYNS SCHOOL
List entry Number: 1381622
Location
ST AUBYNS SCHOOL, 76, HIGH STREET
The building may lie within the boundary of more than one authority.
County:
District: The City of Brighton and Hove
District Type: Unitary Authority
Parish: Rottingdean
National Park: Not applicable to this List entry.
Grade: II
Date first listed: 20-Aug-1971
Date of most recent amendment: 26-Aug-1999
Legacy System Information
The contents of this record have been generated from a legacy data system.
Legacy System: LBS
UID: 481984
Asset Groupings
This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the
official record but are added later for information.
List entry Description
Summary of Building
Legacy Record - This information may be included in the List Entry Details.
Reasons for Designation
Legacy Record - This information may be included in the List Entry Details.
History
Legacy Record - This information may be included in the List Entry Details.

Details
BRIGHTON
TQ3602SE HIGH STREET, Rottingdean 577-1/62/1061 (East side) 20/08/71 No.76 St Aubyns
School (Formerly Listed as: HIGH STREET, Rottingdean No.76 St Aubyns School incl. the Garden
Wall along the road)
GV II
Detached house, now school. Early C19, with additions. Brick, stucco, mathematical tiles, roof
of slate. 2 storeys over basement with dormers in attic; thirteen windows. There is an original,
double-fronted range with wings coming forward to either side, with additional canted ends,
and a further, flat-roofed wing to the north. Flat-arched entrance under Doric porch now
partly enclosed. All windows flat-arched; 2-storey segmental bays either side of entrance with
tripartite windows and mathematical tiles to spandrels. Ground floor of brick painted, first
floor stuccoed; sill band to first-floor windows; moulded cornice and parapet; one-window
range between central range and wings, which have a window in each side of their 3 faces to
both floors, without architraves but with storey band and cornice continuous from main range;
dormers in mansard roof over centre range, and end stacks, hipped roof to wings. INTERIOR:
not inspected. This house has been used as a school since 1832.
Listing NGR: TQ3697502331
Selected Sources
Legacy Record - This information may be included in the List Entry Details
National Grid Reference: TQ 36975 02331

Map

© Crown Copyright and database right 2017. All rights reserved. Ordnance Survey Licence
number 100024900.
© British Crown and SeaZone Solutions Limited 2017. All rights reserved. Licence number
102006.006.
Use of this data is subject to Terms and Conditions.
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Company Name: Reuby & Stagg Ltd
Visit Date:

Rev A

10/7/20

Present:

Chris Vivian

Purpose:

To inspect Structural Condition of Existing Chapel

We have undertaken a site visit as dated above and our observations are listed below:

No.

1

Observation
R&S visited site on 10th July 2020 to inspect and schedule the current
condition of the existing Chapel buildings located at the St Aubyns
redevelopment site. This report details the visual findings from the nonintrusive inspection, and it should be read in conjunction with the schedule of
repair document provided by The Brunton Boobyer Partnership Ltd in July
2020.

The existing single storey chapel building is a timber framed structure with a
suspended timber floor and exposed feature roof trusses. The building is clad
partly with metal sheeting and timber weather boarding. At the time of the
visit the existing lean-to structure was being removed to expose internal
match boarding to the newly exposed face. The roof is currently covered with
corrugated sheeting surrounded with timber barge boards.

2

We were unable to inspect the condition of the external wall studs, but there
appeared to be no evidence of water ingress internally, suggesting that the
external cladding is still providing a waterproof function. The sheeting
however has reached the end of its useful life and should be replaced as part
of the overall refurbishment. We would also recommend that the existing wall
studs are inspected once the cladding has been removed. The studs should
be cut back 1.0m away from any rot if any evidence of deterioration is found.
In general, the exterior exposed timber has been poorly maintained and
should be replaced or renovated in accordance with the report provided by
BBP.

Action

Cleared
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The roof also does not show any signs of water ingress with the internal
finishes intact. The corrugated sheeting requires replacement due to the
current levels of corrosion. There is also no evidence of structural
deterioration of the roof structure with no roof spread or movement visible
together with a level ridge line.
The existing roof drainage system will need to be renovated with either a new
soak away provided or an assessment of the existing system via a CCTV
survey. The gutters are currently dis-continuous in a couple of locations and
new gutters will be required where the existing lean-to structure has been
removed.
The interior of the chapel is in a very good overall structural condition. There
is no visible evidence of water ingress to the roof or internal wall construction.
A small area of floor in the South East corner indicates some degree of
historic water intrusion. This is likely to have been caused by an overflowing
down pipe. The moisture does appear to have only superficially damaged the
internal timber. The floorboards locally in this area should be replaced and
stained to match the existing. The existing window frames will either need
replacement or renovation and we note that one of the stained-glass windows
has been badly damaged.
The existing timber floor has a solid feel with no noticeable areas of deflection
or deterioration.

3

4

Overall the Chapel can be described in a good overall structural condition. It
is clear that the external sheeting has reached the end of its useful life and
the exterior of the building requires an overall re-decoration. The building has
not derteriorated to an extent where the structural integrity has been
compromised. Some of the areas exposed externaly as a result of the
demolition works should have the existing match boarding replaced with
external weather boarding as part of the overall renovation.
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Chris Vivian BSc.(Hons) C.Eng MIStructE

DATE. 27/07/20

Schedule of Repairs to
Existing Chapel
for
St Aubyns School
High Street
Rottingdean
Brighton
BN2 7JN

September 2020
1071

THE BRUNTON BOOBYER P ARTNERSHIP
201 Greenwich High Road, Greenwich, London SE10 8NB

1071
External Repairs
Room/Area
North Elevation

East Elevation

Work Required
 Lean-to roof – remove asbestos cement roof sheets and
replace with new PPC metal trapezoidal cladding, colour to
match cladding to main roof above.
 Replace existing black UPVC rainwater gutter and
downpipes with new cast-iron rain water gutters and
downpipes, colour: black.
 External timber weatherboarding – rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
white.
 External timber fascias and soffits - rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
Dark Green.
 External window frames and cills - rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
Dark Green (cills and outer frame) White (inner frame).
 External doors and frames - rub-down and strip off existing
paint down to bare wood. Repaint with undercoat and 2no.
top coats of exterior grade oil-based paint. Colour: Dark
Green (frames) and white (doors).
 Roof bargeboards - rub-down and strip off existing paint
down to bare wood. Repaint with undercoat and 2no. top
coats of exterior grade oil-based paint. Colour: white.
 External timber weatherboarding – rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
white.
 External window frames and cills - rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
Dark Green (cills and outer frame) White (inner frame).
 Existing door – rub-down and stain with OSMO Natural Oil
Woodstain or similar to manufacturers recommendations.
Colour: Oak.
 Existing door frame - rub-down and strip off existing paint
down to bare wood. Repaint with undercoat and 2no. top
coats of exterior grade oil-based paint. Colour: white.
 Ends of timber beams supporting removed lean-to roof and
all remnants of former lean-to roof and roof covering to be
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South Elevation












cut off/removed, to allow for new weatherboard cladding.
Remove existing vertical matchboard panelling at low level
(from what was an internal-wall and which will now become
an external wall). Replace with new horizontal timber
weatherboarding to match weatherboarding to gable above.
Paint with undercoat and 2no. top coats of exterior grade
oil-based paint. Colour: white.
Remove redundant services: fire alarm bell, light switches,
electric distribution board, electrical wiring, PVC trunking
etc.
Remove redundant radiators and associated pipework.
Main and Lean-to roofs – remove existing rusted metal roof
sheets and replace with new PPC metal trapezoidal cladding,
colour to match cladding to main roof to north elevation.
Replace existing black UPVC rainwater gutter and
downpipes with new cast-iron rain water gutters and
downpipes, colour: black.
Remove existing corrugated vertical metal cladding and
replace with new like-for-like. Check condition of existing
timber wall studs behind corrugated metal cladding and
repair/replace where necessary.
External window frames and cills - rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
Dark Green (cills and outer frame) White (inner frame).
External timber fascias and soffits - rub-down and strip off
existing paint down to bare wood. Repaint with undercoat
and 2no. top coats of exterior grade oil-based paint. Colour:
Dark Green.
Break out existing adjacent concrete slab and clear away
vegetation. Reduce ground levels to min. 150mm below
bottom of cladding.

Internal Repairs
Room/Area
North east corner

South facade

Work Required
 Ensure that existing redundant heating pipes are sealed to
prevent leaks.
 Spray timber floor boards under pipes for rot and
remove/replace any sections that have either wet or dry rot.
 Provide temporary new window and frame to broken stained
glass window opening to provide weather protection and
security. New frame to match removed frame and opening
to be glazed with new clear single glass with obscured film
fixed to glass. Paint frame with undercoat and 2no. top
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Generally



coats of oil-based paint. Colour: off-white to match
surrounding frame and upper wall panelling.
Remnants of damaged stained-glass window to be placed in
a secure box and stored in Chapel in place to be confirmed.
Remnants to be inspected by specialist, window to be
reassembled/renewed and to be installed within existing
opening at a later date.
Treat existing timber window frames, door frames and wall
panelling with fungicide to remove mildew.

Note:
The above report is based upon a visual inspection from ground level only. No
inspection was carried out on the underlying structure, and so their state of repair
could not be assessed and as a result are not covered by this report.
Timetable for repairs: Repairs will take between 6-8 weeks and will be carried out
between 1st April and 1st October 2021.

St Aubyns School, Schedule of Repairs to Chapel & Sports Pavilion
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Appendix 5:

Relevant Heritage Planning Policy

Statutory Duties
The Planning (Listed Buildings and Conservation Areas) Act 1990
The Planning (Listed Buildings and Conservation Areas) Act 1990 provides that listed building
consent is required for;
‘(s.7) … any works for the demolition of a listed building or for its alteration or extension
in any manner which would affect its character as a building of special architectural or
historic interest …’
In determining such applications the following duty is placed upon the decision maker:
‘s.66(2) In considering whether to grant listed building consent for any works the local
planning authority, or as the case may be, the Secretary of State shall have special regard
to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.’
With regard to applications for planning permission within conservation areas, it is set out
that:
‘s.72(1) In the exercise, with respect to any buildings or other land in a conservation area,
of any powers under any of the provisions mentioned in subsection (2), special attention
shall be paid to the desirability of preserving or enhancing the character or appearance
of that area.’
Recent case law15 has confirmed that Parliament’s intention in enacting section 66(1) of the
1990 Act was that decision-makers should give “considerable importance and weight” to the
desirability of preserving the setting of listed buildings, where “preserve” means to “to do no
harm” This duty must be borne in mind when considering any harm that may accrue and the
balancing of such harm against public benefits as required by national planning policy. Case
law has confirmed that this weight can also be applied to the statutory tests in respect of
conservation areas16. The Secretary of State has confirmed17 that ‘considerable importance
and weight’ is not synonymous with ‘overriding importance and weight’.
Importantly, the meaning of preservation in this context, as informed by case law, is taken to
be the avoidance of harm.

National Policy
National Planning Policy Framework (NPPF) 2019
The National Planning Policy Framework (NPPF) was introduced in March 2012 as the full
statement of Government planning policies covering all aspects of the planning process. A
revised National Planning Policy Framework was published in July 2018. A further revision was
issued in February 2019, which replaced the previous versions published in 2012 and 2018.

15

Barnwell Manor Wind Energy Limited and (1) East Northamptonshire District Council (2) English Heritage (3) National Trust (4)
The Secretary of State for Communities and Local Governments, Case No: C1/2013/0843, 18th February 2014
16 The Forge Field Society v Sevenoaks District Council [2014] EWHC 1895 (Admin); North Norfolk District Council v Secretary of
State for Communities and Local Government [2014] EWHC 279 (Admin)
17 APP/H1705/A/13/2205929

Chapter 16 of the NPPF outlines the Government’s guidance regarding conserving and
enhancing the historic environment in more detail.
The glossary of the NPPF (Annex 2) defines conservation as the process of maintaining and
managing change to a heritage asset in a way that sustains and, where appropriate, enhances
its significance.
Paragraph 189 requires the significance of the heritage assets, which may be affected by the
proposals to be described as part of any submission, ideally as part of a Heritage Statement
report. The level of detail should be proportionate to the importance of the assets and
sufficient to understand the potential impact of the proposals on their significance.
Paragraph 190 sets out that local planning authorities should also identify and assess the
particular significance of heritage assets that may be affected by proposals. They should take
this assessment into account when considering the impact of proposals in order to avoid or
minimise conflict between the heritage asset’s conservation and any aspect of the proposal.
Paragraph 192 states that local planning authorities should take account of the desirability of
sustaining and enhancing the significance of all heritage assets and putting them into viable
uses consistent with their conservation; the positive contribution that conservation of heritage
assets can make to sustainable communities including their economic vitality; and the
desirability of new development making a positive contribution to local character and
distinctiveness.
Paragraph 193 further outlines that local planning authorities should give great weight to the
asset’s conservation when considering the impact on a proposed development on the
significance of a designated heritage asset. The more important the heritage asset, the greater
the weight should be.
Paragraph 194 specifies that any harm to, or loss of, significance of a designated heritage asset
should require clear and convincing justification.
Paragraph 195 outlines that local planning authorities should refuse consent where a proposal
will lead to substantial harm or total loss of significance, unless it can be demonstrated that
this is necessary to deliver substantial public benefits that outweigh such harm or loss, or a
number of other tests can be satisfied.
Paragraph 196 concerns proposals which will lead to less than substantial harm to the
significance of a designated heritage asset. Here harm should be weighed against the public
benefits, including securing the optimum viable use.
Paragraph 200 states that 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. It outlines that local planning authorities should also look for opportunities for new
development within conservations areas and the setting of heritage assets to enhance or
better reveal their significance.
The Development Plan
There is no statutory requirement to have regard to the provisions of the development plan in
the consideration of applications for listed building consent. It is likely, however, that the

objectives of national policy and the development plan, with regard to the protection of
heritage assets, will be closely aligned. Local authorities should also ensure that aspects of
conservation policy that are relevant to development control decisions are included in the
development plan.
The development plan for Brighton & Hove City Council comprises the City Plan Part One
(2016), the Brighton and Hove Local Plan 2005 (Retained Policies March 2016), and other
supplementary planning guidance. These documents provide local guidance with regard to
development affecting heritage assets, and should accord with the statutory duties and
national policy in the NPPF 2019.
City Plan Part One (2016)
The City Plan sets out the overarching strategy for development within the local authority
area. Policy CP12 (Urban Design) sets out that:
“A city-wide Urban Design Framework will identify and set out areas of the city which
should largely be conserved; areas of the city suitable for localised, incremental
development and enhancement; and areas of the city where positive and pro-active
measures are required to secure major enhancement. Where appropriate, density will be
raised through predominantly low-to-medium rise development but making most
effective use of those identified areas which have the potential for taller developments,
defined as 18 metres or more in height (approximately 6 storeys). The areas with such
potential are:
•

Brighton Marina

•

Brighton Station / New England area

•

Central Seafront

•

Eastern Road / Edward Street

•

Hove Station area

•

Lewes Road corridor

•

London Road / Preston Road corridor

•

Western Seafront / Kingsway

•

Shoreham Harbour

All new development will be expected to:
(i)

Raise the standard of architecture and design in the city;

(ii)

Establish a strong sense of place by respecting the diverse character and urban
grain209 of the city’s identified neighbourhoods;

(iii)

Achieve excellence in sustainable building design and construction;

(iv)

Conserve or enhance the city’s built and archaeological heritage and its settings;

(v)

Have regard to impact on the purposes of the National Park, where within the
setting of the National Park;

(vi)

Protect or enhance strategic views into, out of and within the city;

(vii)

Be inclusive, adaptable and accessible:

(viii)

Ensure that the design of the external spaces is an integral element of the overall
design approach, in a manner which provides a legible distinction between public
and private realm; and

(ix)

Incorporate design features which deter crime or disorder and the fear of crime”.

Policy CP15 (Heritage) provides that:
“The council will work with partners to promote the city’s heritage and to ensure that the
historic environment plays an integral part in the wider social, cultural, economic and
environmental future of the city through the following aims:
(i)

The city’s historic environment will be conserved and enhanced in accordance with
its identified significance, giving the greatest weight to designated heritage assets
and their settings and prioritising positive action for those assets at risk through,
neglect, decay, vacancy or other threats. The council will further ensure that the
city’s built heritage guides local distinctiveness for new development in historic
areas and heritage settings;

(ii)

Where proposals are promoted for their contribution to mitigating climate change,
the public benefit of this will be weighed against any harm which may be caused
to the significance of the heritage asset or its setting; and

(iii)

The Conservation Strategy217 will be taken forward and reviewed as a framework
for future conservation area management proposals; to provide criteria for future
conservation area designations and other local designations, controls and
priorities; and to set out the council’s approach to dealing with heritage at risk.”

Brighton and Hove Local Plan 2005 (Retained Policies March 2016)
The Brighton & Hove Local Plan was adopted in July 2005. Many of its policies have been saved
to complement those in the adopted City Plan Part 1, and continue to direct new development
in the local authority area. The retained Local Plan policies will continue to apply until replaced
by the City Plan Part Two Development Plan Document.
Saved policy QD5 (Design - Street Frontages) requires that all new development should present
an interesting and attractive frontage, particularly at street level for pedestrians. Commercial
developments in the town centres should include ground floor uses that provide visual interest
and which encourage people to visit in the daytime and evening.
Saved policy QD14 (Extensions and Alterations) advises that planning permission for
extensions or alterations to existing buildings, including the formation of rooms in the roof,
will only be granted if the proposed development:

a) “is well designed, sited and detailed in relation to the property to be extended,
adjoining properties and to the surrounding area;
b) would not result in significant noise disturbance or loss of privacy, outlook,
daylight / sunlight or amenity to neighbouring properties;
c) takes account of the existing space around buildings and the character of the
area and an appropriate gap is retained between the extension and the joint
boundary to prevent a terracing effect where this would be detrimental to the
character of the area; and
d) uses materials sympathetic to the parent building. In considering whether to
grant planning permission for extensions to residential and commercial
properties, account will be taken of sunlight and daylight factors, together with
orientation, slope, overall height relationships, existing boundary treatment and
how overbearing the proposal will be.”
Saved policy QD15 (Landscape Design) requires that all proposals for development must
submit details to show that:
a)

“adequate consideration has been given to landscape design, including all the
spaces between and around buildings, at an early stage in the design process;

b)

the proposal includes suitable open space provision;

c)

high quality plant materials and high quality landscaping materials have been
selected, which are appropriate to the site and its proposed use;

d)

effective use has been made of existing landscape features;

e)

where appropriate, existing nature conservation features have been retained and
new suitable ones created; and

f)

if the location is appropriate, the site contributes to the Brighton and Hove
Greenway Network.

Planning conditions may be imposed or a planning obligation sought in order to secure
the provision of landscaping and future maintenance.
On major schemes, details of structural landscaping that contributes to the existing
overall landscape quality of an area will need to be agreed with the planning authority
prior to the determination of a planning application. It will be a requirement, in
appropriate cases, that some landscaping is planted prior to development commencing.”
Saved policy HE1 (Listed Buildings) states that proposals involving the alteration, extension, or
change of use of a listed building will only be permitted where:
a)

“the proposal would not have any adverse effect on the architectural and historic
character or appearance of the interior or exterior of the building or its setting;
and b. the proposal respects the scale, design, materials and finishes of the existing
building(s), and preserves its historic fabric.”

Saved policy HE2 (Demolition of a Listed Building) advises that development involving the
demolition or major alteration of a listed building will not be permitted save in exceptional
cases where all the following criteria can be met:
a)

“clear and convincing evidence has been provided that viable alternative uses
cannot be found, through, for example the offer of the unrestricted freehold of the
property on the market at a realistic price reflecting its condition and that
preservation in some form of charitable or community ownership is not possible;

b)

the redevelopment would produce substantial benefits for the community which
would decisively outweigh the resulting loss from demolition or major alteration;
and

c)

the physical condition of the building has deteriorated, through no fault of the
owner / applicant for which evidence can be submitted, to a point that the cost of
retaining the building outweighs its importance and the value derived from its
retention. A comprehensive structural report will be required to support this
criterion.

Demolition or major alteration will not be considered without acceptable detailed plans
for the site's development. Conditions will be imposed in order to ensure a contract exists
for the construction of the replacement building(s) and / or for the landscaping of the site
prior to the commencement of demolition.
Before any demolition or major alteration takes place, applicants may be required to
record details of the building by measured drawings, text and photographs, and this
should be submitted to and agreed by the planning authority.”
Saved Policy HE3 (Development Affecting the Setting of a Listed Building) advises that
development will not be permitted where it would have an adverse impact on the setting of a
listed building, through factors such as its siting, height, bulk, scale, materials, layout, design or
use.
HE4 (Reinstatement of Original Features on Listed Buildings) sets out that where appropriate,
the planning authority will require - in conjunction with applications for a change of use,
alteration or refurbishment – the reinstatement of original features on listed buildings, such
as: mouldings, traditional doors and windows.
Saved Policy HE6 (Development Within or Affecting the Setting of Conservation Areas)
provides that proposals within or affecting the setting of a conservation area should preserve
or enhance the character or appearance of the area and should show:
a)

“a consistently high standard of design and detailing reflecting the scale and
character or appearance of the area, including the layout of the streets,
development patterns, building lines and building forms1;

b)

the use of building materials and finishes which are sympathetic to the area;

c)

no harmful impact on the townscape and roofscape of the conservation area2;

d)

the retention and protection of trees, gardens, spaces between buildings, and
other open areas which contribute to the character or appearance of the area;

e)

where appropriate, the removal of unsightly and inappropriate features or details;
and

f)

the retention and, where appropriate, the reinstatement of original features such
as chimneys, chimney pots, gates, railings and shopfronts and small scale
architectural details such as mouldings which individually or cumulatively
contribute to the character or appearance of the area.

Proposals that are likely to have an adverse impact on the character or appearance of a
conservation area will not be permitted.”
Regarding demolition within conservation areas, saved policy HE8 requires that proposals
should retain buildings, structures and features that make a positive contribution to the
character or appearance of a conservation area. The demolition of a building and its
surroundings, which make such a contribution, will only be permitted where all of the
following apply:
a)

“supporting evidence is submitted with the application which demonstrates that
the building is beyond economic repair (through no fault of the owner / applicant);

b)

viable alternative uses cannot be found; and

c)

the redevelopment both preserves the area's character and would produce
substantial benefits that would outweigh the building's loss.

Demolition will not be considered without acceptable detailed plans for the site’s
development. Conditions will be imposed in order to ensure a contract exists for the
construction of the replacement building(s) and / or the landscaping of the site prior to
the commencement of demolition.”
Under saved policy HE10 (Buildings of Local Interest), the planning authority will seek to
ensure the retention, good maintenance and continued use of buildings of local interest.
Whilst not enjoying the full protection of statutory listing, the design and the materials used in
proposals affecting these buildings should be of a high standard compatible with the character
of the building.

Other Material Considerations
National Planning Policy Guidance (NPPG)
National Planning Practice Guidance (NPPG) was first issued by the Government in 2014 as a
web based resource and living document. It was revised in July 2019, in order to reflect
changes made to the NPPF in 2018 and 2019. The NPPG is intended to provide more detailed
guidance and information with regard to the implementation of national policy set out in the
NPPF.
NPPG helps to define some of the key heritage terms used in the Framework. With regard to
substantial harm, it is outlined that in general terms this is a high test, so it may not arise in

many cases. For example, in determining whether works to a listed building constitute
substantial harm, an important consideration would be whether the adverse impact seriously
affects a key element of its special interest. Optimum viable use is defined in the NPPG as the
viable use likely to cause the least harm to the significance of the heritage asset, not just
through necessary initial changes, but also as a result of subsequent wear and tear and likely
future changes.
Public benefits are also defined in NPPG, as anything that delivers economic, social and
environmental progress as described in the Framework. Public benefits should flow from the
proposed development, and they may include heritage benefits.
Department for Digital, Culture, Media & Sport Circular: Principles of Selection for Listed
Buildings, 2018
The Principles of Selection for Listed Buildings sets out the statutory criteria and general
principles for assessing the special architectural or historic interest of a building in paragraphs
16 and 17, as below:
‘Architectural Interest:
•

To be of special architectural interest a building must be of importance in its
design, decoration or craftsmanship. Special interest may also apply to
particularly significant examples of building types or techniques (e.g. buildings
displaying technological innovation or virtuosity) and significant plan forms.
Engineering and technological interest can be an important consideration for
some buildings. For more recent buildings in particular, the functioning of the
building (to the extent that this reflects on its original design and planned use,
where known) will also be a consideration. Artistic distinction can also be a factor
relevant to the architectural interest of buildings and objects and structures fixed
to them.

Historic Interest:
•

To be able to justify special historic interest a building must illustrate important
aspects of the nation’s history and / or have closely substantiated historical
associations with nationally important individuals, groups or events; and the
building itself in its current form will afford a strong connection with the valued
aspect of history.

17. When making a listing decision, the Secretary of State may also take into account:
•

Group value:
The extent to which the exterior of the building contributes to the architectural or
historic interest of any group of buildings of which it forms part, generally known
as group value. The Secretary of State will take this into account particularly
where buildings comprise an important architectural or historic unity or a fine
example of planning (e.g. squares, terraces or model villages) or where there is a
historical functional relationship between the buildings. Sometimes group value
will be achieved through a co-location of diverse buildings of different types and

dates.
•

Fixtures and features of a building and curtilage buildings:
The desirability of preserving, on the grounds of its architectural or historic
interest, any feature of the building consisting of a man-made object or structure
fixed to the building or forming part of the land and comprised within the
curtilage of the building.

•

The character or appearance of conservation areas:
In accordance with the terms of section 72 of the 1990 Act, when making listing
decisions in respect of a building in a conservation area, the Secretary of State
will pay special attention to the desirability of preserving or enhancing the
character or appearance of that area.

In addition to the criteria and general principles set out in the guidance, a number of Selection
Guides for different building types were first published by Historic England in 2011 and later
updated. These Selection Guides provide further information regarding each building type, and
demonstrate what features are considered significant and likely to make a building of special
architectural or historic interest when assessing each building type.
Historic England Historic Environment Good Practice Advice in Planning Note 2: Managing
Significance in Decision Taking in the Historic Environment 2015
GPA Note 2 provides information to assist in implementing historic environment policy in the
National Planning Policy Framework and the related guidance given in the National Planning
Practice Guidance (NPPG). These include; assessing the significance of heritage assets, using
appropriate expertise, historic environment records, recording and furthering understanding,
neglect and unauthorised works, marketing and design and distinctiveness.
It provides a suggested staged approach to decision-making where there may be a potential
impact on the historic environment:
1.’Understand the significance of the affected assets;
2. Understand the impact of the proposal on that significance;
3. Avoid, minimise and mitigate impact in a way that meets the objectives of the
Framework;
4. Look for opportunities to better reveal or enhance significance;
5. Justify any harmful impacts in terms of the sustainable development objective of
conserving significance and the need for change;
6. Offset negative impacts on aspects of significance by enhancing others through
recording, disseminating and archiving archaeological and historical interest of the
important elements of the heritage assets affected.’
Historic England: Historic Environment Good Practice Advice in Planning Note 3: The Setting
of Heritage Assets 2017 (2nd Edition)
GPA Note 3 provides information to assist in implementing historic environment policy with

regard to the managing change within the setting of heritage assets. This also provides a
toolkit for assessing the implications of development proposals affecting setting, and also
views. A series of stages are recommended for assessment, these are:
•

‘Step 1: identifying the heritage assets affected and their settings

•

Step 2: assessing whether, how and to what degree these settings make a
contribution to the significance of the heritage asset(s)

•

Step 3: assessing the effect of the proposed development

•

Step 4: maximising enhancement and minimising harm

•

Step 5: making and documenting the decision and monitoring outcomes.’

Historic England: Advice Note 1: Conservation Area Appraisal, Designation and Management
2019 (2nd edn)
This advice document sets out a series of conservation principles and guidance regarding the
management of conservation areas. It outlines the fundaments of designation, and,
importantly, puts in place processes for character appraisals which may be used to manage
development in the area moving forward. It sets an over-arching objective for character
appraisals as documents which understand and articulate why the area is special and what
elements within the area contribute to this special quality and which don’t. Having done this, it
outlines an approach to assessments of special interest which uses desk and field-based
inquiry.
Historic England: Advice Note 2: Making Changes to Heritage Assets 2016
This document provides general advice according to different categories of intervention in
heritage assets, including repair, restoration, addition and alteration, as well as on works for
research alone, based on the following types of heritage asset: buildings and other structures;
standing remains including earthworks; buried remains and marine sites; and larger heritage
assets including conservation areas, landscapes, including parks and gardens, and World
Heritage Sites. It is intended to be useful to owners, developers, local planning authorities and
others in considering works to all heritage assets.
Historic England: Advice Note 12: Statements of Significance: Analysing Significance in
Heritage Assets 2019
This advice note provides guidance with regard to the NPPF requirement for applicants for
heritage and other consents to describe heritage significance, to help local planning authorities
make decisions on the impact of proposals for change to heritage assets. It explores the
assessment of heritage significance as part of a stage approach to decision-making, in which
assessing significance precedes designing the proposals. It also describes the relationship with
archaeological desk-based assessments and field evaluations, as well as Design & Access
Statements.
Rottingdean Conservation Area Character Statement 2012
Rottingdean Conservation Area was first designated in 1970 and later extended in 2012. The
conservation area character statement identifies the special interest of the conservation area
in terms of its historic development, and character and appearance, and provides guidance on
urban design and development control principles.

Local List of Heritage Assets Planning Advice Note 2015
This local guidance document explains what a local list is, the national and local policy
background, the need for a local list, how assets are selected and the impacts of inclusion on
the list.
St Aubyns School Site Planning Brief 2015
This planning brief has been prepared to guide the future redevelopment of the former school
site and looks to establish the opportunity and also the development parameters for the
future of the site.
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