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SOUTH EAST OFFICE

Ms Hannah Yates Direct Dial: 01483 252078
Guildford Borough Council

Millmead House Our ref: P00490695
Millmead

Guildford

Surrey

GU2 4BB 25 January 2017

Dear Ms Yates

T&CP (Development Management Procedure) (England) Order 2015
& Planning (Listed Buildings & Conservation Areas) Regulations 1990

LAND AT THE CATHEDRAL CHURCH OF THE HOLY SPIRIT, STAG HILL, THE
CHASE, GUILDFORD GU2 7UP
Application No. 15/P/02284

Thank you for your letter of 13 December 2016 regarding further information on the
above application for planning permission. On the basis of this information, we offer
the following advice to assist your authority in determining the application.

Summary

Historic England considers the proposed housing on land south and east of the
Cathedral would, in NPPF policy terms cause some harm to the significance of the
grade II* Cathedral. However, we understand that the development is necessary to
create an endowment that would help to secure the long-term financial security of the
Cathedral which is a considerable heritage benefit that we think should be weighted
accordingly under the exercise required by Paragraph 134 of the NPPF. We have
identified further heritage benefits in the landscape enhancements south of the
Cathedral, and in the retention/consolidation of the clergy housing. Securing the future
of the Cathedral would sustain the building in the use for which it was designed (the
optimum viable use), and allow it to continue to deliver its key objectives as a central
church for worship and mission.

If your Council is minded to approve this application, we suggest you must be satisfied
that the key heritage benefits identified are secured by a legal agreement or some
other mechanism. Our support for the scheme relies on this.

Historic England Advice
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Historic England has been involved in discussions about the development of Stag Hill
to create an endowment to help secure the long-term financial security of the
Cathedral since 2014 when we gave pre-application advice prior to the submission of
the current planning application. Since the application was lodged Historic England
has continued a dialogue with Guildford Borough Council and the applicant and this
letter represents our concluding advice and sets out our position on the application for
your authority‘s consideration as the statutory decision maker.

Guildford Cathedral and the Contribution of its Setting to Significance

Guildford Cathedral was built to designs by Edward Maufe in a pared back Gothic
idiom inspired by Scandinavian precedents. Intended to be seen as a prominent
landmark of the newly created Diocese of Guildford, Maufe sited the Cathedral on the
highest point of Stag Hill. lllustrations and plans from the time show a building
surrounded by a denuded landscape with key processional routes, the vehicular
approach from the west and a pedestrian approach from the south, depicted as tree
lined avenues denoting their ceremonial importance. However, the extent to which
these plans were implemented is unclear and we think the main issue is the way in
which the setting of the Cathedral is appreciated today.

Since its completion a number of trees have matured on land to the east and south of
the Cathedral. Between these are areas of open managed grassland. As a
consequence in long views from the south and east the Cathedral is appreciated as a
monumental building on a lush verdant hilltop. This striking juxtaposition accentuates
its simple Gothic form and enhances its aesthetic value. An absence of modern
development to the south and east of the building also reinforces its ‘separateness’
from Guildford town centre reflecting the truly modern situation of a new Cathedral set
away from the town’s historic core. Long views of the Cathedral also provide us with
the defining symbolic image of Guildford Town, which over time has come to mean a
great deal to local people and thus also contributes to the building’s communal value
and therefore to its significance.

Proposals and the Impact of the Proposed Development

This application proposes 134 new dwellings, including new clergy housing, on land to
the east and south of the Cathedral so as to provide funds for an endowment to help
secure the Cathedral’s long-term financial security. Historic England has always
acknowledged that housing in this location would cause some harm to the Cathedral’'s
significance as it would no longer be experienced as a monumental building on a lush
verdant hilltop to the same degree and thus the way this currently contributes to the
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Cathedral’'s aesthetic qualities would be compromised.

These impacts are best appreciated in three key views; 3, the Castle Keep, 7, a
footpath adjacent to Henley Fort School Camp and 15, the grade Il Registered rooftop
landscape by Jellicoe. Amendments to the scheme have been designed to minimise
the visual impact of housing as appreciated in long views, and thus also its harm in
line with the requirements of Paragraph 129 of the NPPF and Historic England is
satisfied that the requirements of this policy have been met. We conclude that the
revised scheme would cause some residual harm to the significance of the grade I1*
Cathedral, but that it would be less than substantial in NPPF policy terms.

The proposed development seeks to help address the entrenched financial difficulties
that the Cathedral faces through the creation of an endowment from the sale of the
land. Securing the Cathedral’s long term sustainable future is clearly desirable, and is
a major component of the arguments in favour of this case. We discuss this in greater
detail below.

Policy Context

The principal policy considerations for us are found in Part 12 of the NPPF.
Paragraph132 stresses that great weight should be given to the conservation of a
designated heritage asset; the more important the asset, the greater the weight should
be. It requires that harm to the significance of a designated heritage asset is clearly
and convincingly justified. In determining applications, decision takers must weigh
harmful impacts to heritage assets against the public benefits that would arise from the
proposals. On this occasion, we think that much of the heritage benefit (a form of
public benefit) would be derived from sustaining the presence of a worshipping
community at Guildford Cathedral.

Historic England’s position on the financial case for the development

It is not our role to assess the development economics of this case, and the decision
on whether the public benefits demonstrably outweigh the harm to heritage assets is a
judgement for your authority and its advisors.

We have however made some observations below which we hope will assist you in
coming to a decision about the case.
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First, we think it worth noting that the financial circumstances of Guildford Cathedral
are generally understood to be relatively unique among English Cathedrals and for this
reason you may decide that there are exceptional circumstances which weigh in
favour of the application. Cathedrals do not receive funding from the Church of
England and as a new diocese the Cathedral does not benefit from a large income
derived from a substantial landholding, or historic endowments as most other
cathedrals do. It therefore finds itself in a relatively unusual position whereby it cannot
meet all of its financial demands in the long term without seeking other means to do
So.

Many cathedrals seek grants to secure substantial capital payments to repair their
buildings, and we would usually expect this to then enable a cathedral to continue to
operate. This is not the case for Guildford Cathedral which has received some public
money for repairs already, and will, even if an endowment is created as a result of this
process, continue to need to fundraise to carry out all of the necessary long term
repairs to the building. Without the endowment however, we are led to believe, and
are persuaded, that the Cathedral could not continue to operate in the medium to long
term which could result in a closed building.

Historic England therefore perceives there to be a genuine heritage benefit in
facilitating the creation of the endowment as proposed if it will maintain a Cathedral
presence in Guildford, operating from the listed building. Furthermore, securing new
clergy housing in close proximity to the Cathedral is also a benefit as this would greatly
assist it in delivering their vision of a new Cathedral quarter. Finally, the landscape
enhancements that we have negotiated would improve the setting of the Cathedral to
the south. Without such heritage related benefits, it would be difficult for us, as the
government’s statutory adviser on the historic environment, to support this proposal.
We therefore think it is very important that your authority can find an appropriate legal
mechanism to secure the heritage benefits through the grant of planning consent.

If no such mechanism can be found, then your Authority should take into account only
those public benefits that would directly result from the development, such as the
contribution it would make to your housing supply needs and weigh these against the
harmful impacts that we have identified.

We are sympathetic to the difficult questions this application poses. As a statutory
consultee, we can only provide our advice and position and it must fall to your Council
members to decide if the Cathedral has made a convincing argument for new housing
to help secure its long-term financial future. Historic England has long been convinced
by the Cathedral’s argument for the creation of an endowment. We recognise the
wider benefits this would bring to the Cathedral as it would sustain the building in the
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use it was intended for (i.e. its optimum viable use as per Paragraph 134), and for the
benefits this would continue to bring to its worshippers and the wider community. For
this reason we have no objection in principle to what is proposed, provided that the
benefits can be secured.

Recommendation

Historic England supports the application on heritage grounds.

We consider that the application meets the requirements of the NPPF, in particular
paragraph numbers 129 and 132. In determining this application you should bear in
mind the statutory duty of section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990 to have special regard to the desirability of preserving
listed buildings or their setting or any features of special architectural or historic
interest which they possess.

Your authority should take these representations into account in determining the
application. If there are any material changes to the proposals, or you would like
further advice, please contact us. Please advise us of the decision in due course.

Yours sincerely

%Mw{uj!

Alice Brockway
Assistant Inspector of Historic Buildings and Areas
E-mail: alice.brockway@HistoricEngland.org.uk

cc: Meave Faulkner, Guildford BC
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