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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Re-sashing of plate glass windows to follow the original Georgian pattern; opening up dummy windows internally and fitting shutters and architraves to match existing; re-opening old doorways and closing existing; conversion of billiards room to family kitchen including removal of timber partitions, building up existing doorway and formation of two WC compartments and lavatory; formation of en-suite bathrooms to bedrooms including insertion of new partitions; refitting of former bathroom as laundry including restoration of mullioned window; removal of historic fabric for formation of central atrium; re-routing of service drive.

	Site Address/Location:
	Standen Hall Worston Road Clitheroe BB7 1PR

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Summary
Standen Hall is a country house in the classical style, which took on its present styling in the mid18th century when it is understood that the earlier 16th century building was largely rebuilt. The building was further remodelled in the 19th century and these layers of development, which are of high quality has resulted in the building being listed as a grade II* listed building. The current proposals seek to undertake alterations to the hall to update it for modern family use and having considered the scheme, the works are felt to be well considered and would sustain and enhance the significance of Standen Hall.

Advice

Standen Hall at first glance, appears to be a 18th century country house in the classical style; however its history is a more complex one, with the origins of the hall dating back to the end of the 16th century. The original hall is believed to have been a H-plan building constructed of local stone and it is thought that the planned form of this phase of construction greatly influenced the alterations which occurred to the hall over the coming centuries.

The hall took on its present styling in the mid18th century when it is understood to have been largely rebuilt, although no drawings can be located of these alterations and the architect is unknown. The building was further remodelled in the 19th century, when the existing west range was enlarged in 1856 by notable architect Paley, whilst a fashionable Billard Room was also added in around 1875 to the North West corner. The north end of the house was once again extended in approximately 1881 to create a large service wing, which included a new kitchen, scullery block, Butler’s Pantry and

nursery accommodation.

The hall contains many layers of development and is an example of the changing requirements of individuals looking to alter their homes to keep abreast of the latest fashion or social beliefs. However, perhaps due to the provincial location of the hall or the lack of a recognised architect carrying out the majority of the works, some of these alterations have not occurred with the grace and elegance seen in many comparative houses and the resulting layout sees a greater part of the hall given over to servant’s quarters.

Nevertheless the national significance of Standen Hall is recognised in its designation as a grade II* listed building, placing it in the top 5% of England’s heritage assets. It is for this reason the works fall within Historic England’s remit for consideration.

The current application seeks to undertake alterations to the hall to update it for modern family use. Over its recent past, the building hasn’t been the subject of any large scale works and as a result sits as a time capsule. The works set out in this application have been the subject of pre application discussions with Historic England and HE has previously detailed agreement with a number of the proposals and these comments will reiterate the reasoning’s behind HE support. However, there are

elements which HE has not passed comment on and these works will be explored in greater detail in this letter.

Windows
It is proposed to carry out a number of works to the existing windows at Standen Hall, firstly to alter the form of some of the windows on the eastern range, as well as opening up a number of presently covered up windows.

During the works to create the new dining room in 1881 it appears that the ground floor windows on the east range, as well as a couple on the southern return of this range, were changed from 12 pane sashes to 2 pane sashes. Whilst the windows evidence the development of the hall and are of some significance as a result, the impact they have had on the aesthetic quality of the fine front elevation of Standen Hall is to its detriment and we believe the reinstatement of well detailed and good quality

12 pane sashes would re-establish the original design intent for this façade and lead to an enhancement overall, despite the recognised loss of historic fabric.

HE would, however, expect RVBC to require detailed sectional drawings to be produced of the proposed new windows, to ensure their suitability.

The windows to be opened are all presently glazed and form part of the original planned symmetry of the hall, as such, there will be no harm to the exterior of the building by the works. Internally the windows are covered in a plain finish and as a consequence the reopening of the window will not lead to the loss of any significant fabric internally. HE are therefore of the opinion that the reopening up of the windows is acceptable as the works will not harm the significance of the building.

Ground floor alterations (not including the proposed atrium)

The works proposed to the ground floor are quite minor in scale. The principle family rooms remain unaltered as part of the scheme and the changes proposed to most of the north wing are changes of use rather than physical alterations to the fabric. For example, when considering the change of use of the Billiard Room to a family kitchen, as both the billiard table and the associated cabinets are freestanding, they are not considered to fall under the jurisdiction of listing, so can be relocated without the need for listed building consent. As such, it is only the intended use of the room which is for HE to consider and HE believes a kitchen can be accommodated in the space without harming the building - no concerns with the proposal.

First Floor bedroom alterations

The majority of the works proposed to the existing family bedrooms relates to the aspiration to create en-suite bathrooms and in one case, a dressing room. On the whole these proposals are felt to be appropriate as doorways will be created where there is evidence of former doorways and walls are also to be reinstated. HE therefore believes that the significance of the first floor rooms will be sustained as part of the proposals.
Creation of the Atrium

The most substantial piece of work proposed to Standen Hall as part of this application is the intention to create a new atrium space in the section of the building historically given over to the circulation around the servants quarters.

These works would result in the removal of a number of servants stairs, inserted into the building in the 1890’s. The Heritage Impact Assessment and Statement of Significance submitted in support of the application details how the stairs and associated corridors are only felt to be of limited significance and that because the remainder of the more significant servant’s accommodation would be retained as part of the works, the hierarchy of the hall, and its interest, would be sustained.

HE is in agreement with the findings of this report and believe that the works would only result in a low level of harm occurring to the significance of the building. HE also believe that the necessary clear and convincing justification for the works, as required by paragraph 131 of the National Planning Policy Framework, is provided through the reinvigoration of the building as a single family home.

It is advised however, that the submitted drawings showing the detailed form of the atrium are not sufficient at present and HE would recommend that the Local planning authority require further details to be submitted.

Policy

The National Planning Policy Framework (NPPF) states that local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets, as well as putting them to a viable use which is consistent with their conservation. HE believe that the present proposals achieve this, as they retain this important asset as a single family house, as was its original function.

Whilst it is recognised that the removal of the servant’s staircases will result in some harm to the significance of Standen Hall (NPPF 132), this harm is only felt to be of a low level and that the necessary clear and convincing justification has been provided for the work (NPPF 132). The application should therefore be considered against paragraph 134 of NPPF, which advise that any harm should be weighed against the public benefits of the scheme, including securing its optimum viable use.

In conclusion, HE raise no objections to the application as the works are felt to be well considered and would sustain and enhance the significance of Standen Hall.

Recommendation

HE recommend that the application be determined in line with the relevant policies in the National Planning Policy Framework and with consideration to HE’s comments regarding the production of additional details for the windows and atrium.

Historic amenity societies:

Lancashire Gardens Trust (no-statutory consultation) 
The LGT recognises the importance of the heritage assets at Standen Hall, where the gardens form the setting for the Grade II* listed mansion, and other Grade II listed features and other buildings. Standen Hall is a minor estate of at least some local significance, the core of which is formed by the Grade II* listed principal house, home farm, ornamental grounds, domestic offices, walled gardens, and impressive beech avenue approach. There are several listed buildings in association with the Hall which reinforce the heritage value of the locality. Currently the gardens and core of the estate around the Hall has no formal designation, however they do form part of the setting of the listed buildings.

The LGT undertook a preliminary validation exercise for Standen Hall garden in 2009 the conclusions of which are contained in A Local List of Lancashire’s Unregistered Historic Designed Landscapes (2013). This placed Standen as a substantial rural estate having a multi layered site being created over several phases, and is classed as a Category B having Regional/County significance. This work did not include a detailed site inspection, and a more complete evaluation of the significance of Standen Hall garden is proposed to be undertaken by the LGT but this is not expected to be available for the present application.

LGT’s concern is primarily in relation to the proposed relocation of the driveway, and LGT does not object to the principle of this proposal. The Design and Access Statement indicates that no tree removal is required for the construction, however it does not explain whether there is any impact on root protection areas etc. We understand from the application form that a gravel surface is proposed, but this is not indicated on the proposals plan, nor are there details of edges, drainage and accommodation works. It is not clear what existing garden features may be affected, and it is noted that the listed mounting block is very close or adjacent to the proposed route of the driveway. The Heritage Impact Assessment provided with the application covers the works to the Hall itself, no mention being made of the new driveway. For the purposes of the current application, LGT request that the applicant is asked to procure a Heritage Impact Assessment in relation to the new driveway proposal to be carried out by a garden history expert.

Lancashire Archaeological Advisory Service 

Grade II* Listed Building, thought to be of 15th century origin but substantially rebuilt in the mid-18th century and with 19th – early 20th century extensions and alterations. It is also possible (but how probable is difficult to tell) that the site was also used for a grange of the lord of Clitheroe, which was extant in 1280. A sculpted stone, now built into a late 19th century wall of the light well, is said to be of Roman origin but does not indicate occupation during that period and was probably brought here by John Aspinall in the second half of the 18th century.
The works proposed on this site include a number of non-controversial items such as the refurbishment of the south front windows, but also includes significant alterations in the area proposed for the new central atrium. Defer to the pre-application advice and expertise of historic England and RVBC in this respect. LAAS would, however, comment that should consent be given an appropriate record of the building 'as existing' needs to be made prior to any works being undertaken. LAAS would suggest that this should generally be a photographic record, supplemented by a full set of architect's drawings, but in the atrium area where significant changes are being proposed this should probably be a formal 'level 3' record as set out in 'Understanding Historic Buildings' (Historic England 2016).

The proposed alterations to the access to the service areas of the site (Design and Access Statement p.2 and drawing 2743/8) loops to the south of the main house and approaches the stable block through an area where a meandering garden part is shown on the OS 1:10,560 mapping of 1847-8 (sheets Lancashire 47 and 55, surveyed 1844-6) and the OS 1:2,500 maps of 1886 and 1893 (sheets Lancashire 47.14 and 55.02, surveyed 1884-92) before meeting the former line of the drive to the south of the hall. The latter mapping shows a fountain on the south lawn and the Listed mounting block (HE 1362348) is also located in this area. LAAS would have no objection to the proposal in principal but would suggest that the applicants are asked how the proposals impact the mounting block (which is not noted in the DAS or shown on the plans), what is intended for it and how it will be protected during the works.

Condition and note suggested.

RVBC Countryside Officer:

11 bat roosts and 3 species of bats where recorded in 2015 therefore all recommendations in section 5 of the licensed bat survey assessment by ERAP [November 2015] must be adhered to.

In addition, it appears that mature trees may well be materially affected by the proposed new access track and therefore BS5837 – Trees in Relation to Demolition, Design & Construction will apply. 



	CONSULTATIONS: 
	Additional Representations.

	One representation has been received in respect of the proposed development. This asks that RVBC correct its records in respect to the site address i.e. Pendleton Road and not Worston Road.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

	Relevant Planning History:

Pre-application advice was sought from Historic England and RVBC in May 2016. RVBC verbally advised on site of likely officer support for the restoration of the original fenestration scheme to the East Front.

3/2002/0873 – Conversion of stables to form holiday accommodation. PP granted 21 February 2003.
3/2002/0860 - Internal alterations and insertion of windows and doors to facilitate conversion of former stables to holiday accommodation. LBC granted 21 February 2003.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Standen Hall is a country house in the classical style, which took on its present styling in the mid18th century when it is understood that the earlier 16th century building was largely rebuilt. The building was further remodelled in the 19th century and these layers of development, which are of high quality has resulted in the building being listed as a grade II* listed building (Historic England).

Pevsner describes Standen Hall as “a fine Palladian mansion with a seven-bay front, the centre three bays half a storey higher, enriched by attached giant Tuscan columns and a pediment and also by pediments over the principal windows. Round the corner the house is clearly of three parts. There is a handsome Adamish porch here”.

Standen Hall is within the setting of two related Grade II listed buildings:

‘Mounting block approx. 40 metres south 6/117 of south front, Standen Hall (Mounting block, possibly early C19th) and ‘The Old Bothy, Higher Standen’ (C17 and C18).
The Lancashire Gardens Trust identify Standen to be a substantial rural estate having a multi layered site being created over several phases. Whilst the gardens and core of the estate around the Hall has no formal designation, it is classed as a Category B having Regional/County significance in A Local List of Lancashire’s Unregistered Historic Designed Landscapes (2013) and forms part of the setting of other listed buildings. Land adjoining the Hall is identified as the Borough’s strategic site in the adopted Core Strategy.
The submitted Historic Building Assessment (Colin Briden, 2015) is thorough. It is noted:
The phase plans should be treated with some caution; although the broad outlines are clear

further discoveries could change them in detail (page 6)
topography of the site … service accommodation. This arrangement has given the Hall a series of austere, cliff-like, and sparsely-fenestrated north elevations which are as impressive in their own way as the more polite elevations of the east and south fronts (page 7)

Phase V late C19 … Externally this work included the replacement of a number of 12-pane sashes in the east and south fronts of the 1757 east range with less attractive two-pane sashes which can be seen there today. The jarring effect of this alteration is particularly noticeable on the ground floor of the east front where every window was so treated (page 17)

Assessment of significance
No significant addition to the plan of the house was made after 1907, and the latest major work was carried out thirty years before that. In addition there are many areas of the Hall - those sections demonstrably in place before 1875 - where intrusive work may reveal earlier, if fragmentary, fabric. For this reason Standen Hall must be regarded as an archaeologically sensitive structure. It is, moreover, solidly built, and in good condition. Much of the house has remained untouched since at least the mid-C20, if not long before.

On the other hand there is little about the Hall which can be regarded as significantly Architectural … Internally the Hall could be described, without disrespect, as a warren. The attempts made by the owners and their builders and architects to fit one suite of rooms to another as the house was steadily enlarged have led to an absence of many of the expected attributes - such as symmetry and hierarchy of status - of Georgian and later country houses. In particular there is a quite remarkable absence of family accommodation: most of the available floor area at all levels has been given over to service functions and servants' rooms.

General:

Standen Hall occupies an ancient site: and the present building, itself the product of many phases of work, is almost certainly not the first house to be constructed there;

The Hall is well built of good materials and is in good condition;

The Hall almost certainly incorporates hidden fabric of pre-C18 date.

The following items are thought to be significant; the list is not fully comprehensive:

Phase I (early C17)

All fabric identified as Phase I from dateable details including the basement walls of the north transverse range and all the external walls of the three storeyed south transverse range (the Glass Cupboard range);

All the Phase I windows, including fragmentary windows, of both ranges;

The surviving roof structure, wall-plates, and floor structures of the south transverse range;

Any walls, sealed openings, and other features which may survive, hidden within the Phase II east range.
Phase II (mid C18)

All C18 external elevations: including the east front, the south front, and the Tuscan south porch;

The elevational details including watershot masonry, plinths and quoins, and windows and doors;

All surviving internal details including the main stair, panelled doors and shutters, architraves and other joinery details, plaster ceiling cornices, and surviving fireplaces;

The servants' stair and its tall mullioned-and-transomed north window;

Intact Pompeian paint scheme at the head of the servants' stair;

Basement rooms and details including iron pintles and the mullioned north window to the north basement with surviving intact glazing.
Phase III (early C19)

External elevations

Phase IV (c.1856)

The attribution to Edward Graham Paley of Lancaster, a noted local architect with a wide regional practice;
External elevations;

All internal detailing of the 1856 dining-room block particularly the fireplace, joinery, and plasterwork details of the dining room itself;

The Phase IV decorative scheme in the Phase II entrance and stair hall.
Phases V & VI (late C19 & C20)

The immediate setting; which in its present form is largely late C19 and

complements the additions of this period;

The external elevations of the Billiard Room and the Retiring Room;

The external elevations of the service ranges and in particular the west elevations of the nursery block;

The re-set Roman relief in the north wall of the Bell Tower Yard;

The decorative details of the Billiard Room and Retiring Room;

All surviving fireplaces;

The various balustraded stairs, of stone and timber;

The barred nursery windows;

Interior details including the kitchen and scullery fireplaces, and the fitted

cupboards and other items in the Butler's Pantry and Servants' Hall;

The interior of the dining room in the east range;

The intact service bells above the Butler's Pantry lobby.

Items which detract from the special architectural or historic interest of the Hall

The removal of the rooflight over the Billiard Room;
The late C19 inserted two-pane sashes in the east and south elevations of the

Phase II east range.
The submitted Heritage Impact Assessment and Statement of Significance (John Martin Robinson, 2016) focusses on the part of the building affected by the proposed atrium. Robinson appears to place greater emphasis on the architectural interest of the Hall:

the inner central area linking the principal Georgian house to the late-Victorian service areas which in themselves comprise the two principal parts of special architectural and historic interest … They are unaffected by the proposals. Work elsewhere in the house largely takes the form of re-decoration and new fittings (bathrooms and kitchens) and involves little in the way of material

alterations (page 2).
This mid-eighteenth century house is the major architectural element of the listed building, and is a comparatively rare survival in Lancashire as so many similar Georgian gentry houses succumbed to

Victorian industrialisation and twentieth century vandalism (worse in Lancashire than in any other county). The original design was for two seven-bay three-storeyed principal fronts (with irregular older fabric retained behind). The East front survives as designed, with handsome pedimented centrepiece of attached Roman Doric columns (a comparatively rare use of the particular Order in a mid-18th century house). The right hand side of this symmetrical classical composition contained the

kitchen while the centrepiece fronted the main staircase G1c, and this architectural grandeur was intended as a backdrop to the landscaped garden with its tree planting, little valley with beck and views of Pendle Hill. (The Georgian landscape layout has been bisected by the late-Victorian entrance avenue.) … The projecting bond stones for the second floor storey of the centre are still visible. The intended symmetry was further compromised by the demolition and rebuilding on a larger scale of the West (left) projecting part in 1856 by E.G. Paley of Lancaster … The Paley work reproduced the detail of the Georgian works, especially the dressed ashlar, quoins, and moulded Doric architraves, but created the balanced asymmetry admired by the Victorians even in classical buildings. The late-19th century Victorian additions to the North, mainly carried out between 1875 and 1881 provided Victorian amenities such as a billiard room G23, and expanded servants accommodation; they show the same respect externally for the predominant Georgian character of the house as Paley (page 3-4).
The final phase of amplification of the domestic offices took place in 1892 with the construction of a new larger Servants’ Hall G12 and Butler’s Pantry G11 to the North West. At that time most of the former open Bell Tower Court (as shown on Paley’s 1856 Survey Plan) was filled in with single-storeyed cross G9a, G9g to give dry access to the various expanded servants’ rooms. This is the area affected by the current application (page 5).
The various dates of building and alteration over the centuries relate to the changing needs of the family in successive generations (page 5).

Significance
The major architectural and historical significance of Standen lies in the mid-eighteenth century house which is a rare survival of a Lancashire Georgian country house. Though the architect is not known, the building is sophisticated. The use of the Doric Order for the attached East portico is noteworthy, and is demonstrative of Roman classical scholarship, a reference to the fact that the Ribble Valley is Roman Territory … choice of Roman Doric was John Aspinall’s own, making Standen an interesting example of a Georgian amateur’s involvement in architecture. Much of the Georgian

architecture survives including the two main elevations and significant interiors including the entrance hall, staircase hall and bedrooms (page 6-7).

The major historical interest of Standen also derives from Sergeant John Aspinall … His ancestors were yeomen and he raised them to gentry; his career and aspirations are a clear demonstration of

Georgian social mobility and social and cultural aspirations …  making Standen a proper country seat, replacing the Jacobean yeoman’s house of his ancestors with an up-to-date classical house in a landscaped garden (page 7).

Later features of special architectural interest comprise the Victorian additions … The new Servants’ Hall and Butler’s Pantry to the North West (G12 and G11) are later, dating from 1892. These additions have low key exteriors showing deference to the Georgian house, and are interesting internally as relatively unaltered examples of Victorian service rooms retaining original fixtures and fittings (page 7-8).
The third significant feature of the house comprises the archaeological remains of the pre-existing early-17th century house. As Colin Briden’s report makes clear, it is difficult to ascertain exactly how much remains of this. The one identifiable area of substantial fabric is the ‘Bell Tower’ block, once the Servants’ Hall (G27) behind the 18th century Entrance Hall (page 8).
The area affected by the present proposals (G9) is the least significant portion of the building. It occupies the middle of the building between the Georgian house and the Victorian service additions. It was originally an open yard called the Bell Tower Court, but was largely infilled in the 1890s with connecting service passages and staircases intended to improve access to the servants’ quarters. Only a small portion of the old inner court (clearly shown on the 1856 Paley plans) survives as an area (G9h) overlooked by the early-17th century fabric of the old Servants’ Hall block. Most of this is strictly utilitarian of rendered brick construction. One highly significant feature is the Roman sculptural relief (ex situ) which is inserted into the 1892 North cross wall of the surviving area. It is not known where this was previously situated in the house, but it is likely to have come to Standen in Sergeant John Aspinall’s time in the 18th century (8-9).



	Proposed Development for which consent is sought:

The submitted Design & Access Statement provides the following justification:

Standen Hall has not been altered or renovated since the First World War and retains all its late C19th service arrangements. Now a new generation wants to adapt the house for modern family living. The Victorian Kitchen has no outlook, there is only one lavatory on the ground floor in a remote corner, and the bathroom provision on the first floor is deficient. Moreover the access arrangements in the service parts of the house are complicated and gloomy and the ad hoc nature of their construction has led to an arrangement of roofs and gutters which are very difficult to maintain. The proposals have been designed to overcome these shortcomings.

The proposed re-routing of the site service drive has been deleted from proposals (agent’s email 11 November 2016) following discussions with Lancashire Gardens Trust (see also comments LAAS and RVBC Countryside). 

It is proposed: 

To remove historic fabric and form top-lit, three-storey atrium
Robinson states: 
“This involves putting together the 6 spaces of G9a to G9g with the surviving open area G9h, to create a square space between the carefully preserved Georgian main house with the Jacobean Bell Tower block, and the Victorian service rooms (kitchen, scullery, Servants Hall and Butler’s Pantry) to the North and East. This will involve the removal of various cross-walls, low level roofs and parts of two subsidiary staircases largely dating from 1892 and not affecting any of the Jacobean, Georgian or significant Victorian fabric” (page 9).
“It is not considered that the loss of any of this fabric is significant … All these spaces are secondary spaces mainly constructed at the very end of the 19th century in an ad hoc manner, and contain no historic 18th century or 17th century fabric. Nor do they add much to the historical understanding of the surrounding Victorian service quarters which would still read as Butler’s Pantry, Servants’ Hall, Scullery and Kitchen, and they would not be affected by the works.
There would be considerable benefits in clearing these various accretive structures from the old central service yard. It would create a light rational space at the heart of the house serving as an orientation focus between the Georgian main block and the Victorian service additions. It would reveal the elevations of the 17th century Bell Tower/Servants’ Hall block with its interesting mullion windows, which at present is only visible from the constricted light well. The Roman Relief of a goddess (currently concealed in the lightwell and so obscure that it is not even mentioned in the listing) would be reset in the adjoining wall where it would be a visible witness to the antiquarian interests of John Aspinall, the Sergeant at Law. The new top lit space would simplify and improve the maintenance of the house. The low level passages all have different roof pitches and inaccessible gutters which are difficult to keep weather-tight. Their removal and the new high level roof with lead flats round a rooflight would greatly assist roof inspection and repair in this vulnerable area and improve routine fabric maintenance of the listed building and assist its long-term preservation. It is considered that the architectural and practical benefits greatly outweigh the loss of the late-Victorian passages and service stairs that currently occupy the area. None of the building proposed for removal is of architectural interest. The service stairs are merely straight flights between enclosing walls, without bannisters or any features of interest. The design, scale and traditional materials are considered to be appropriate with lead flats, and an architectural skylight. The enclosing walls will reveal the history of the building, while the design will contribute a handsome new element to the architectural interest of Standen which is a cumulative architectural composition showing the contribution of many generations, of which the atrium will be the latest. It is considered that the fabric affected by these works is of minor significance, and that the aesthetic and practical gains far outweigh the loss of any historical interest in the structure removed. The principal features of historic and architectural interest are completely unaffected by the proposals and their setting will be enhanced.

The work is considered necessary to make the house more practical and easily inhabitable, creating an airy open space at the heart of the house giving easier access to the various parts of the building. It will replace a muddled labyrinth of little passages and stairs with a coherent, architectural space”.

To replace the 1/1 sash windows at the East Front and South Front return (x2) with multi-paned sash windows. Open up one of these South Front windows internally (existing dummy window)
Re-open door opening GD35 to enable reinstatement of room use as larder 
Formation of Family Kitchen and Eating Area within the Billiards Room and Retiring Room involving the removal/relocation of free-standing bookcases and the installation of modern kitchen units

Removal of timber partition between two storerooms (space is in oldest part of Hall and divided into storerooms in 1881) and the formation of two WC compartments and Lavatory, and the building up of a doorway (from the construction of the last phase of service passages and is not historic) on the North side 
Open up two First Floor South Front windows internally (existing dummy window)
First Floor En-suite and Dressing Room created from closure of corridor doorways (doors retained) and new door opening in historic wall (c.1856)
First Floor En-suite created from closure of door and new door opening in historic wall (c.1856). Removal of glazed screen across Bedroom bay window (c.1856 or more recent)
Door into proposed First Floor En-suite closed (door retained; late C19)

Restoration of mullioned window (early C17 in Bell Tower)
Closing of late C19 access route to form Cleaner’s Cupboard

Removal of lavatory (Edwardian box WC relocated elsewhere)
Reconfiguring of former day and night nurseries (and latterly a flat) to provide two bedrooms with en-suite (late C19 Phase; C20 partitions)
New staircase to Second Floor (access lost in Atrium proposal) (late C19 fabric)

Reconfiguring of former servants bedrooms to provide two bedrooms with en-suite (late C19 Phase) (some loss of fabric in the creation of new doorway)
Bedroom with en-suite provided by removal of early C20 partition (early C19 Phase)

Removal of up and down steps (above late C19 beam) linking into F24 (mid C18-early C19 Phases)
New partition wall to create bedroom with en-suite (fabric evidence suggests this is a restoration) (mid C18 Phase)
Removal of fabric over a number of floors for the formation of a top-lit (lantern) atrium


	Impact upon the special architectural and historic interest and setting of the listed building and the setting of other listed buildings:

	The proposals are harmful to the special architectural and historic interest of the listed building. However, the significance assessment is excellent and clearly identifies that the scheme has been very carefully considered and the minimum harm is being proposed in updating the hall (provision of en-suite and a light and open circulation core).

No information has been received (e.g. marketing of unaltered hall) to suggest that the works are necessary. However, I am mindful of the support of Historic England (‘would sustain and enhance the significance of Standen Hall’) which has considerable experience of such country house schemes and the intention of the works to retain the historic building in its original use. 

In my opinion and mindful of recent comments from Historic England (16 January 2017), sufficient detail has now been received to understand the impact of the works on the special interest and setting of the listed building.

In my opinion (and following the receipt of additional information on 24 January 2017 in respect to the outline impact of the roof lantern and confirmation of withdraw on 11 November 2016 of the proposed new access drive – see comments LGT, LAAS and RVBC Countryside), the proposals have an acceptable impact upon the special architectural and historic interest of the listed building and the setting of Standen Hall, its mounting block and The Old Bothy. 

	Trees/Ecology:

 I  am mindful of the comments of RVBC Countryside and would suggest a condition to ensure the recommendations of the licensed bat survey assessment are adhered to.
Other issues:
The comment of the local resident in respect to road naming is noted.



	Observations/Consideration of Matters Raised/Conclusion:

I am mindful that NPPG states that “substantial harm is a high test, so it may not arise in many cases” and consider the harm to the special architectural and historic interest of the listed building to be ‘less than substantial’. NPPF paragraph 134 requires that this harm be weighed against any public benefits of the proposal and in this respect I am satisfied that there is clear and convincing justification (NPPF paragraph 132) for the works (the sustaining of significance) which outweighs the harm.


	RECOMMENDATION:
	That listed building consent be granted subject to conditions.


