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	Date Inspected:
	2 October 2017
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	New external doors to drawing room, utilising existing openings to allow garden access. Roof glazing to the atrium roof lantern.  New atrium fireplace and chimney stack, re-using existing chimney. New inner hall to replace redundant larder. Re-arrangement of master bedroom door openings.  A new terrace accessed from proposed kitchen.  Alterations to main entrance gates to provide a safer and more suitable entrance.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Whilst the proposed amendments to the access gate represents an improvement over the existing arrangement there are a couple of issues which need further clarification.

1 Water from the site would not be permitted to drain onto the highway. Any site water must be retained within the site.

2 The proposed dished concrete channel would not be permitted within the highway. For the purpose of identification, the highway extends to the back of the grass verge and to a line drawn between the 2 either side of the entrance

3 I would require further details of how the proposed 6m radius is to be formed.

4 The contrasting surfacing material as proposed would not be permitted within the adopted highway (see 2 for boundary). This area should be paved in tarmac in accordance with the LCC Road construction specifications

(19 December 2017 and following receipt of revised plans from the agent on same date) The revised access details would be acceptable.

Historic England:

Advice
Standen Hall is a country house in the classical form, which took on its present styling in the mid18th century when it is understood that an earlier 16th century building was largely rebuilt. This ‘fine Palladian mansion’ was further remodelled in the 19th century, including extensions by architects Paley and Austin. The layers of development are an example of the changing requirements of individuals looking to alter their homes to keep abreast of the latest fashion or social beliefs, the significance of which has resulted in the building being listed as a grade II* listed building.

 At present alterations to the hall in order to update it for modern family use is proposed, and a scheme for the works received consent earlier this year. As steps have been taken to implement the consented scheme, a number of additional proposals have arisen and put forward for consideration. 
Design of the proposed atrium

An application has been consented which would allow for the Victorian service wing to be remodelled to create a large atrium space, intended to better integrate the rear rooms into the main body of the hall. The current proposals look to amend the design through the addition of glazing into the new roof, as well as a new chimney piece introduced at ground floor level. These amendments are a positive change to the consented scheme.

New Inner Hall 
The updated statement of significance identifies that the rooms to be altered to create the proposed inner hall are of limited significance, described as ‘utilitarian’. The opening up of the existing wall to form a colonnade allows the original planned form to be ascertained, whilst creating a more attractive space as the character and function of the Victorian wing of the building becomes more fully integrated into the dwelling. 
Creation of doorway in square bay on the west elevation 
The square bay forms part of the Paley and Austin extension to the hall in the mid19th century, and is one of the few alterations to the hall directly attributed to a known architectural practice. The proposals seek to drop the existing window sill and change the windows to doors, to allow access into the garden. This alteration will not affect the legibility of the extension, or the contribution it makes to the significance of the hall.

East Terrace 
The new external terrace to the eastern elevation of the hall, is proposed to overlook the lake, and would be evident in views of the house along the driveway. The main approach to the house is one of formality, presenting the most imposing elevation to public display. For an new structure to be appropriate in this location, it should sit quietly in its surroundings, blending with the garden when viewed from the driveway. The current proposals would largely achieve this, but could be improved were the railings to be further simplified in form.

To allow access to the terrace, the existing window would be altered, with the central section dropped. The tripartite form of the window would remain legible, resulting in no harm to the overall significance of Standen Hall. 

Amendments to master bedroom configuration 
In order to create the master bedroom suite in an alternate location to that consented, it is proposed to introduce an additional doorway between rooms on the first floor, whilst retaining fabric previously consented to be removed. This would not harm the significance of the hall. 

Alterations to the gateway 
It is proposed to widen the existing gateway to improve vehicular access to the property and provide a grander entrance point. The gateway is not listed in its own right, but forms part of the setting of Standen. Its fundamental relationship with the hall would not be altered by the proposals, and the historic stonework would be retained and reused. 
Conclusions 
The amended proposals for Standen Hall would sustain and enhance the significance of the designated heritage asset, conforming to paragraph 131 of the National Planning Policy Framework (NPPF). All proposed alterations are minimal in form, allowing the planned form, hierarchy and architectural intentions of the building to remain fully legible. The scheme is in line with the statutory act which requires special regard to preserving listed buildings and any features of special architectural or historic interest which they possess. In conclusion, Historic England has no objection to the applications.
Recommendation 
Historic England has no objection to the applications on heritage grounds. 

HE consider that the applications meet the requirements of the NPPF, in particular paragraph numbers 131. 

In determining these applications RVBC should bear in mind the statutory duty of sections 16(2) and 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.

RVBC should take these representations into account in determining the applications. Please advise HE of the decisions in due course.
LAAS:

In general the proposed alterations are non-controversial and have limited impact on the historic building. 
It is notable that there is no overall plan provided which shows the location and extent of all the proposed works, which would have been useful, although the detail extracts in the DAS do make up for this to some degree.

1 New external doors to drawing room (G4, GW32 and GW33). This is a relatively minor alteration to one of the later elements of the hall (dated to c.1856) and should not impact the legibility or significance of the room.

Recommendation: photograph inside and out prior to alteration.

2 Roof glazing to atrium roof lantern. This is a change to the agreed new lantern and has no archaeological significance. 

Recommendation: no further action required.

3 New atrium fireplace and chimney stack, re-using existing chimney. Archaeologically this may be the most significant of the alterations proposed, impacting as it does a wall of early 17th century date (Oxford Archaeology North 2017 Standen Hall, Worston Road, Clitheroe, Lancashire: Historic
Building Survey Report figs 2-4). The fireplace would appear to be located in the space occupied by a blocked doorway, currently in use as a cupboard (GD41 in room G9f Op. Cit. pp.19-20; DAS p.3) and could potentially impact the room beyond and what may be another cupboard (G25 and GD59, OA

North 2017 Fig 2). LAAS have no objection to the proposed replica chimneypiece and would accept the change to the house overall as a relatively minor alteration to the agreed scheme. What LAAS is concerned about, however, is the potential impact on a substantial portion of one of the oldest surviving walls in the building. In particular LAAS is concerned that there are no details provided concerning the fireplace opening itself, the new chimney stack and how these will be constructed, nor an assessment of the impact on the cupboards GD41 and GD59. The intention to re-use the

stonework from the stack removed from room G9c (DAS p.3) is acknowledged and is clearly environmentally sound and minimises the visual impact of the works externally if not the actual physical impact. It is worth noting however that this stonework is of 19th century, not 17th century, origin and that the reuse of these architectural elements could lead to confusion at a later date if

the works are not adequately documented now. 
Recommendations: further details of the proposed fireplace and stack, including a specific impact

assessment of the necessary demolition and construction works, need to be provided before a planning decision is reached. It is probable that, should this element of the proposals be considered acceptable, that archaeological monitoring and recording of interventions into the 17th century wall will be necessary, but a final recommendation will need to wait for the provision of the details requested.

4 New Inner Hall to replace redundant larder (G16 and G17, GD35, GW45). Again LAAS would raise no concerns about the work to this earlier 19th century section of the building. 
Recommendations: photography of both faces of all walls affected, prior to alterations.

5 Re-arrangement of master bedroom door openings (F8, F9, F10, FD9). This intervention is described as requiring "…less alteration to historic fabric than the approved scheme" (HIAA p.8). This seems to ignore the fact that the doorway to be retained is in the c. 1856 work, whilst the new opening is through a mid-18th century wall (OAN Op. Cit. Fig 3) and makes a significant change to the circulation pattern in this corner of the building. Whilst LAAS would prefer the original proposal, it does not consider that the impact of the proposed change is so severe as to make it unacceptable. 
Recommendation: return to original scheme if possible. If not then (i) photography of both faces

of the wall to be cut through prior to alterations, and (ii) archaeological monitoring during plaster removal and demolition works. If architectural features, blocked openings, evidence of alterations and adaptions, etc. are visible in the wall following plaster removal or encountered during the works

then a formal archaeological record should be made of those features, both by further photography and a measured record.

6 A new terrace accessed from proposed kitchen (G24 GW12). The impact of these proposals on the extant building fabric is, as assessed, minor, and LAAS would bow to the expertise of the Lancashire Gardens Trust and Historic England with regard to the impact of the proposals on the exterior views of the building. There is, however, neither detail of the proposed foundations required to support the new terrace nor any assessment of their potential archaeological impact. It is noted however that the room in question is a 20th century extension onto a later 19th century structure and this part of the site may already have been disturbed by its construction and by external landscaping works. Given that LAAS have no strong reason to suspect the presence of medieval or early post medieval remains here, that the proposed terrace seems to be supported on a small number of individual pillars, and that there does not appear to be any intention to excavate out the ground beneath

the terrace, it is probable that any archaeological impact would in any case be small and of only minor significance to the site as a whole.

Recommendations: (i) photograph inside and out prior to alteration; (ii) have a contingency plan in place for emergency recording should any archaeological remains be encountered during excavation works.

7 Alterations to main entrance gates. The present entrance appears to have been constructed between the surveys for the OS 1847 1:10,560 and 1886 1:2,500 mapping (sheets Lancashire 47 and Lancashire 47.14 respectively) and replaces a former drive on the south side of the house. Given that the stonework of the present gateway is to be retained we consider that the proposed alterations would have only a very minor archaeological impact.

Recommendations: photography of all elements affected prior to alterations.

Most of the changes proposed do not raise substantial issues and can be dealt with by a standard archaeological 'scheme of works' condition.

With regard to the proposed new fireplace and chimney, however, further details of the proposals are required which set out in some detail what demolition and construction works are required and how these will impact the significance of the early 17th century walling before an informed decision can be reached. As such we would recommend that this matter is investigated further and more information supplied by the applicants prior to any decision being made.

(5 December 2017 and following receipt of revised plans from the agent 9 and 14 November 2017) The plans tie up with a conversation LAAS had with the architect, and show a genuine attempt to minimise the impact on the historic fabric of the hall.  As such, would accept this approach.

RVBC Countryside:

In principle, no issues regarding the removal of the three trees [ TT1/T2] because of their condition and they do not contribute to the historic formal beech avenue (although they do make a contribution, to some extent, within the immediate context to the wider tree-scape). Similarly T3, which would be materially affected by any changes to the entrance, as would T4. Of the remaining trees identified only one, T7, is a category B2 tree.

At this stage, would welcome a dialogue/discussion about the future of the historic landscape and an historic landscape assessment.

(9 January 2018) Condition suggested.



	CONSULTATIONS: 
	Additional Representations.

	Lancashire Gardens Trust:
LGT welcomes the continuing investment and careful restoration proposed at Standen Hall. We have no comments on the alterations to the main house. The proposals for new and rearranged entrance gates are supported and are considered appropriate to the setting. The drawing 5499 d/c/02 indicates that surfacing to the entrance may be formed as ‘contrasting road surface, tarmac or paving sets’. LGT would encourage the minimisation of use of tarmac and the use of a natural unit paving such as stone setts at least on the land in private ownership beyond the adopted highway.

	

	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:

3/2016/0886 - 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. LBC granted 9 February 2017.
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).

A Heritage Impact Assessment Addendum (John Martin Robinson) has now been submitted. 


	Proposed Development for which consent is sought:

The approved scheme is proposed to be amended by:
Conversion of Drawing Room window to door (loss of fabric/alteration to appearance). The Heritage Impact Assessment Addendum justifies this for “the practical amenity of lengthening the windows to give access to the garden”.
Incorporation of glazing in the new atrium roof.
Construction of a new fireplace in the new atrium (loss/re-use of fabric). The Heritage Impact Assessment Addendum identifies that the proposed chimneypiece is of late-Georgian design and the chimneystack is a rebuild of a chimneystack to be demolished elsewhere in the proposed works.
Conversion works to larder to provide a new inner hall (loss of fabric/planform alteration).  The Heritage Impact Assessment Addendum justifies this in the creation of a lighter and more spacious access between the new family kitchen and the dining room. It is also suggested that this “will reveal the interesting Jacobean window, currently enclosed and concealed in a subsidiary back space” [however, this is contradicted by the Historic Building Assessment (Briden) Phase Plans].
New doorway to provide Dressing Room and Master Bedroom (loss of fabric/planform alteration). The Historic Building Assessment (Briden) shows this walling to be mid C18. The approved works to F8/F9 are not to be undertaken – this work to C.1856 fabric was justified by “New door into F9 will match FD8 and make east wall symmetrical. A door in this position might have been expected originally” (D&A Statement).
Terrace extension to former Billiard Room (loss of fabric/extension design).
Re-siting/alteration/replacement of entrance gates/pillars and walling (includes loss of trees). The Heritage Impact Assessment Addendum justifies this for “practical advantages” and “to create a more convincing traditional impact for the gateway”. It is also stated that the gates and stonework date from the last building phase at Standen and are a “dignified piece of stonework”.
The plans show (not discussed in documentation) landscaping works including loss of boundary walling, installation of steps and installation of a pond. 

The application has been subject to negotiation and revision. On 6 November 2017, the case officer stated:

“In order to progress with the applications, I would be grateful for the submission of the following information:

Highways (Lancashire County Council)

Clarification in respect to the 4 points made in the LCC letter.
In this respect, I also note the comments of the Lancashire Gardens Trust “LGT would encourage the minimisation of use of tarmac and the use of a natural unit paving such as stone setts at least on the land in private ownership beyond the adopted highway”.

Historic England

In consideration to the proposed external terrace, it is suggested that railings be further simplified in form.

LAAS

Further details of the proposed fireplace and stack, including a specific impact assessment of the necessary demolition and construction works. 

Reconsideration to the proposed master bedroom door openings. I note that the Historic Building Assessment (Briden) shows this walling to be mid C18. The approved works to F8/F9 is to c.1856 fabric and was justified by “New door into F9 will match FD8 and make east wall symmetrical. A door in this position might have been expected originally” (D&A Statement).

I also note the following:

The plans show landscaping works including loss of boundary walling, installation of steps and installation of a pond. However, these elements are not further described, discussed or justified in the submitted documentation. How do these works relate to the historic design and significance of the gardens (the immediate setting of the Hall)?
In respect to the proposed conversion works to larder to provide a new inner hall, the Heritage Impact Assessment Addendum suggests this “will reveal the interesting Jacobean window, currently enclosed and concealed in a subsidiary back space”. Please identify this window on the Historic Building Assessment (Briden) Phase Plans.

The Heritage Impact Assessment Addendum states that the entrance gates and stonework date from the last building phase at Standen and are a “dignified piece of stonework”. Please advise as to the specific date/significance of this prominent feature”.



	Impact upon the special architectural and historic interest and setting of the listed building and the setting of other listed buildings:
The agent has responded to initial concerns/requests for further information. The letter/plans of 9 November 2017 confirm:
(i) Simplification of external terrace railing design (see Historic England comment);

(ii) That the Heritage Impact Assessment Addendum may be incorrect in asserting Jacobean origins for the window revealed by alterations (wall removal). This assertion forms part of proposed New Inner Hall justification;
(iii) No wish to compromise on the First Floor door opening;
(iv) A wish to use granite setts at the proposed entrance gateway. However, not in accordance with LCC Highways requirements (see LGT and LCC Highways comments).
The letter/plans of 14 November 2017 confirm:

(i) Removal of outline landscaping proposals and submission of revised site plan;
(ii) Removal of proposal to re-use chimney stack (steel flue to be used instead), details of wall fabric alteration/loss in flue provision and wish to record works.   
The letter/plans of 19 December 2017 confirm:

(i) Revised Entrance Gates drawing.
In my opinion, the proposed works are now acceptable. 
It is disappointing that there is no wish to revert to the approved works for Master Bedroom door openings. However, I am mindful of the most recent comment of LAAS (5 December 2017) in respect to overall efforts to minimise loss of historic fabric and of Historic England’s initial comment that this work element “would not harm the significance of the hall”. 
In respect to works to create a new inner hall, I retain some concerns at the further loss/alteration of the ‘utilitarian’ elements of the historic house but am mindful of the comments of LAAS and HE in this respect.

The proposed flue will result in the loss of historic fabric but I concur with LAAS that efforts have been made to minimise this work as part of the necessary updating of the property for modern family use.

I am mindful of LGT’s encouragement to minimise tarmac at the entrance gate but recognise the greater importance of safe site access. 
I have not received any further information in respect to the significance of the entrance gates. However, I am mindful of the re-use of stonework and of the comments of HE and LAAS and the support of LGT. 


	

	Highway and access:
I am mindful of the revised plans and the latest comments of LCC highways and now consider the proposed development to have an acceptable impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 132), in consideration to NPPF paragraph 17 (conserve heritage assets in a manner appropriate to their significance), paragraph 60 (reinforce local distinctiveness) and paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that listed building consent and planning permission be granted subject to conditions.


	RECOMMENDATION:
	That listed building consent and planning permission be granted.


