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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Minor alterations to the existing central-west staircase, comprising removal of an existing vaulted safe and the timber stairs above, to be rebuilt in the same location with adjustments to the direction of flights and landings to avoid safety concerns and improve the layout of the staircase.  The works also entail modifications to the stairs leading down to the basement.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Suggest seeking the views of the RVBC conservation advisor.

	CONSULTATIONS: 
	Additional Representations.

	Historic amenity societies:

Consulted, no representations received.

LAAS:

Consulted, no representations received.



	

	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:

No formal pre-application advice sought. However, agent advised at earlier site visit that concern at removal of further loss of important historic fabric related to the Hall’s service wing.    
3/2017/0762 (LBC) & 0737 (PA) - 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. LBC & PP granted 11 January 2018.
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:

“Between 1875 and 1881 the north end of the house was extended, in three major campaigns of work, to provide, successively, a Billiard Room; a Kitchen and Scullery block with servant bedrooms over; and a Butler's Pantry and Servants' hall with day and night nurseries over on separate floors. The east range was altered to provide a large dining room and the present access to the house from the east was created” (Summary).
“Standen Hall has a reputation as a complex building: it is generally described as a house 'rebuilt' in 1757, but retaining parts of an older house, to which further additions were made in c.1858. All this is perfectly true; but the extent to which the older house survives, and the details of the substantial additions to the service accommodation which were made after 1858, have never been fully explored. This Historic Building Assessment attempts to describe the development of the fabric, by broad phases, and to assess its significance” (Introduction).
“Hence it is possible to list the various C19 alterations and extensions in date order:

Billiard Room: 1875

Kitchen and scullery block (and alterations to form dining room): unknown

Butler's Pantry and Servants' Hall: by 1881

… Butler's Pantry and Servants' Hall … Access to both these rooms from within the Hall was reasonably straightforward. Their construction had involved fully enclosing the old C16 internal courtyard which lay between the two Phase I ranges: this was further walled in (to leave a small rump of a light-well, the present Bell Tower Yard) and roofed passages created between all the service rooms and the family areas of the house. To describe all this work in detail would be tedious as it also included numerous minor alterations and additions to the various vertical routes through the building; but the outcome, though labyrinthine and often deeply confusing, at least allowed the more knowledgeable servants to get around the place reasonably quickly.

Above the Butler's Pantry and the Servants' Hall were two floors of nurseries: day nurseries on the first floor, and night nurseries in a kind of raised penthouse on the second. The number of doors, stairs, and thick walls between the latter and the bedrooms of the older generation is impressive, and somewhat to be envied

… Finally a good deal of cosmetic work was done to the Hall  while the service areas received a comprehensive Pompeian paint scheme of deep gallery red walls up to just above shoulder height, a chocolate-brown narrow band, and cream paint above. What is now readily visible is an accurate modern reconstruction; but one small area in its original paint finish survives at the head of the servants' stair to the second-floor rooms of the C18 east range” (3.5 Phase V late C19).
“Virtually all listed buildings, even high-graded buildings, possess little nooks and crannies which, generally as a result of C20 alterations or additions, can be regarded as having little or no special architectural or historic interest. For reasons which will have become apparent Standen Hall is not one of these. 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

…    there is little about the Hall which can be regarded as significantly architectural. It is largely a product of a lengthy period of organic growth on which the hand of the professional designer has fallen lightly
… 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. In 1856 the family inhabited only three rooms on the ground floor, and one of those was the south entrance hall

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

… Phases V & VI … The various balustraded stairs, of stone and timber” (Assessment of Significance).
‘Standen Hall: Historic Building Survey Report’ (OAN, August 2017) identifies:

“The study concluded that a house has stood at Standen since at least the early years of the seventeenth century, probably built to an H-plan design with a kitchen in the east wing and a detached service range to the north fronting an open yard. The house was partially rebuilt during the eighteenth century when it was given a new eastern façade and again in the early nineteenth century, although on both occasions it probably retained its basic plan form. In the later nineteenth-century a substantial new service range was built to the northwest incorporating among other rooms a new kitchen, servants hall and butler’s pantry, with provision for staff accommodation and nurseries on the first and second floors.

The house provides a typical example of the developments in architectural style of a modest gentry house in Lancashire between the seventeenth to the twentieth centuries. Internally, datable features survive from each phase of construction and the layout of the rooms highlights the gradual shift from the early post-medieval period towards increased social segregation and the proliferation of rooms to serve specialist functions within the house” (Summary).

A staircase is shown in the approximate location of that proposed for replacement at Plate 37 “1856 design proposal for the partial rebuilding of the west wing, showing the layout of the ground-floor”.
“Eighteenth to Mid-Nineteenth Centuries: This period probably saw the Aspinall’s achieve full gentry status, perhaps occasioning the construction of the new eastern façade. As with other gentry families there was a concern with providing increased privacy, which could be achieved by concentrating the service rooms to the rear of the house and segregating the staff from the family. Typically, the period also saw an increase in the number of rooms assigned to specialised functions both for the family and the staff. The mid-nineteenth-century plan of Standen Hall demonstrates
the range of service rooms required at this time and their concentration to the rear of the house around the open yard (Plate 37).

… On the southern side of the yard lay the butler’s pantry, which was used for the storage and cleaning of serving items like cutlery. It was located closer to the family rooms than the other service rooms to allow the butler to respond quickly when summoned and also close to the cellar, in order to control access to the wine and beer supplies. The house also had a servant’s hall, in which the staff would be expected to eat their meals around a large communal table.

Late Nineteenth Century: The substantial expansion of the building in the late nineteenth-century does not appear to have led to a significant increase in the number of service rooms. By this date a wider range of goods was available to purchase from outside the estate, perhaps removing the need for rooms concerned with tasks such as dairying and brewing. The layout does however illustrate the continuing marginalisation of these rooms to the rear of the house. It also demonstrates the increasing social segregation that emerged between the family and the staff during the period, with a new network of corridors and staircases behind the scenes that allowed staff access to the entire house with the minimum of intrusion on family privacy.

The relocation of the kitchen from the east wing to the new northern service wing, the construction of a new servant’s hall to the rear of the house and the provision of a larger butler’s pantry to the north, are all examples of the late nineteenth-century concern with segregated planning. The summoning bells in the corridor outside the new butler’s pantry is also an example of this trend, as it removed the need to have a butler on hand at all times. Although confined to the family rooms, the range of name plates above the summoning bells outside the Butler’s Pantry are also a good

demonstration of the continued specialisation of rooms in the house” (5.3 Layout and Function of the Service Rooms).
“The present study suggests that a house has stood at Standen since at least the early years of the seventeenth century, probably built to an H-plan design with a kitchen in the east wing and a detached service range to the north fronting an open yard. The house was partially rebuilt during the eighteenth century, when it was given a new eastern façade and again in the early nineteenth century, although on both occasions it probably retained its basic plan form. In the later nineteenth century, a substantial new service range was built to the north-west incorporating among other

rooms a new kitchen, servants hall and butler’s pantry, with provision for staff accommodation and nurseries on the first and second floors.

Many of these phases are represented in the building’s external architectural forms, providing a typical example of the developments in architectural style of a modest gentry house in Lancashire between the early seventeenth to the twentieth centuries. While expressed more subtly, the interior of the building is just as informative, with datable features such as doors and windows surviving from each phase of construction. In addition, the layout of the rooms highlights the gradual shift from the early post-medieval period towards increased social segregation between the classes and the proliferation of rooms to serve specialist functions within the house”(Conclusion).

The ‘Heritage Impact Assessment and Statement of Significance’ (Robinson, submitted with 3/2016/0886) identifies:
“Later features of special architectural interest comprise the Victorian additions … The new Servant’s 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 … 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”.

	Proposed Development for which consent is sought:

It is proposed to replace and reconfigure what appears to be one of the two main historic staircases interlinking family and staff areas and the stair immediately adjacent the Butler’s Pantry.
The submitted Design and Access Statement suggests that this was one of 5 stairs within the centre of the house and is not unique. However, I note that 3 of these stairs are to go as a result of the creation of the atrium under 3/2016/0886, 3/2017/0762 & 3/2017/0737 which “are merely straight flights between enclosing walls, without bannisters or any features of interest” (Robinson). I would also question whether the stair can be ascribed to the central part of the house as it immediately adjoins (family side) the Butler’s Pantry (Robinson suggested of the fabric to be lost under 3/2016/0886 “Nor do they add much to the historical understanding of the surrounding Victorian service quarters which would still read as Butler’s Pantry …”) and is located in a part of the building which predates the late Victorian service additions (see ‘1856 design proposal for the partial rebuilding of the west wing, showing the layout of the ground-floor’).
The Design and Access Statement suggests that “The layout and design of the existing stair is compromised by a walk-in security safe at ground floor level, and as such the stair is narrow, steep and with reduced head height” and the proposals are “designed to make the circulation space safe and more pleasant to use”. The submitted ‘Additional Heritage Statement’ (Robinson) states “to improve the headroom, as the existing arrangement is very constricted and does not meet current standards. It is also intended to remove the redundant top-most flight which does not lead anywhere now the atrium has been constructed, in order to improve the lighting to the stairs from above. The work involves the removal of the old walk-in safe below, but the iron door to it will be preserved”. No further information has been submitted in respect to suggested safety issues and reasons why proposals with less impact to the fabric and plan form could not be progressed for their amelioration (site inspection identifies that the stairs have only a c.6ft head clearance at one point).
The Design and Access Statement suggests that “Another potential location for a stair is within the newly formed atrium in the heart of the building. Careful consideration highlights that any stair within this space will have a wholly negative impact on the circulation routes. It would also obscure the main feature retained in that area, the Jacobean window, and is worth noting that a stair here goes against the intent of the atrium design ie. the removal of the confusing clutter from the buildings interior”. The latter is noted in respect to RVBC’s understanding of the justification for demolition of much of the service wing of the Grade II* listed building (including 3 straight flights of stairs) in applications 3/2017/0762 & 0737. Robinson suggested “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”. 
The conclusion in the ‘Additional Heritage Statement’ that “stairs … without a balustrade or bannisters so are devoid of features of interest” is contradicted by submitted photographs.
The proposed stairs are different in operation, form (Georgian detailing) and material (mahogany hand rail). 

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

In my opinion, the proposals are harmful to the special architectural and historic interest of the listed building because the existing form and character of the stairs is important to building hierarchy as a reflection of the historic social segregation of the family from the staff. This stair is particularly important as it is located at the interface between family and staff adjacent the Butler’s Pantry. 
The comments of Historic England on demolition works in  3/2016/0886 are noted:
“Creation of the Atrium … in the section of the building historically given over to the circulation around the servants quarters.

… (as) 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”.
The submitted ‘Additional Heritage Statement’ considers Standen Hall to be “essentially a Georgian country house with a handsome Doric facade” whereas the submitted ‘Historic Building Survey and Report’ (albeit with a less holistic remit) places greater emphasis on the significance of Standen’s phased development encompassing an interior layout which “highlights the gradual shift from the early post-medieval period towards increased social segregation between the classes” (Conclusions). As the form and design of the remaining stair would appear to be an important and tangible illustration of the latter, I therefore disagree with the ‘Additional Heritage Statement’ that “The significance of the back stairs is entirely historic”.
The 1856 plan of the Ground Floor suggests that the existing direction of stair flight may also be significant for its retention of the Hall’s Georgian circulation routes. 

I am mindful of NPPG (“In general terms, 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 any ‘public benefits’ be considered (highlighting the securing of the optimum viable use in this regard). The necessary works to ensure the optimum viable use of the listed building were considered in applications 3/2016/0886, 3/2017/0762 & 3/2017/0737. Specific safety concerns have not been identified. In my opinion, the public benefit likely to result from contractor employment does not outweigh the harm to the designated heritage asset. 

I have had consideration to the following policy, guidance and advice:

‘Making Changes to Heritage Assets’ (Historic England, 2016) identifies:
“The plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance. Indeed they may be its most significant feature. Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on significance (particularly architectural interest) as for externally visible alterations” (paragraph 45).

“The historic fabric will always be an important part of the asset’s significance … retention of as much historic fabric as possible, together with the use of appropriate materials and methods of repair, is likely to fulfil the NPPF policy to conserve heritage assets in a manner appropriate to their significance, as a fundamental part of any good alteration or conversion. It is not appropriate to sacrifice old work simply to accommodate the new” (paragraph 42).
“When a building is adapted for new uses, its form as well as its external and internal features may impose constraints. Some degree of compromise in use may assist in retaining significance. For example, headroom may be restricted” (paragraph 44).

“Where new work or additions make elements with significance redundant, such as doors or decorative features, there is likely to be less impact on the asset’s aesthetic, historic or evidential value if they are left in place” (paragraph 43).

‘Easy Access to Historic Buildings’ (Historic England, 2015) identifies:

 “In most cases access can be improved without compromising the special interest of historic buildings. There are only rare occasions when nothing can be done to improve or facilitate access. By undertaking a careful process of research, brief-taking, consultation and creative exploration of alternatives, good quality solutions that add a new layer of history to our historic buildings are usually possible”.
“Historic buildings and Approved Document M: The need to conserve the special characteristics of historic buildings is recognised in Approved Document M. The guidance states that the aim should be to improve accessibility where practically possible, provided that the work does not prejudice the character of the building or increase the risk of long-term deterioration to the building fabric or fittings. Consultation with conservation and access officers is recommended”.
‘Managing Significance in Decision Taking in the Historic Environment’ (Historic England, March 2015 paragraph 28) identifies:

“The cumulative impact of incremental small-scale changes may have as great an effect on the significance of a heritage asset as a larger scale change. Where the significance of a heritage asset has been compromised in the past by unsympathetic development to the asset itself or its setting, consideration still needs to be given to whether additional change will further detract from, or can enhance, the significance of the asset in order to accord with NPPF policies. Negative change could include severing the last link to part of the history of an asset”.

‘Suburban and Country Houses: Listing selection guide’ (Historic England, December 2017) identifies:

“social interest … these are but some of the grounds for assigning special interest to country houses”.

“Specific Considerations …  Aesthetic Judgement …  interest of planning … considerations will be important”.

The Historic England Governance and Legal Director identifies in ‘The Big Issue of Little Harm’ (see below) that: 

“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things.

Fortunately, heritage planning law and policy is as concerned with the small changes as it is with the big”.
The Adopted Core Strategy states: 

“Alterations … to listed buildings … which cause harm to the significance of the heritage asset will not be supported.

Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist” (Policy DME4).

‘Georgian Stairs, Neil Burton (2001, page 16) states:

“Within most houses, for example, the rooms themselves would have a status dependent on their use; the principal reception rooms had the highest status, family living rooms rather less status, bedrooms less still and accommodation for servants lowest of all. The status of any particular part of a building was shown partly by its size but even more by its decoration”.



	

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 16 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 be refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:
The proposals are harmful to the special architectural and historic interest of the listed building because the existing form and character of the stairs is important to building hierarchy as a reflection of the historic separation of family and staff elements. This stair is particularly important as it is located at the interface between family and staff adjacent the Butler’s Pantry.



