
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0611/LB CASE OFFICER Chris Hobson

LOCATION: GARVESTONE APPNTYPE: Listed Build Consent
Reymerston Hall Reymerston Road
Reymerston

POLICY: Out Settlemnt Bndry

Garvestone ALLOCATION: N
CONS AREA: N

APPLICANT: Mr & Mrs  Holbrook Jones
Reymerston Hall, Reymerston Road
Reymerston

LB GRADE: Grade II

AGENT: PHD Associates
Braemar House Water Lane

TPO: N

PROPOSAL: Change of Use of Hall from residential to residential wedding venue reception, Bed &
Breakfast accommodation; extensions and alterations to buildings to form new Ceremonial
Hall, bar and single storey link to The Stables; Conversion of stables to dining and reception
area with first floor area and toilets. Extend stables to form plant room and stores;
construction of new kitchens, stores, staff rooms and storage areas; Construction of 10
Bedroom Bed and Breakfast Accommodation; landscaping, carpark and improvements to
access

REASON FOR COMMITTEE CONSIDERATION

The associated application (reference 3PL/2019/0610/F) for planning permission for the change of use of the
site is deemed a locally sensitive application and requires determination at Planning Committee.

KEY ISSUES

Heritage considerations and whether the proposed works preserve and enhance the character and
appearance of the listed buildings

DESCRIPTION OF DEVELOPMENT

The application seeks listed building consent for various extensions and alterations to Reymerston Hall and
adjacent stable building as part of proposals to change of use of Reymerston Hall from residential to
residential and the provision of a wedding ceremony and reception venue; and including the provision of Bed
and Breakfast accommodation. The proposals include extensions and alterations to the hall to provide a
single storey link extension to accommodate a ceremony room and bar. As part of the proposals the existing
stable building is proposed to be converted to a dining and reception area, with first floor toilets with a single
storey extension providing kitchen and storage space. The proposals also include the erection of a detached
'U' shaped building to the north of the hall.

The proposals include the provision of 46 car parking spaces alongside the existing access drive and 5 no.
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disabled spaces. The proposed scheme also includes substantial landscaping works, including the provision
of new tree and hedgerow planting around the car parking areas, detached bed and breakfast building, new
landscaped kitchen garden. The existing trees and woodland along the northern and eastern boundaries and
along the access drive would be supplemented with new tree planting and deadwood removed.

SITE AND LOCATION

The site comprises the Grade II Listed Reymerston Hall and stable block and surrounding extensive
landscaped grounds that sits in open countryside between the villages of Reymerston to the south and
Garvestone to the north. The Hall is set towards the south west corner of the grounds and is accessed via a
long private drive off The Street. The site borders open fields to the south, northwest and west. Hall Farm
borders the site to the north which includes a collection of residential properties within converted barns. A
further collection of residential properties site due north east of the site on the opposite side of Holl Lane and
North Green.

The hall dates from circa 1800 and is a two storey Georgian house of brick and black pantile roof. The stable
block and adjoining brick wall also listed in their own right similarly date from circa 1800 and sit just to the
north of the hall. The site and hall itself are the subject of ongoing refurbishment works recently granted listed
building consent in 2018 and 2019.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2018/0499/LB - Replace existing aluminium gutters and downpipes with new using Marley Alutec Evolve
Ogee with Traditional Square down pipes - Approved - 27/06/18.
3PL/2018/0940/LB - Replace and repair damage external windows with internal renovations - Approved -
13/09/18.
3PL/2019/0079/LB - Internal Alterations to form new bathrooms, including construction of new stud partition
walls and installation of services.  Works to fireplaces at ground and first floor to restore original character or
close up redundant fireplaces.  Forming new doorways at ground floor to link family rooms and at first floor to
access new bathrooms. - Approved - 07/03/19.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

DC.16 Design
DC.17 Historic Environment
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
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Planning (Listed Building and Conservation Areas Act) 1990 (as amended)

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

HISTORIC ENGLAND
No comments to make on the application.

GARVESTONE P C No Comments Received
HISTORIC BUILDINGS CONSULTANT No Comments Received

Historic Building Consultant - Following the amendments to the proposed scheme the fundamental aspects
of the scheme are acceptable. Discussions are ongoing with respect to the fenestration/joinery design used
on the facade of the link between the hall and stable block.

Garvestone Parish Council - Comments on amended application and additional information:

Having considered the amendments, the Parish Council's main concern is that the number of events at
Reymerston Hall be restricted to minimise the effect on local residents. The Parish Council would like a
condition that the number of events is restricted to 10 in the first year of operation, 20 in the second year and
30 in the third year and thereafter.
If this condition is not imposed, two of the six councillors object to the application, four do not object.

If this condition is imposed, six councillors do not object to the application.

The Parish Council would also like a condition that building works be done only within normal working hours
(8 am to 5 pm), and that the screening be put in place before any other work starts.

REPRESENTATIONS

The application was publicised by a press notice, notice displayed on site and letters sent to neighbouring
residents.

The Council has received objections from 5 separate households raising the following matters:

-various aspects of the proposal are unsympathetic and/or detrimental to and /or out of scale with the listed
buildings involved.
- The proposed conversion of the stables seems unsympathetic to the features that led to its listing and is
possibly unnecessarily radical in the rebuilding as opposed to renovation proposed.
-The modernist celebration room whilst clearly defined as a new building sits uncomfortably with the existing
profile and spoils the ensemble of Hall and stables identified in the listing.
-The proposed three sided Kitchen and Support block appears to be in a pastiche mock barn style which
would sit uncomfortably with the listed complex
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-The proposed accommodation block with a foot print comparable the Hall itself is out of scale, ugly and
could severely detract from the harmony of the listed complex.
- One response queried the site ownership as indicated on the submitted drawings.

ASSESSMENT NOTES

1.0 Design and Heritage Considerations

1.1 Section 66(1) of the Planning (Listed Building and Conservation Areas Act) 1990 (as amended) states
that the Local Planning Authority "shall have special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses."

1.2 Paragraph 192 of the NPPF states that when determining applications LPA's should take account of, "a)
the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable
uses consistent with their conservation; b) the positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and c) the desirability of new development
making a positive contribution to local character and distinctiveness."

1.3 Paragraph 193 of the NPPF also states that when considering the impact on the significance of a
designated heritage asset, great weight should be given to the asset's conservation. The more important the
asset, the greater the weight should be.

1.4  Policy DC17 of the Core Strategy requires that where proposals will affect the character or setting of a
Listed Building, particular regard is had to the protection, preservation and enhancement of any features of
historic or architectural merit.

1.5 Both Reymerston Hall and adjacent stable building are listed in their own right and are nationally
important heritage assets. It is also noted that Gunton Farmhouse which is a grade II* listed building is
located on the opposite side of Holl Lane and North Green and approximately 250 metres from the Hall itself.
With respect to the impact on the setting of Gunton House, given the location of the proposed extensions and
new buildings, the significant distance to the grade ii* listed house, and that the proposals would retain the
mature landscape grounds and also propose additional tree planting it is considered that the proposals
preserve the setting of this nationally important heritage asset.

1.6 With respect to Reymerston Hall itself, works are ongoing to refurbish the hall granted under previous
consents. The proposed link extension is considered to be subservient in scale, height and design to the hall
and adjacent stable building. Following amendments to the design of the ceremony hall and link elements
between the hall and stable building, it is considered that the proposals are of an appropriate and
sympathetic design that preserves the character and appearance of the listed hall.

1.7 With respect to the stable building, the applicants highlight that the existing grade ii listed stable building
is in a poor state of condition and will require substantial work to avoid its further deterioration and ultimate
loss. These include the rebuilding of the roof, repairing of the roof trusses; stabilisation of the west wall,
repairs to the brickwork on all other elevations, and repairs to the ground and first floors. The proposed use
would retain the open and large scale internal space enabling its previous use to be appreciated by future
visitors. Whilst objections have been received concerning the extension to the stable building, it is considered
that its simple functional design, siting to the rear, narrow width, and low height ensure it reads as a
subservient and sensitive extension to the stable, whilst not disrupting the key features of significance of the
building. Overall, the proposed alterations and extension to the stable building are considered to preserve the
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character of the designated heritage asset.

1.8 Given the severity of the state of the buildings it is also noted that the proposed extensions and
alterations as part of a new income generating use have the potential to make a positive contribution to the
economic vitality of the surrounding rural area through introducing new visitors and guests to the area and
associated business. Furthermore, that they provide for its ongoing conservation through introducing a viable
ongoing use, in accordance with section 16 of the NPPF.

1.9 The proposed new accommodation building has been designed to reflect a 'model farm' and provide for a
subordinate ancillary building. Its overall siting, lower scale and more subtle design is considered to
complement the character and appearance of the grander hall itself. Whilst again objections have been
received with respect to its size and design, due to its low height and siting away from the house it is not
considered that this new building would compete with the hall. The new building would also not disrupt the
most important views of each of these buildings, which are from the access drive, and to the south and west
of the hall and stable building.

1.10 The Historic Building Officer has not objected to the proposed works and conversion, subject to
conditions with respect to approving the detailed fenestration of the extensions and alterations to the
buildings, materials used and detailed schedule of works to the stable building. It is also noted that Historic
England have not made any comments on the proposals and NCC Historic Environment Services have not
objected these proposals.

1.11 Overall, the proposal will preserve the character and appearance of the hall and stable buildings and the
proposals will provide for a viable long term use for the listed hall and stable building enabling their ongoing
conservation and maintenance. The design therefore accords with Policies DC 16 and DC 17 and the
requirements of Planning  (Listed Building and Conservation Areas) Act 1990 in particular sections 16, 66
and 72 as well as satisfying the relevant policies within the NPPF 2019.

RECOMMENDATION

It is recommended that the application is approved and listed building consent granted subject to the
conditions set out below.

CONDITIONS

1 Listed Building Consent - Time Limit (3 years)
The development must be begun not later than the expiration of THREE YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 18 of the Planning (Listed Buildings and Conservation Areas) Act
1990.

2 External materials and samples to be approved
Prior to the commencement of works to the stable building or above slab level which ever is
the earliest, details and samples of all external materials  to be used shall be submitted to
and approved in writing by the Local Planning Authority, and this condition shall apply
notwithstanding any indication as to these matters which have been given in the current
application.  Only such agreed materials shall be used in connection with this approval.
Reason for condition:-
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To ensure the satisfactory appearance of the development, in accordance with Policy DC 16
and DC17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3 Brickwork and bond to be agreed
Before the commencement of any works above slab level, details of the type and colour of
the external brickwork and bond including a sample board of the proposed brickwork, shall
be agreed in writing with the Local Planning Authority.  Only such agreed materials shall be
used in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 16
and DC17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

4 Mortar to be agreed
Prior to the commencement of any works above slab level details of the colour, texture and
mix of mortar to be used shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed details shall be used in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 16
and DC17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

5 Window details to be agreed
No works to the existing windows or proposed openings shall take place on the site until the
following details have been submitted to and approved in writing by the Local Planning
Authority: detailed drawings of the proposed windows at a scale of no less than 1:10 and
timber profiles of a scale no less than 1:2. The development shall be carried out in
accordance with the details as approved.
Reason for condition:-
The details are required prior to any works to the windows or openings to enable the Local
Planning Authority to ensure the satisfactory appearance of the development, as required by
Policy DC 17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

6 Full schedule of works
No development shall take place until an appropriate full schedule of works has been
submitted to and approved in writing by the Local Planning Authority. The development shall
thereafter be carried out in accordance with the approved schedule of works and
specifications.
Reason for condition:-
The details are required prior to the commencement of development to ensure the special
architectural and historic interest of the building as required by Policy DC 17 of the Adopted
Core Strategy and Development Control Policies Development Plan Document 2009.
This condition will require to be discharged
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7 Non standard details condition
9 Discharge of conditions

If the formal discharge of any condition is required, it will be necessary for you to submit to
the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

11 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.
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