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Proposals

Listed Building Consent is sought for works to the Listed Buildings - the Grade II*
Listed Hall and the Grade Il Listed walled garden to facilitate the use of the site as a
weddings and event venue.

Listed Building Consent is required for any works for the demolition of a Listed
Building or its alteration or for the extension of a Listed Building which is likely to
affect its character as a building of special architectural or historical interest.



The actual alterations to the Listed Buildings hereby proposed are -

- A new entrance door to the side of the Listed Building will be created, replacing a
window opening and there will be internal changes with the construction of toilet
facilities.

- The construction of a marquee which will be adjoined to the conservatory of the
Grade II* Listed Building.

- The demolition of part of the Listed Wall to provide access to an overflow parking
area and the vehicular access.

2. Policy Context

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Practice Guide (NPPG)

Local Plan Policies

C15 - Listed Buildings - Demolition, Alteration or Extension
C17 - Change of use of a Listed Building

3. Relevant History

e 15/00755/FUL: Change of use of existing Grade II* Listed house and grounds to
wedding and events venue with formation of associated car park and
construction of seasonal marquee. — pending.

4. Neighbour Responses

This LBC application has been submitted alongside a full planning application for
this development (ref. 15/00755/FUL). There have been a number of objections to
one or both of these applications, with a total of 113 representations received.
However, most of the issues raised are not relevant to the Listed Building Consent
(LBC) application. The planning issues such as residential amenity and highway
concerns are not relevant to the LBC and are fully considered under the full
application (ref. 15/00755/FUL). Although there are some neighbour concerns
raised in relation to the impact of the proposal on the Listed Building.



5. Consultation Responses

e Historic Buildings And Conservation Officer:
Significance

Hutton Hall and attached stable block; listed in 1958, Grade II* (list entry No.
1280481). Walled Garden at Hutton Hall; listed 1994 (list entry No. 1197196).The
Hall dates from the 17th and 18th centuries, c1900 and the 20th century is built in
narrow red bricks. It comprises three conjoined two-storey plus attic parallel gabled
ranges with shaped brick copings. It has 18th and 19th century stacks rising from the
West flank wall and between the central and East gable. The entrance hall dates
from ¢c1700 and has octagonal white stone paving with grey stone interstices,
moulded joists of 18th century type but appearing to follow the 17th century joint
system; and a central lonic column and a lesser column have been inserted to
support the principal joists. There is 18th century panelling and a large wooden
chimney piece with 17th century carved panels but c1900 framing. First floor, front
central section reorganised as an interior conservatory/garden room. One room has
inserted panelling of c1600. In the house are several C18 doors with fielded panels,
also panelled walls (Sourced at Historic England 2015 — Full listing text in Appendix
7).

Hutton Hall is located centrally within the Hutton Village Conservation Area;
designated in 1986 - this location has origins prior to the Doomsday Book. The site
and its curtilage are highly significant and contribute positively to the Hutton Village
Conservation Area. The earliest record from Heritage Gateway refers to the
Medieval Moat (1066 AD) which lies within its curtilage. The Conservation Area is
rural in nature with verdant boundaries framing Hutton Hall; only glimpsed views of
the Grade II* listed building within its core are facilitated from a public view.

The Hall has association with the Church of All Saints to the south-east; although
this Grade II* church is of an earlier period, dating from early C14th.

Proposal

Alterations to the Grade II* Listed Building and Grade Il Listed walled garden to
facilitate the change of use of existing Grade II* Listed house and grounds to a
wedding and events venue with formation of associated car park and construction of
seasonal marquee.

Background

Pre application advice was undertaken in respect of works to the Listed Building and
Walled garden, my comments included the following:



‘The long term conservation of the Hall is paramount — a schedule of repairs and
works to be carried out under a LBC should be dovetailed into a future application.
Refer to Historic England for further advice given the Grade II* designation’.

Discussion

The grade II* listed building and grade Il listed walled garden are significant heritage
assets which contribute positively to the Hutton Village Conservation Area. There is
considerable record of the Hall and its location (CA) held at the Essex Record Office
and on the Heritage Gateway database. The location and its historic and social
significance culminated in the designation of the location as a Conservation Area in
1986.

A site visit was undertaken on 28" August with the Historic Buildings and Areas
Inspector of Historic England, Sheila Stones. The Grade II* listed building is not on
the Heritage at Risk Register and whilst in need of repairs and a programme of
cyclical maintenance, is not currently in a state where | would recommend its
inclusion in such. At the site visit in August, it was evident a soft strip of later fabric
had been undertaken in the rear hall without consent; alongside plastering to ceilings
in first floor chambers with gypsum plaster. The listed building owner has had advice
from both myself and Historic England as to repairs which can be undertaken
outside of this application and | confirm a more sympathetic approach with traditional
materials including reversing the ceilings’ fabric is to be undertaken. | reiterate that
no further works other than those advised upon should be carried out at this listed
building without Listed Building Consent.

In terms of the works necessary in respect of implementing the change of use
outlined in this application; the majority of such would require Listed Building
Consent separate to those proposed within this application. In terms of the works to
the listed buildings set out under this application, namely Hutton Hall and The
Walled Garden, | advise:

The demolition of the 1970s garage is accepted, as | stated at pre-application stage,
this structure contributes little at present and is aesthetically awkward in the setting
of the listed building; therefore its removal should be undertaken with caution given
its abutment of the listed wall, details of brick work, jointing etc will be required.

In respect of the new opening proposed on the west elevation in place of the current
window this can also be acceptable as it is clear from the site visit that there may
have been an earlier opening here, the loss of historic fabric is limited and therefore
acceptable in this instance. The relocation of the Conservatory door is not accepted,
and the door should remain in situ as existing.



In terms of the proposed marquee, this was initially illustrated in plan form as being
at an acceptable distance from the building; however details of the structure were
requested during the determination of this application which illustrated its scale and
positioning (revised drawings 16276 — PH.16). Having assessed these revised
drawings | advise this is substantial structure albeit of a ‘temporary nature’, its
positioning is proposed as abutting the Grade II* building which is not acceptable. |
note the south lawn is well screened from the Conservation Area however the
setting of the listed building would be compromised by this positioning and scale; in
addition the proposed abutment could undermine the structural stability of the
Conservatory overall, therefore this must be reconsidered and fully justified.

The walled garden itself is statutorily listed (see opening paragraph in the report).
There is a section where the wall has been rebuilt and insensitive jointing/mortar is
present in part; consequently | accept this location for opening up subject to detail
should the Planning permission be granted; for the avoidance of doubt this partial
demolition of the listed wall is only acceptable to facilitate the Change of Use.

My concern around the extent of the parking and the level of vehicular movement in
such close proximity to the listed wall remains; this has been raised with the agent.

Recommendation:

| have no objections to the insertion of the door at the west elevation. | have no
objections to the removal of the garage building subject to detailed information. In
principle the partial demolition of the wall is acceptable if required to be undertaken
to facilitate the long term conservation of the grade II* listed building in respect of the
Change of Use. Should Planning permission not be granted there would be no
justification for the partial demolition of the listed wall.

| do not accept the abutment of the Marquee upon the Grade II* listed building
regardless of Use, this is inappropriate. Only the limited repair works at the Hall as
advised on site by myself and Historic England can be undertaken at present.
Please also refer to the Historic Buildings and Areas Inspector for advice given the
Grade II* designation.



e Historic England:

Hutton Hall, which dates from the 17th and 18th centuries, c1900 and the 20th
century is built in narrow red bricks and comprises three conjoined two-storey plus
attic parallel gabled ranges with shaped brick copings. It has 18th and 19th century
stacks rising from the West flank wall and between the central and East gable. The
entrance hall dates from ¢c1700 and has octagonal white stone paving with grey
stone interstices, moulded joists of 18th century type but appearing to follow the
17th century joint system; and a central lonic column and a lesser column have
been inserted to support the principal joists. There is 18th century panelling and a
large wooden chimney piece with 17th century carved panels but ¢c1900 framing.
The house is listed at grade II* for its architectural and historical importance.

| visited the house on 28 August, accompanied by your Design and Conservation
Officer Paulette McAllister, when the proposals were explained in detail to us by the
applicants and their agent. The applicants are seeking to convert the entire ground
and first floors of the Hall into a wedding and events venue, primarily to fund the
upkeep of the house. The scale of the proposed weddings would be approximately
120 guests plus a "Top Table.' In addition, they are proposing to erect a marquee to
the rear of the building, immediately adjacent to the existing conservatory, for use
between April and October each year. The marquee would be screened from view
in all directions by existing dense vegetation.

Historic England consider that, in principle, the proposed change of use to a
wedding and events venue would be a sympathic use of the building. Also, in
principle, we would have no objections to the proposed alterations to the house.
The applicants are proposing to undertake works on a phased basis and whilst we
discussed the entire scope of the change of use scheme, in this response | will
focus on specific issues that were agreed by all parties would form part of the phase
one proposals. All of these works require listed building consent. Initially we
discussed the alterations at first floor level in the proposed 'Bridal Preparation
Suite.' The asbestos ceiling tiles should be removed by a suitably qualified
contractor as part of the first phase. The removal and replacement of the late 20th
century partition at the head of the main staircase was

discussed and detailed designs of its replacement should be submitted at this
stage. In the bathroom and adjacent bedroom at first floor level, lime plaster ceilings
have been replaced with gypsum plaster without consent following water ingress.
Whilst we welcome the prompt action taken by the owners to safeguard the fabric of
the building, these ceilings should be replaced with lime plaster as part of the phase
one works.



At ground floor level we discussed the unauthorised 'soft strip' that has taken place,
involving the removal of Formica panelling and other modern surfaces. Whilst in this
instance Historic England would obviously not seek the retention of such
unsympathetic fixtures, it is imperative that, in future any works, however minor, to
this grade II* building should be brought to the attention of your Design and
Conservation Officer who will then assess the requirement or otherwise for listed
building consent. The proposals also show the relocation of the door from the
conservatory to the garden. Historic England do not consider this can be adequately
justified in accordance with guidance in the National Planning Policy Framework
and wish to see the retention of the door in its current position.

With regards to the parking spaces proposed within the walled garden; again
Historic England does not have an in principle objection. However, we are
concerned that the current proposal is for 60 car parking spaces and a robust
justification is required for this level of parking, in accordance with guidance in the
National Planning Policy Framework.

If the issues above are satisfactorily addressed, Historic England would be in a
position to recommend approval of the proposals in their entirety.

Recommendation

Historic England consider the proposed change of use to wedding and events
venue would not, in principle, cause harm to the significance of the grade II* listed
Hutton Hall or its setting, in accordance with guidance in the National Planning
Policy Framework. We have no objections to the majority of the external and
internal alterations but require details of specific elements of the scheme to be
resolved to our satisfaction; thereby enabling us to be in a position to recommend
approval of the listed building consent application for phase one of the development
proposals in their entirety.

Additional Historic England Comments received following amended plans:

Thank you for your letter of 16 November 2015 notifying Historic England of
amended plans in connection with the planning application for change of use of
existing grade II* listed house and grounds to wedding and events venue with
formation of associated car park and construction of seasonal marquee. My revised
advice below also addresses the amended proposals.

Hutton Hall, which dates from the 17th and 18th centuries, c1900 and the 20th
century is built in narrow red bricks and comprises three conjoined two-storey plus
attic parallel gabled ranges with shaped brick copings. It has 18th and 19th century
stacks rising from the West flank wall and between the central and East gable. The
entrance hall dates from ¢c1700 and has octagonal white stone paving with grey
stone interstices, moulded joists of 18th century type but appearing to follow the
17th century joint system; and a central lonic column and a lesser column have
been inserted to support the principal joists. There is 18th century panelling and a



large wooden chimney piece with 17th century carved panels but c1900 framing.
The house is listed at grade II* in recognition of its architectural and historical
importance and is within the Hutton Village Conservation Area.

Following a site visit on 28 August 2015 when the proposals were explained in
detail by the applicants and their agent, | provided my formal response on 7
September regarding the scheme for conversion of the entire ground and first floors
of the Hall into a wedding and events venue. The weddings would comprise
approximately 120 guests plus a 'Top Table.' In addition, a marquee would be
erected to the rear of the building immediately adjacent to the existing conservatory,
for use between April and October each year. The intention would be for the
marquee, which would have a footprint of approximately 16m x 9m, to be screened
from view in all directions by existing dense vegetation.

Historic England consider that, in principle, the proposed change of use to a
wedding and events venue would be a sympathic use of the building. Also, in
principle, we would have no objections to the proposed alterations to the house.
The applicants are proposing to undertake works on a phased basis and whilst the
entire scope of the change of use scheme was discussed on site, my advice relates
to elements that were agreed by all parties would comprise phase one of the works.
All of these works require listed building consent. The alterations at first floor level in
the proposed 'Bridal Preparation Suite' include the removal of asbestos ceiling tiles
which must be carried out by a suitably qualified contractor. Also proposed is the
removal and replacement of the late 20th century partition at the head of the main
staircase, but detailed designs of its replacement have not been submitted as part
of this application. In the bathroom and adjacent bedroom at first floor level, lime
plaster ceilings have been replaced with gypsum plaster without consent following
water ingress. Whilst we welcomed the prompt action taken by the owners to
safeguard the fabric of the building, these ceilings should now be replaced with lime
plaster. At ground floor level, we would have no objection to the insertion of a door
in the west elevation.

Whilst we do not object to the proposal for a marquee in principle, we consider the
scale and proposed location, shown on the amended drawings to be immediately
adjacent to the conservatory, would be wholly inappropriate as it would harm the
significance of the listed building through the impact on its setting.

Regarding the proposed use of the grade Il listed walled garden for car parking
purposes; again Historic England do not have an in principle objection. However,
the scale of the current proposals, at 60 car parking spaces, would result in an
unacceptable level of harm to the significance of the garden as a result of its
fundamental change in character.



The proposals as currently submitted would be contrary to guidance in the National
Planning Policy Framework as the works to the hall itself have not been adequately
justified; the scale of the marquee would cause harm to the significance of the hall
as a result of the impact on its setting and the level of parking proposed in the
walled garden would cause harm to its significance as a result of the level of change
in its character.

Historic England considers the level of supporting information submitted with the
application to be inadequate. Any potential public benefits likely to accrue from the
scheme have not been demonstrated in accordance with paragraph 134 of the
National Planning Policy Framework, nor has it be shown that the size of the
marquee and the number of parking spaces within the grade Il listed walled garden
would be the minimum required.

Recommendation

Historic England consider the proposed change of use to wedding and events
venue to be a sympathetic re-use which, in principle, would not cause harm to the
significance of the grade II* listed Hutton Hall. However, due to the absence of
adequate supporting information it has not been demonstrated that the scale of the
marquee and the extent of the parking provision would be the minimum required to
be financially viable. The recently received additional information regarding the
scale of the marquee does indicate that this element of the scheme would result in
an unacceptable intensification of the use of the overall site and the marquee's
close proximity to the building would cause harm to the setting of the hall. Also, the
level of parking proposed in the grade Il listed walled garden has not been
demonstrated as being the viable minimum and would affect the character of the
garden. We therefore recommend that the application for planning permission in its
current form be refused by your authority.

Historic England would welcome discussions regarding change of use of the hall to
a wedding and events venue on a more modest scale, the detailed design of which
should not result in harm to the significance of the building and its setting or on the
character and appearance of the Hutton Village Conservation Area.

Summary of Issues

The application site is located to the East of Hutton Village and Hall Green Lane
and to the north of Church Lane. The site is currently occupied by a large Grade II*
Listed Building and its grounds which is currently used for residential purposes.
Within the grounds is a Grade Il Listed walled garden. The site is located within the
Hutton Village Conservation Area and is within the Green Belt.

As this proposal is for Listed Building Consent, the only matter for consideration
here is the impact of the proposal on the Listed Buildings:



S66(1) of the Planning and Listed Building and Conservation Areas Act 1990 makes
it clear that a Local Planning Authority (LPA) should have special regard to the
desirability of preserving the Listed Building and its setting or any features of special
architectural or historic interest which it possess.

Chapter 12 of the NPPF aims to conserve and enhance the historic environment,
with paragraph 132 stating that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should
be given to the asset's conservation...Significance can be harmed or lost through
alterations or destruction of the heritage asset or development within its setting.

As this Listed Building is Grade II* Listed, Historic England (HE) were consulted on
this application. Historic England have commented that in principle, the change of
use to a wedding and events venue would be a sympathetic use of the building and
in principle there are no objections to the proposed alterations to the building.
However, Historic England did raise concerns regarding the relocation of the door in
the conservatory which lacked justification and wished to see this door retained in
its current position. Following these comments, an amended plan has been
received which demonstrates that the conservatory door will be retained in situ.

Historic England raised no concerns to the principle of providing parking spaces
within the walled garden, but commented that concerns are raised with regard to the
level of parking proposed; which requires robust justification.

Historic England conclude that the change of use to a wedding and events venue
would not in principle cause harm to the significance of the Grade II* Listed Hutton
Hall or its setting. No objection is raised to the majority of the external or internal
alterations but further details of the specific elements of the scheme need to be
resolved. The applicant has been advised of this and has been advised by the
Historic England Inspector and the Council's Historic Buildings Consultant that a
further Listed Buildings application for the 'phase 1' works required for this change
of use, such as rewiring should be submitted prior to any such works being
undertaken.

Following receipt of these initial comments from Historic England, some
amendments and further information has been received from the applicant,
including the repositioning of the marquee to be closer to the Listed Building.
Historic England has subsequently reiterated that the principle of the change of use
is acceptable, and no objection is raised to the alterations to the house, such as the
insertion of the door. However, Historic England subsequently commented that
whilst they do not object to the provision of a marquee in principle, the scale and
proposed location shown on the amended plans is wholly inappropriate as it would
harm the significance of the Listed Building through the impact on its setting.



In their subsequent comments, Historic England also make it clear that whilst the
walled garden could be used for car parking purposes in principle, the scale of the
current proposals would result in an unacceptable level of harm to the significance
of the garden as a result of its fundamental change in character.

HE also subsequently commented that the proposed works have not been
adequately justified, the level of supporting information submitted with the
application is inadequate, and conclude that any potential public benefits likely to
accrue from the scheme have not been demonstrated in accordance with
Paragraph 134 of the NPPF, nor has it been shown that the size of the marquee
would be the minimum required. HE therefore recommend that planning permission
is refused for this proposal and suggest that any change of use of the Hall to a
wedding and events venue should be on a more modest scale, the detailed design
of which should not result in harm to the significance of the building and its setting
or on the character and appearance of the Hutton Village Conservation Area.

The Council's Historic Buildings Consultant (HBC) has commented that the Grade
II* Listed Building and Grade Il Listed walled garden are significant heritage assets.

The HBC has commented that the demolition of the 1970s garage is acceptable,
however, given its location close to the Listed wall, its removal needs to be
undertaken with caution. As this garage is a detached modern building its removal
does not require LBC.

The HBC comments that the new door opening in the Listed Building is acceptable
given that there may have been earlier openings here and the loss of the historic
fabric is limited.

The HBC comments that the relocation of the conservatory door is unacceptable,
however, the plans have now been amended in this regard and this part of the
proposal is no longer proposed.

In terms of the alterations proposed to the Listed Wall, the HBC comments that
there is a section of wall that has been rebuilt and insensitively jointed in part and as
such this location for the opening is acceptable, subject to further details being
provided (can be controlled via a condition). However, the HBC makes it clear that
this partial demolition of the listed wall would only be acceptable to facilitate the
change of use. The partial demolition of the wall is only acceptable if required to be
undertaken to facilitate the long term conservation of the Grade II* Listed Building.
As such, a condition can be imposed on any grant of consent restricting the
demolition of this part of the Listed wall until the works to the Listed Building to
facilitate the change of use of the Listed Building have commenced. Subject to such
a condition no objection is raised on this basis.



With regard to the marquee, the HBC comments that its position and abutment to
the Listed Building is not acceptable. The abutment proposed could undermine the
structural stability of the conservatory overall. As such, it is considered that the
proposal to attach the marquee to the Listed Building would be unacceptable and
would result in material harm to the Listed Building. The siting of the marquee would
also materially harm the setting of the Listed Building.

Where harm is identified to heritage assets, it is necessary to determine whether
this harm is substantial or less than substantial.

The NPPG states that what matters in assessing if a proposal causes substantial
harm is the impact on the significance of the heritage asset. Significance derives not
only from a heritage asset's physical presence, but also from its setting. In general
terms substantial harm is a high test, so it may not arise in many cases. For
example, in determining whether works to a Listed Building constitutes substantial
harm an important consideration would be whether the adverse impact seriously
affects a key element of its special architectural historic interest.

The proposed marquee will not be installed on site all year round and would harm
the conservatory at the Listed Building, and would adversely affect the setting of the
Listed Building. As such, and given that the NPPG advises that substantial harm is
a high test, it is considered that this proposal would result in less than substantial
harm to the heritage assets.

Paragraph 134 of the NPPF states that where a development proposal will lead to
less than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal, including
securing its optimum viable use.

In terms of public benefits, this proposal would provide a long term use for a large
part of the Listed Building and the HBC comments that the repairs to the building as
part of this proposal would provide a heritage benefit. However, it has not been
demonstrated that the use hereby proposed is the optimum viable use, however,
the use hereby proposed would also result in some economic and social benefits.

However, it is considered that these benefits could be achieved without the harm
identified: the marquee could be repositioned and separated from the Listed
Building and repositioned to reduce the harm on the setting of the Listed Building
and the level of parking could be reduced.

The applicant claims that the marquee is needed and the numbers of guests
proposed are needed to make the development viable. However, very limited
information in this regard has been submitted. A business plan has been submitted,
but no independent viability assessments have been submitted, for example. It has
not been clearly and robustly demonstrated in this submission that the number of
guests and events, the size of the marquee and parking provisions proposed are



the absolute minimum required to make this proposal viable. It has not been
demonstrated that a weddings and events venue is the optimum viable use of the
building. Nothing has been submitted to demonstrate that other uses that may result
in less harm have been considered.

HE similarly comment that the proposed works have not been adequately justified,
the level of supporting information is inadequate, and any public benefits have not
been demonstrated in accordance with Paragraph 134 of the NPPF, nor has it been
shown that the size of the marquee would be the minimum required.

The marquee and parking do not constitute enabling development, as suggested by
the applicant.

As such, it is considered that the proposed marquee would materially harm the
designated heritage asset; the Grade II* Listed Hall and its setting and the setting of
the Grade Il Listed walled garden. This harm would be material, but in the terms of
Chapter 12 of the National Planning Policy Framework (NPPF), this harm would be
less than substantial. However, the public benefits of the proposal do not clearly
outweigh the harm identified, contrary to Chapter 12 of the NPPF, the NPPG and
Policies C15 and C17 of the Local Plan.

Recommendation

The Application be REFUSED for the following reasons:-
R1 U11519

The proposed marquee, given its position and abutment to the Listed Building would
materially harm the designated heritage asset; it would materially harm the
significance of the Listed Building and the setting of the Grade II* Listed Building
and the level of parking proposed would materially harm the setting of the Grade I
Listed walled garden. This harm would be material, but in the terms of Chapter 12 of
the National Planning Policy Framework (NPPF), this harm would be less than
substantial. However, the public benefits of the proposal do not clearly outweigh the
harm identified, contrary to Chapter 12 of the National Planning Policy Framework
(NPPF), the National Planning Policy Guidance (NPPG) and Policies C15 and C17
of the Brentwood Replacement Local Plan 2005.

Informative(s)

1 INFO5

The following development plan policies contained in the Brentwood Replacement
Local Plan 2005 are relevant to this decision: C15, C17 the National Planning Policy
Framework 2012 and NPPG 2014.



2 INF20
The drawing numbers listed above are relevant to this decision

3 U02681

The Local Planning Authority has acted positively and proactively in determining this
application by identifying matters of concern with the proposal, clearly setting out
the reason(s) for refusal, allowing the Applicant the opportunity to consider the harm
caused and whether or not it can be remedied by a revision to the proposal. The
Local Planning Authority is willing to meet with the Applicant to discuss the best
course of action via pre-application in respect of any future application for a revised
development.

BACKGROUND DOCUMENTS

DECIDED:



