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Executive Summary

This report has been prepared by Alan Baxter Ltd for Esher Place Residents 
Ltd. It provides representations regarding a potential listing upgrade, for 
the consideration of decision makers.

Esher Place House was listed at Grade II in 1975. At the time, its interiors 
were not inspected. The designed landscape that surrounds the house is 
not included on the Register of Parks and Gardens. 

As set out in this report there is a very strong case:

•	 for including the garden on the Register of Parks and Gardens 

•	 for upgrading the listing of the house to Grade II*

Landscape 
The creation of Esher Place – both house and landscape – marks an 
important phase in the English development of French-inspired design.

The main phase of development is c. 1895-1905. The garden created in this 
period by Achille Duchêne and Sir Edwin Lutyens is undoubtedly ‘of special 
interest and relatively intact,’ thus fulfilling Historic England’s selection 
criteria. 

Executive Summary

To Achille Duchêne’s work of the 1890s can be attributed the sophisticated 
forecourt design, with curved stone balustrade, stone steps and shaped 
lawn parterres on the gently rising ground. 

To the west, Duchêne’s paved viewing terrace culminates in a carefully 
designed sequence incorporating circular stone steps and curved paths 
leading to further steps and features.

The designed landscape was embellished further c. 1905 by the renowned 
designer Sir Edwin Lutyens, who added the remarkable semi-circular 
earthwork Sunken Theatre (pictured) and also a Sunken Garden.

House
Esher Place House displays French-inspired architecture of the highest 
quality that is comparable with Grade I and Grade II* listed examples. 

It is clear from the list entry that the interiors were not inspected when the 
house was listed in 1975. 

Externally, the unusual curved plan and the decorative use of stone and 
brick in combination creates a rich effect that sets it apart from other listed 
houses. 

Internally, the planning and craftsmanship of the principal interiors are 
comparable with the celebrated work of Mewès and Davis at Luton Hoo 
and the Ritz, listed at Grade I and Grade II* respectively. The Esher Place 
interiors were created several years earlier. 

Today, there is a renewed interest and understanding of this French-
inspired phase in English design, explored by historians such as Tom 
Stammers and Diana Davis and debated at conferences organised by 
the Wallace Collection (‘Sir Richard Wallace and his Age’, 2018) and the 
Victorian Society (‘French Architecture and the English’, 2021). 

This is the context in which Esher Place should be re-assessed. 

The designed landscape is not currently on the Register of Parks and Gardens
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1.0   Introduction

1.0	 
Introduction
Purpose and structure
This report has been prepared by Alan Baxter Ltd for Esher Place Residents 
Ltd. It provides representations regarding a potential listing upgrade, for 
the consideration of decision makers, including Historic England.

Esher Place House was listed at Grade II in 1975. At the time, its interiors 
were not inspected. The designed landscape that surrounds the house is 
not included on the Register of Parks and Gardens. 

As set out in this report there is a very strong case:

•	 for including the garden on the Register of Parks and Gardens (see 
chapter 2)

•	 for upgrading the listing of the house to Grade II* (see chapter 3)

The report is designed to assist decision makers by drawing to their 
attention relevant information. Photos in the report are from the website 
saveesherplace.org.

To support decision makers and make best use of time, the report is 
deliberately concise, setting out the key points and with illustrations for 
ease of reference.

The current list entry description is included at Appendix 1. Appendix 2 
reproduces a historic article from Country Life.  

At the time of writing (March 2022), the site is subject to a planning appeal. 
For context, the Built Heritage Appeal Statement is included at Appendix 3. 
This includes a list of sources. 

Limitations
This report is based on an external site visit, available photographs and 
on a review of published information (see Appendix 3: Sources). The 
understanding set out in the report may be capable of refinement as 
further information comes to light. 

Interior of the Library View toward 'My Lady's Garden'
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2.0   The landscape

ParkPark

Lodges  Lodges  
(not listed)(not listed)

Gardens (see Gardens (see 
plan overleaf)plan overleaf)

Overview of historic landscape, with key surviving features overlaid on 1895 Ordnance Survey

N

2.0	 
The landscape
There is a historic park and garden associated with Esher Place, as 
illustrated. Neither are included on the Register of Parks and Gardens. Parts 
of the historic park have been developed, but its extent is still apparent. A 
pair of lodges survive at the north entrance to the park on Mole Lane which 
are not designated. 

The gardens around the house are well preserved and full of interesting 
features, as set out overleaf. The gardens were designed in two phases by 
two important figures – the noted French designer Achille Duchêne and 
the celebrated English designer Sir Edwin Lutyens. 

Criteria for inclusion on the register is set out in Historic England’s Rural 
Landscapes: Register of Parks and Gardens Selection Guide (2017):

All sites included on the Register of Parks and Gardens must hold a level of 
significance defined as ‘special historic’ interest in a national context. Nine 
general criteria have been defined, five relating to date and rarity, and four 
to other considerations, which have been used in assessing candidates for 
inclusion since the start of the Register in the 1980s. 

These nine criteria are listed below, with comments in each case:

Date and rarity 
The older a designed landscape is, and the fewer the surviving examples of its 
kind, the more likely it is to have special interest. Likely to be designated are:

•	 Sites formed before 1750 where at least a significant proportion of the 
principal features of the original layout is still in evidence

The Esher Place estate was formed in the thirteenth century, originally the 
property of the Bishops of Winchester. In the 1730s it became ‘one of the 
most significant Rococo landscapes in the country, with a house, landscape 
and estate buildings designed by William Kent’, as described by Historic 
England in the list entry for garden walls at 7 More Lane, one of the Kent 
structures to have been listed (list entry no. 1293580).

Other features still recognisable from eighteenth-century views and maps 
include: i) the approach to Waynefleete’s Tower, Waynefleet Tower Avenue, 
and, (ii) the hill on which Esher Place House stands. 
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2.0   The landscape

Sunken TheatreSunken Theatre
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Key surviving features of the designed landscape

N
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2.0   The landscape

Parterres, Esher Place

Balustrade, Esher Place

Parterre, Mentmore, Bucks (registered Grade I)

Balustrade, Aldenham House gardens, Elstree (registered Grade II)

The hill was always a key feature. Kent first proposed it as the site of 
Pelham’s mansion and in the event built a Belvedere there, which 
was later superseded by the nineteenth-century mansion (see 
chapter 3). 

•	 Sites laid out between 1750 and 1840 where enough of the layout 
survives to reflect the original design

N/A

•	 Sites with a main phase of development post-1840 which are of 
special interest and relatively intact, the degree of required special 
interest rising as the site becomes closer in time

The main phase of development of the gardens is c. 1895-1905. The 
French-inspired garden created in this period by Achille Duchêne 
and Sir Edwin Lutyens is undoubtedly ‘of special interest and 
relatively intact,’ thus fulfilling the criteria. 

To Achille Duchêne work of the 1890s can be attributed the 
sophisticated forecourt design, complete with curved stone 
balustrade, stone steps and shaped lawn parterres on the gently 
rising ground. 

On the other side of the house a paved viewing terrace overlooking 
the landscape culminates in circular stone steps, with curved paths 
leading to further steps. This design capitalises on the unusual 
curved plan of the house. It is a location that was photographed for 
Country Life c. 1900 and survives essentially intact.

Also surviving from that period are the arcaded walls of the walled 
garden described as ‘My Lady’s Garden’ in Country Life 1900 (for 
historic photo see Appendix 2). 

ESHER PLACE COMPARISONS
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2.0   The landscape

Sunken Theatre, Esher Place

Circular steps, Esher Place

Theatre, Dartington Hall, Devon (registered Grade II*)

Circular steps, Marshcourt, Hampshire (registered Grade II*) 

The designed landscape was embellished further c. 1905 by the 
renowned designer Sir Edwin Lutyens. The surviving Lutyens 
landscape features include the remarkable semi-circular earthwork 
Sunken Theatre with adjacent stone balustrade, and also a Sunken 
Garden with a linear pond, the latter surviving within the garden of 
an adjacent property. 

•	 Particularly careful selection is required for sites from the period 
after 1945

N/A

•	 Sites of less than 30 years old are normally registered only if they are 
of outstanding quality and under threat.

N/A

Further considerations
Further considerations which may influence selection, and may 
exceptionally be sufficient by themselves to merit designation, are as 
follows. In each case there is an expectation that at least a significant 
proportion of the main elements of the designed landscape layout 
survives: 

•	 Sites which were influential in the development of taste, whether 
through reputation or reference in literature

The creation of Esher Place – both house and landscape – marks 
an important phase in the English development of French-inspired 
design, as explored further in chapter 3. 

Sites which are early or representative examples of a style of layout or 
a type of site, or the work of a designer (amateur or professional) of 
national importance

Sir Edwin Lutyens has national importance as among the most 
important garden designers and architects of the Edwardian era. 

ESHER PLACE COMPARISONS
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2.0   The landscape

Sunken Garden, Esher Place, historic image (Smithsonian)

Terrace, Esher Place

Sunken Garden, Marshcourt, Hampshire (registered Grade II*)

Terrace, Mentmore, Bucks (registered Grade I)

•	 Sites having an association with significant persons 

Esher Place is rich in its associations with historical figures, from the 
Bishops of Winchester, who owned the estate in the medieval period, 
to Cardinal Wolsey, who lived there while building Hampton Court, 
to later owners. These include Britain’s third Prime Minister, Henry 
Pelham, and the notable collectors and connoisseurs, Lord and Lady 
Vincent, who created the present gardens.  

•	 Sites with a strong group value with other heritage assets

Esher Place is one of a series of famed Surrey estates that were 
celebrated in their time and influential in the development of taste, 
such as Ashtead, Claremont, Hampton Court and Painshill, which are 
included on the Register.

In conclusion, and as the images show, the garden of Esher Place has 
landscape features that are comparable with registered gardens. 

Features that are recognisable from eighteenth-century views and 
maps include i) the approach to Waynefleete’s Tower, Waynefleet 
Tower Avenue, and, (ii) the hill on which Esher Place House stands.   

ESHER PLACE COMPARISONS
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3.0   The House

Esher Place

Entrance Hall, Esher Place

Eltham Palace (Grade II*)

Ritz Hotel (GII*)

3.0	 
The House

ESHER PLACE COMPARISONSEsher Place House is listed at Grade II, but fully deserves 
consideration for upgrade to at least Grade II*, due to its suite of 
principal interiors of exceptional quality and intactness. 

It is clear from the list entry that the interiors were not inspected 
when the house was listed in 1975. They are not mentioned at all 
in the list entry description.

There is little published guidance on the difference between the 
three listing grades. The principal guidance is in the DDCMS’s 
Principles of Selection for Listed Buildings (2018), which explains the 
three grades of listing as follows (para. 7):

•	 Grade I buildings are of exceptional special interest;

•	 Grade II* buildings are particularly important buildings of more 
than special interest;

•	 Grade II buildings are of special interest, warranting every effort 
to preserve them.

A Grade II* listed building has qualities that elevate it above Grade 
II listed buildings. In practice, it is often the interiors that make the 
difference. For example, Clerkenwell Fire Station was upgraded 
from Grade II to Grade II* in 2019 due mainly to its rare and intact 
laundry room interior, despite many other rooms being much 
altered. 

Esher Place House is not only a site of rich history and associations, 
it also displays French-inspired architecture of the highest quality 
that is comparable with Grade I and Grade II* listed examples. 
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3.0   The House

Architectural/Aesthetic interest 
Quality
•	 Externally, the unusual curved plan and the decorative use of 

stone and brick in combination creates a rich effect that sets 
it apart from other listed houses. This richness of effect can be 
compared to Grade II*-listed houses such as Eltham Palace or 
Camden Place, Kent.

•	 Internally, the austere, grand Entrance Hall and Staircase Hall, in 
their planning and craftsmanship, with carefully cut stone and 
bespoke ironwork, are comparable with the celebrated work 
of Mewès and Davis at Luton Hoo and the Ritz, listed at Grade 
I and Grade II* respectively. The Esher Place interiors were 
created several years earlier. 

•	 The fully panelled interiors of the Dining Room and Bar Lounge 
are of the highest quality. The sinuous lines of the panels 
and the sculpted relief modelling in both timber and plaster 
are comparable with the finest panelled rooms, such as at 
Mentmore, Buckinghamshire (Grade I) and Camden Place 
(Grade II*).

Intactness 
•	 It is clear from modern and historic photography that 

the principal interiors of Esher Place are extremely well 
preserved, both in terms of their overall plan-form and in their 
architectural decoration including decorative plasterwork, 
carpentry, ironwork and stonework.

•	 Some lesser rooms have been subdivided and altered in 
other ways, as is often found in a house of this size. This does 
not preclude a listing upgrade. For example, the upgrade 
of Clerkenwell Fire Station from Grade II to Grade II* was 
occasioned despite the majority of the interiors being much 
altered. 

Staircase Hall, Esher Place

Dining Room, Esher Place

Staircase Hall, Luton Hoo (Grade I)

Dining Room, Camden Place, Kent (Grade II*)

ESHER PLACE COMPARISONS
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3.0   The House

Historical/Associations interest 
•	 From the mid-nineteenth century there was an increasing 

popularity for French-inspired architecture, interiors and 
decoration initiated by French architectural salvage sold to the 
expanding appetite of the British market post Revolutions. The 
taste for this opulent fashion was often deep rooted in new 
money. The Rothschilds in particular were pioneers of this fashion 
that began with Mentmore in the 1850s and was fully realised at 
Waddesdon Manor in the 1870s- recreating interiors in the style 
of Louis XV.

•	 By the late nineteenth century this fashion had become academic 
in both its understanding and use which resulted in a more 
refined style, incorporated into the British architectural discourse 
by experienced craftsman such as Mewes and Davis, Laurent and 
Haber and Howard and Sons who could copy French architectural 
salvage to a high quality. The fashion reached a pinnacle in the 
early twentieth century with examples such as the Ritz. 

Associations: Duchêne and the Vincents. 
•	 Further investigation may reveal the involvement of the prolific 

craftsmen of this period. G. T. Robinson was certainly familiar 
with Howard and Sons, praising their economical reproduction of 
panelling and wainscoting in an article of 1891 (‘Our Household 
Furniture: Its Past History and its Present Development’, Arts 
Journal).  

•	 The Vincents were well-connected minor aristocracy and became 
important collectors after their marriage in 1890. It stands to 
reason that the house was subsequently bought and altered to 
their tastes and understanding of a French style and to house 
their substantial and important art collection. 

•	 Achille Duchêne was a prolific garden designer who worked 
primarily designed gardens for French chateaux in the 
nineteenth century. His foray into British architecture came 
at Blenheim when in the early twentieth century he designed 
part of the landscape for the Duke of Marlborough (now listed). 
Marlborough was concerned with restoring a formal French 
arrangement to the house and grounds from the 1890s. The 
Vincents were acquaintances of the Duke of Marlborough and his 
wife. 

Plasterwork, Dining Room, Esher Place

Plasterwork, Bar Lounge, Esher Place

Plasterwork, Dining Room, Mentmore, Bucks (Grade I)

Plasterwork, Small Dining Room, Mentmore, Bucks (Grade I)

ESHER PLACE COMPARISONS
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3.0   The House

The French connection
In recent years there has been a renewed interest and understanding 
of the French-inspired phase in English design of the Victorian period. 

From the mid-nineteenth century there was an increasing popularity 
for French-inspired architecture, interiors and decoration initiated by 
French architectural salvage sold to the expanding appetite of the 
British market post Revolutions. The taste for this opulent fashion 
was often deep rooted in new money. The Rothschilds in particular 
were pioneers of this fashion that began with Mentmore in the 1850s 
and was fully realised at Waddesdon Manor in the 1870s- recreating 
interiors in the style of Louis XV.

By the late nineteenth century this fashion had become academic in 
both its understanding and use which resulted in a more refined style, 
incorporated into the British architectural discourse by experienced 
craftsman such as Mewes and Davis, Laurent and Haber and Howard 
and Sons who could copy French architectural salvage to a high 
quality. The fashion reached a pinnacle in the early twentieth century 
with examples such as the Ritz. 

Esher Place’s date of 1890 places the building in this later, refined 
employment of the style executed by experienced British craftsman. 

In recent years there has been a renewed interest and understanding 
of this stylistic and decorative phenomenon and its French origins. For 
example, recent publications include:

•	 Tom Stammers, Purchase of the Past…(2020) 

•	 Tom Stammers, The Allure of Napoleon…(2017)

•	 Diana Davis, The Tastemakers – British Dealers and the Anglo-Gallic 
Interior.. (2020)

Recent conferences include:  

•	 ‘Sir Richard Wallace and his Age: Collectors, Connoisseurs and 
Philanthropists,’ The Wallace Collection, 2018’

•	 ‘French Architecture and the English 1835-1914’, The Victorian 
Society, 2021. 

This is the context in which Esher Place should be re-assessed. 

The Staircase Hall, Esher Place
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Appendices

Appendix 1 
List entry
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Appendices

3/9/22, 3:15 PM ESHER PLACE, Non Civil Parish - 1377431 | Historic England

https://historicengland.org.uk/listing/the-list/list-entry/1377431?section=official-list-entry 1/2

This List entry helps identify the building designated at this address for its special architectural or historic interest.

Unless the List entry states otherwise, it includes both the structure itself and any object or structure fixed to it (whether inside or outside) as
well as any object or structure within the curtilage of the building.

For these purposes, to be included within the curtilage of the building, the object or structure must have formed part of the land since before
1st July 1948.

Understanding list entries (https://historicengland.org.uk/listing/the-list/understanding-list-entries/)

Corrections and minor amendments (https://historicengland.org.uk/listing/the-list/minor-amendments/)

O�icial list entry
 

 

 

 

 

Heritage Category: Listed Building

Grade: II

List Entry Number: 1377431

Date first listed: 07-Feb-1975

Statutory Address 1: ESHER PLACE, 30, ESHER PLACE AVENUE

Location

 

The building or site itself may lie within the boundary of more than one authority.

 

 

 

 

Statutory Address: ESHER PLACE, 30, ESHER PLACE AVENUE

County: Surrey

District: Elmbridge (District Authority)

Parish: Non Civil Parish

National Grid Reference: TQ1337264910

Details
TQ 16SW 5/147

BOROUGH OF ELMBRIDGE, Esher ESHER PLACE AVENUE, No. 30 (Esher Place) 

7.2.75. 

GV II 

House, now conference centre. South wing 1805, the remains of a house by Lapidge, extended in 1895-8 by G.T. Robinson and Duchene for
the first Viscount D'Abernon, in C18 French Style. Red brick with stone dressings, hipped slate roofs with irregularly placed stone panelled
stacks. Centre block with two wings projecting forward at c 45 degrees to form polygonal courtyard to front. 2 storeys to wings, 3 storeys
with 3 bay attic to centre and "bulls eye" window in stone, segmental surround above, oval dormer windows under projecting hoods to
either side. Stone plinth and cornice over ground floor , deep bracket cornice over first floor centre, dentilled to first floor right. Wing to le�
of 8 bays, stone dressed casement windows under cambered heads with scroll keystone, rusticated end bay projecting, first floor set back
under moulded eaves. Wing to right- 4 bays end bay projecting. Casement windows in stone strip surrounds, angle bay window rising
through 2 floors with balustrade top to junction of wing and main block. Main block: brick bay to right containing arched window in roll
moulded surround behind oval stone balcony with wrought iron hand rail on 2 moulded brackets to first floor. Circular window below. 3
bay centre to le� on stone rusticated plinth, end bays projecting. Articulated with paired Ionic pilasters across the first floor. Arched
casement windows with stone surrounds breaking into cornice on first floor, camber head windows with block keystones to outer ground
floor bays. Centre bay recessed behind stone balustrade on first floor with central coved cartouche. Triple arched and glazed casement
doors below. Garden front: 3 bay centre with quoined edges, 2 circular bays to outer ends. C20 extensions in similar style to le� end,
further C20 extensions to right. PEVSNER: BUILDINGS OF ENGLAND, SURREY (1971) p223. 

Listing NGR: TQ1337264910

Legacy
The contents of this record have been generated from a legacy data system.

 

 

Legacy System number: 286725

Legacy System: LBS

3/9/22, 3:15 PM ESHER PLACE, Non Civil Parish - 1377431 | Historic England

https://historicengland.org.uk/listing/the-list/list-entry/1377431?section=official-list-entry 2/2

Sources
Books and journals 
Pevsner, N, Nairn, I Rev. by Cherry, The Buildings of England: Surrey, (1971), 223 

Legal
This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its special architectural or
historic interest.

Map

This map is for quick reference purposes only and may not be to scale. This copy shows
the entry on 09-Mar-2022 at 15:14:48.

© Crown Copyright and database right 2022. All rights reserved. Ordnance Survey Licence number
100024900.© British Crown and SeaZone Solutions Limited 2022. All rights reserved. Licence number
102006.006.

Use of this data is subject to Terms and Conditions
 (https://historicengland.org.uk/terms/website-terms-conditions/).

End of o�icial list entry



Back to top
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Appendix 2 
Country Life, 1900
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Esher Place Built Heritage Appeal Statement – Nov 2021 Alan Baxter
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Appendices

Esher Place Built Heritage Appeal Statement – Nov 2021 Alan Baxter

 
1.1 This Built Heritage Appeal Statement has been prepared by Alan Baxter Ltd on behalf of 
Esher Place Residents Limited (EPRL). It provides representations on the heritage aspects of four 
planning appeals and two listed building consent appeals that are under consideration by the 
Planning Inspectorate. This statement should be read in conjunction with the Appeal Statement 
by Black Box Planning.    

1.2 The site subject to the appeals is the Grade II-listed Esher Place House, 30 Esher 
Place Avenue, Surrey KT10. Application proposals to redevelop Esher Place House and its grounds 
and convert the site from conference centre to residential use were refused by Elmbridge 
Borough Council in 2020. The applicant has appealed to the Planning Inspectorate. 

1.3 There are six appeals, pertaining to four main applications, which relate to different aspects 
of one overall scheme: 

 APP/K3605/W/21/3275789 (change of use from conference centre to residential to provide 21 
flats – planning permission) 

 APP/K3605/Y/21/3275801 (change of use from conference centre to residential to provide 21 
flats – listed building consent) 

 APP/K3605/W/21/3275803 (three-storey rear extension to create 8 flats – planning 
permission) 

 APP/K3605/Y/21/3275807 (three-storey rear extension to create 8 flats – listed building 
consent) 

 APP/K3605/W/21/3275808 (terrace of 3 two-storey houses) 
 APP/K3605/W/21/3275811 (two pairs of semi-detached houses) 

 
1.4 All four planning applications and the two associated listed building consent applications 
were refused by Committee at Elmbridge Borough Council. The reasons for refusal included the 
harm to the significance and setting of the listed building (see the Appeal Statement by Black Box 
Planning).  

1.5 The proposals need to be considered as one scheme in order to fully understand the 
heritage impact. EPRL have made submissions to the Planning Inspectorate seeking that the four 
planning appeals be considered collectively (see Appeal Statement by Black Box Planning). 
Currently the appeals are to be determined by way of Written Representations.  

1.6 Esher Place House is set in a designed landscape which includes the grounds to the front 
and to the rear of the house. This deliberately designed composition is fundamental to the 
significance of the site (see chapter 2). It is important that the significance of the listed building is 
understood in this way, as with other historic country houses. It therefore follows that heritage 
impacts arising from application proposals need to be considered in this context.  

1.7 The statement includes a summary of relevant policy for the historic environment (chapter 
2) and a summary of the heritage significance of the site (chapter 3). It provides comments on the 
applicant’s own assessment (chapter 4) and on their proposals (chapter 5). The key findings are 
summarised in the conclusion (chapter 6).  

1.8 The statement is based on a review of the documents and drawings submitted with the 
applications and appeals (see chapter 7). The site was viewed externally, but no internal access 
has yet been granted.  
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1.9 The following abbreviations are used within this statement, to refer to the submitted 
documents related to the six planning applications:  

HS – Heritage Statement (December 2019) 
BHAS – Built Heritage Appeal Statement (May 2021)  
SoS – Statement of Significance (December 2019)  
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2.1 The legislative framework for listed buildings and conservation areas is the Planning (Listed 
Buildings and Conservation Areas) Act 1990. Section 66(1) of the Listed Buildings Act provides: 66. 
(1) In considering whether to grant planning permission … for development which affects a 
listed building or its setting, the local planning authority or … the Secretary of State 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. 

2.2 The Government’s National Planning Policy Framework (2021) places great weight on the 
conservation of heritage assets. This replaced the 2019 version of the NPPF which was valid at the 
time of the determination. There are no substantive changes between the earlier and 
replacement document but references to relevant paragraphs may have changed. As set out in 
Paragraph 194: 

In determining applications, local planning authorities should require an applicant to describe 
the significance of any heritage assets affected, including any contribution made by their setting. 
The level of detail should be proportionate to the assets’ importance and no more than is 
sufficient to understand the potential impact of the proposal on their significance. As a minimum 
the relevant historic environment record should have been consulted and the heritage assets 
assessed using appropriate expertise where necessary. Where a site on which development is 
proposed includes, or has the potential to include, heritage assets with archaeological interest, 
local planning authorities should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation. 

 Where there is no harm to significance of a designated asset or where overall there is 
enhancement of significance, as a result of the proposal then paragraph 194 would require 
decision makers to reflect the desirability of that outcome and would not require a consideration 
of the proposal against the polices which address harmful heritage impact to designated assets 
(paras 201 and 202).  

2.3 In addressing harm to heritage assets, the NPPF makes a distinction between ‘substantial 
harm’ and ‘less than substantial harm’. As set out in Paragraph 201: 

Where a proposed development will lead to substantial harm to (or total loss of significance of) a 
designated heritage asset, local planning authorities should refuse consent, unless it can be 
demonstrated that the substantial harm or total loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss, or all of the following apply:  

a) the nature of the heritage asset prevents all reasonable uses of the site; and  

b) no viable use of the heritage asset itself can be found in the medium term through 
appropriate marketing that will enable its conservation; and  

c) conservation by grant-funding or some form of not for profit, charitable or public 
ownership is demonstrably not possible; and d) the harm or loss is outweighed by the benefit of 
bringing the site back into use. 

2.4 The test that applies to proposals that lead to ‘less than substantial harm’ is set out in 
Paragraph 202: 

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, where appropriate, securing its optimum viable use. 
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2.5 Relevant local policy includes the Elmbridge Local Plan which consists of the Core Strategy 
2011 and the Development Management Plan April 2015. The latter is relevant to the assessment 
of planning applications. A new Local Development Scheme 2021-2024 was agreed on 7 June 
2021. The Council is currently preparing its draft Local Plan. 

2.6 The relevant policies of the Elmbridge Development Management Plan 2015 are: 

 DM2 – Design and amenity 

 DM7 – Access and parking  

 DM10 – Housing  

 DM12 – Heritage  

2.7 DM2 : 

All development proposals must be based on an understanding of local character including any 
specific local designations and take account of the natural, built and historic environment. 
Development proposals will be expected to take account of the relevant character assessment 
companion guide in the Design and Character SPD.  
 
a) Proposals should preserve or enhance the character of the area, taking account of design 
guidance detailed in the Design and Character SPD, with particular regard to the following 
attributes: 
 
• Appearance 
• Scale 
• Mass 
• Height 
• Levels and topography 
• Prevailing pattern of built development 
• Separation distances to plot boundaries 
• Character of the host building, in the case of extensions 

2.8 DM12:  

Planning permission will be granted for developments that protect, conserve and enhance the 
Borough’s historic environment. This includes the following heritage assets: 
 
• Listed Buildings and their settings 
• Conservation Areas and their settings 
• Parks and Gardens of Special Historic Interest and their settings 
• Scheduled Monuments and their settings 
• Areas of High Archaeological Potential and County Sites of Archaeological 
Importance (CSAIs) 
• Locally Listed Buildings and other identified or potential assets (including 
non-designated locally significant assets identified in the local lists compiled 
by the Council). 
 
a) Listed Buildings 
i. The Council will encourage appropriate development to maintain and restore 
Listed Buildings, particularly those identified as being most at risk. 
ii. Development to, or within the curtilage or vicinity of, a listed building or 
structure should preserve or enhance its setting and any features of special 
architectural or historical interest which it possesses. 
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iii. A change of use of part, or the whole, of a Listed Building will be approved 
provided that its setting, character and features of special architectural or 
historic interest would be preserved or enhanced. Consideration will also be 
given to the long-term preservation that might be secured through a more 
viable use. 
iv. Development which would cause substantial harm to or loss of a listed 
building (including curtilage buildings), such as total or partial demolition, will 
be permitted only in exceptional circumstances. In such cases, consideration 
will be given to the asset’s significance2. Applicants will need to clearly 
demonstrate that either: 
 
1. There are substantial public benefits outweighing any harm or loss; or 
2. All of the following apply:  

 the nature of the listed building prevents all reasonable use of the site 

 no viable use of the listed building can be found in the medium term through 
appropriate marketing that will enable its conservation: 

 It can be demonstrated that charitable or public funding/ownership is not 
available to enable its conservation; 

 any harm or loss is outweighed by the benefit of bringing the site back into 
use. 
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3.1 Assessing significance is the means by which the cultural importance of a place, or its 
component parts, is identified and compared. Best practice guidance is set out within the NPPF 
(2021) and Historic England’s Conservation Principles, Policies and Guidance (2008) which 
includes a methodology for assessing significance by considering heritage values.  

3.2 Significance is defined in the National Planning Policy Framework as: The value of a heritage 
asset to this and future generations because of its heritage interest. The interest may be 
archaeological, architectural, artistic or historic. Significance derives not only from a heritage 
asset’s physical presence, but also from its setting (Annex 2: Glossary, NPPF 2021). 

3.3 As set out in the Government’s Planning Practice Guidance on Conserving and Enhancing 
the Historic Environment (Paragraph 6), these interests can be defined as follows (which broadly 
equate to the aesthetic, historical and evidential values of Conservation Principles): 

 Archaeological interest: As defined in the Glossary to the National Planning Policy 
Framework, there will be archaeological interest in a heritage asset if it holds, or potentially 
holds, evidence of past human activity worthy of expert investigation at some point. 
 

 Architectural and artistic interest: These are interests in the design and general aesthetics of 
a place. They can arise from conscious design or fortuitously from the way the heritage 
asset has evolved. More specifically, architectural interest is an interest in the art or science 
of the design, construction, craftsmanship and decoration of buildings and structures of all 
types. Artistic interest is an interest in other human creative skill, like sculpture. 
 

 Historic interest: An interest in past lives and events (including pre-historic). Heritage assets 
can illustrate or be associated with them. Heritage assets with historic interest not only 
provide a material record of our nation’s history, but can also provide meaning for 
communities derived from their collective experience of a place and can symbolise wider 
values such as faith and cultural identity. 

3.4 Section 12 of the NPPF stresses the importance that the Government attaches to securing 
high quality design. It states, at Paragraph 126, that good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps to make development 
acceptable to communities. Paragraph 127 set out that planning decisions should be grounded 
in an understanding and evaluation of each area’s defining characteristics.  

3.5 Paragraph 130 sets out that decisions should ensure that developments: 
 
c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities);  

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, work 
and visit;  

3.6 Another key aspect of assessing the impact of development to the significance of a 
designated heritage asset, and other aspects of the historic environment, is a consideration of 
setting. The definition of setting is given in the NPPF (Annex 2: Glossary, 2021) as:  
 
The surroundings in which a heritage asset is experienced. Its extent is not fixed and may change 



24 Alan BaxterEsher Place  Representations regarding potential listing upgrade  /  1936-240  /  March 2022

Appendices

Esher Place Built Heritage Appeal Statement – Nov 2021 Alan Baxter

as the asset and its surroundings evolve. Elements of a setting may make a positive or negative 
contribution to the significance of an asset, may affect the ability to appreciate that significance 
or may be neutral. 

3.7 The Government’s Planning Practice Guidance on Conserving and Enhancing the 
Historic Environment (updated in 2019) also sets out the following with regard to setting in 
Paragraph 7: 
 
Heritage assets may be affected by direct physical change or by change in their setting. Being 
able to properly assess the nature, extent and importance of the significance of a heritage asset 
and the contribution of its setting, is very important to understanding the potential impact and 
acceptability of development proposals. 

3.8 At Paragraph 13 (updated 2019) detailed guidance is provided on how the setting 
of a heritage asset should be taken into account: 
 
All heritage assets have a setting, irrespective of the form in which they survive and whether they 
are designated or not. The extent and importance of setting is often expressed by reference to 
visual considerations. Although views of or from an asset will play an important part, the way in 
which we experience an asset in its setting is also influenced by other environmental factors such 
as noise, dust and vibration from other land uses in the vicinity, and by our understanding of the 
historic relationship between places. For example, buildings that are in close proximity but are 
not visible from each other may have a historic or aesthetic connection that amplifies the 
experience of the significance of each. The contribution that setting makes to the significance of 
the heritage asset does not depend on there being public rights or an ability to access or 
experience that setting. This will vary over time and according to circumstance. 
 

 

3.9 Esher Place has a rich and complex history that can be summarised as follows: 

 ‘Esher Place’ was initially built in 1475-80 for Bishop Waynflete of Winchester. The gatehouse 
survives today as Waynflete’s Tower.  

 The gatehouse and landscape were remodelled as a house by William Kent for Henry Pelham 
in the early eighteenth century. 

 In 1806-08 a new house was built on the hill to the south-east of the tower. This villa was 
designed by Edward Lapidge for John Spicer and forms the historic core of the present Esher 
Place House.  

 In 1895-98 the architect George Thomas Robinson and garden designer Achille Duchene 
extended and remodelled the house and grounds for the Lord and Lady Vincent 
(photographs of the estate were published in Country Life in 1900).  

 In 1905 Sir Edwin Lutyens was commissioned to add further garden features including the 
sunken theatre to the north-west of the house (sometimes referred to as an ‘amphitheatre’) 
and a sunken garden to the south.   

 From 1930 the house became a Shaftesbury School for Girls. Parts of the grounds were sold 
and developed as a residential enclave.   

 Esher Place House was purchased by the Unite Union in 1952 and parts of the the grounds 
were further developed with large villas to the north and west.  
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3.10 The historic interest of the site is rich as it encompasses multiple phases and associations: 
from Bishop Waynflete in the late fifteenth century; Henry Pelham for whom a commemorative 
vase of 1754 remains in the grounds and the villa built by Lapdige, of which early nineteenth 
century fabric survives.  

3.11 The primary historic and architectural interest of the site derives from the late nineteenth 
century development: the house (the exterior and the interiors) and its designed landscape 
conceived by George Thomas Robinson and Achille Duchene between 1895-98, surviving intact 
as an excellent example of a French-inspired architectural set piece with its attendant landscape.  

3.12 From the mid-nineteenth century there was an increasing popularity for French-inspired 
architecture and interiors; examples being the chateau-like Bowes Museum (1869-76), the 
remodelled home of the exiled Napoleon III at Camden Place (c. 1870) and Waddesdon Manor 
(1874-89).  By the 1890s and early 1900s, the academic understanding of French eighteenth-
century style was greater, resulting in sophisticated works such as Esher Place House and Luton 
Hoo.  

3.13 Externally, the French architectural inspiration is apparent in the use of mansard roofs, 
oeil-de-boeuf windows, a central cartouche, the tripartite arched windows surmounted by a 
balustrade and terrace and the use of contrasting red brick and stone dressing to delineate 
panel-like decoration.  

3.14 The 1890s interiors are a remarkable survival comparable with the finest examples of 
French-inspired architecture such as at Luton Hoo and the Ritz, listed at Grade II* and I 
respectively. Mewes and Davis, Laurent and Haber and Howard and Sons were some of the most 
prolific decorators. Whilst the decorators of Esher Place from this period have not been 
attributed, the involvement of Achille Duchenne, known for his involvement at numerous French 
chateaux, is an important factor. Duchenne was later responsible for the water gardens at 
Blenheim.  

3.15 Esher Place is an important survival of a country house that is representative of this French-
inspired architectural fashion to have survived intact with authentic interiors from the period. It is 
surprising that the site is listed at Grade II, since its quality and intactness would arguably warrant 
at the least a Grade II* listing, such is its importance and rarity. Aspects of earlier phases may also 
survive and further investigation of the interiors could be undertaken to establish whether 
salvaged fittings are retained from the Kent house.  

3.16 The sophistication of the design is equally apparent in the landscape. The large forecourt 
survives intact with its curved parterre lawns, balustrades and central approach axis. One only has 
to stand at the gates to understand that the entire forecourt is a formal design that is 
fundamentally important to the setting and makes a key contribution to the significance of the 
listed building. It is consciously designed to set off visually the house itself (see figs. 1-4). 

3.17 The ‘rear’ of the house is an important garden front, designed to complement the 
landscape, with its curved form and rich ornament. This part of the house includes a balustraded 
terrace ending in circular steps, with curved paths leading to further steps. This location was 
photographed for Country Life c. 1900 and survives essentially intact (see figs. 5 and 6). This is not 
a functional back-of-house location, but one of the key accents in the Duchenne-Robinson 
design.  

3.18 The designed landscape was embellished further c. 1905 by the renowned designer Sir 
Edwin Lutyens. The surviving Lutyens landscape features include the sunken theatre to the 
north-west and the sunken garden to the south (in a neighbouring garden) which possess high 
design interest and historical interest. The sunken theatre is especially unusual and interesting 
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and is essentially intact. It should also be stressed that the features of the designed landscape 
have significance individually and further significance as a group.  

3.19 Lastly, it should be stressed that a country house is a unified creation, which is key to its 
significance. Lord and Lady Vincent were notable collectors and connoisseurs of art. Esher Place 
was consciously designed as an artistic creation, experienced as a unity of architecture and 
landscape. The interiors are experienced as a sequence of related spaces. This is not about 
individual elements of fabric, but about the way they combine into something special. This is an 
important aspect of the significance of country houses generally and is especially important at 
Esher Place, considering the careful relationship between the house and its landscape front and 
back and the high level of intactness of the 1890s phase.  
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4.1 The applicant is required to describe the significance of the asset in a way that is 
proportionate to the asset’s importance as per the requirements of NPPF, para. 194. As set out 
below, this test has not fully been met, as there are aspects of the significance that have been 
overlooked or underplayed.   

4.2 The significance of the Duchene-Robinson phase has been understated and has not 
been fully described. The exterior of the building does not only derive significance from ‘the 
quality of its architectural design’ (BHAS 0437, 6.5) but also, in a wider sense, from the way that its 
distinctive French-inspired forms are part of a larger whole encompassing a unified creation. It 
also has historical interest as a fine example of Anglo-Gallic architecture as popularised in the late 
nineteenth century and as the home of the Vincents, important patrons and collectors at this 
time. It is one of very few surviving country houses of this architectural style with intact interiors. 
This is the context in which Esher Place should be understood. 

4.3 The interiors should similarly be considered. They possess more than a ‘large 
degree of special interest in architectural and historic terms ‘(BHAS 0437, 6.6). They are 
comparable with the finest examples of French-inspired interiors such as at Luton Hoo and the 
Ritz. Whilst a room by room assessment was undertaken in the original Heritage Statement, it 
should also be understood that the interiors (regardless of phasing) are a designed sequence of 
spaces that are a holistic creation. This is also a key aspect of significance, as set out in Chapter 3, 
that has been underplayed.   

4.4 Furthermore, the importance of the setting as a designed landscape 
complimentary to the architecture of the house has been underplayed. Whilst there is an 
assessment of significance of key components in the Heritage Statement which includes some 
discussion of setting, as do BHAS 0437 and 0438, the omission of setting from the thorough 
Statement of Significance 0437 further demonstrates the lack of emphasis on the importance of 
the setting.  

4.5 The applicant notes that the setting of the house, specifically the forecourt 
immediately in front of the house has been compromised and altered from its historic 
appearance by virtue of its use as a car park (BHAS 0438, 6.13). On the contrary, the forecourt is a 
key element in the Duchenne-Robinson design and is essentially intact and makes an extremely 
important contribution to significance (see chapter 3).   

4.6 Whilst it is recognised that the ‘rear lawns are an important part of the listed 
building’s setting’ (BHAS 0438, 6.14), the designed landscape and its relationship to the house 
has not been fully considered. The ‘rear’ part of the house (where an extension is proposed) is 
among the most important aspects of the significance of the site (see chapter 3). Steps lead up to 
the curved path and parterred lawns, and further steps lead to a terrace in the elegant manner 
that is key to the interest of this historic mode of design.   

4.7 The applicant notes that the contribution to significance of the various landscape 
features and phases is reduced as they are fragmented and cannot be fully understood or 
appreciated (BHAS 0438, 6.14). However, the surviving elements of the landscape are well 
preserved and as a group constitute an important, consciously designed sequence of spaces that 
are key to the significance of the site. These important surviving features include the 
arrangement of steps to the rear of the house, the sunken theatre nearby and the sunken garden 
to the south of the house (the latter in separate ownership). They have survived and are 
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significant individually and as a group.   

4.8 The applicant identifies that further north of the building, the extent of the 
grounds and the presence of residential development limit the area’s contribution to setting and 
significance (BHAS 0438, 6.15). It should be pointed out that the sunken theatre (sometimes 
termed an ‘amphitheatre’) is an unusual and highly significant feature by the renowned designer 
Sir Edwin Lutyens that is essentially intact. Its open setting is a fundamental aspect of its design 
and significance. The two existing nearby houses undoubtedly diminished this sense of openness 
in the 1950s, to an extent; they are low enough to preserve some sense of openness. 
Nevertheless, this is a highly significant feature and this part of the designed landscape setting 
makes an important positive contribution to significance.  

4.9 Similarly, the Lutyens’ sunken garden to the south is still an important significant 
feature of the setting and, despite separate ownership, has group value with the terrace, steps 
and sunken theatre and other surviving features of the landscape (contrary to BHAS 0438, 6.17). 
The overarching point to make is that the gardens of the house represent an extremely 
interesting and important survival that is fundamentally important to the setting and therefore 
the significance of the listed building.  
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5.1 This chapter addresses the heritage impact of the application proposals on the 
significance of the listed building. Rather than dealing with every aspect of the proposals in 
detail, this chapter will focus on those aspects that are most relevant from a heritage and 
conservation perspective.  

5.2 As set out in Chapter 3, the designed approach to Esher Place House is a key part of its 
setting, making an important contribution to its significance. Behind the front gates, the 
designed formal landscape is intact and is significant (see figs. 1-4). Under the proposals, this 
designed formal landscape would be replaced by a car park. Areas of lawn would be replaced by 
areas of hard standing, to a different configuration, destroying the carefully designed 
composition of lawn parterres.  

5.3 The proposed car park is damaging to the setting in at least five ways: i) it destroys 
the French-inspired composition of lawn parterres, ii) it introduces hard standing and strips of 
lawn that relate poorly to that French-inspired character, iii) it introduces trees that relate poorly 
and would obscure views of the house, iv) it includes two bin stores that would further damage 
the designed composition and views of the house, and v) the visual effect of a sea of cars would 
spoil views of the house.  

5.4 As set out in Chapter 3, the interiors of Esher Place House are highly significant, 
particularly for their French-inspired design. It is proposed to alter and divide the existing 
interiors to create 21 flats. The division into flats involves inserting new kitchens and ensuite 
bathrooms. Inserting multiple kitchens and bathrooms into historic buildings is, generally 
speaking, disruptive to plan-form and interior decoration. That is the case here. Some historic 
rooms will remain undivided, but each flat entails a degree of subdivision and insertion of 
services.  

5.5 The insertion of partitions alters and obscures the historic plan-form, which is a 
key part of the significance. The introduction of many smaller rooms is essentially alien to the 
character of a grand house and is detrimental to historic character. The attendant servicing will 
include pipework for bathrooms and ductwork for kitchens and this will require penetrating 
historic fabric, though the extent of this is not clear. The detailed layout drawings include 
annotations indicating that bathroom and kitchen extracts will be routed ‘through roof space 
above’. The word ‘through’ indicates that extract flues would appear above the roof, which is 
likely to spoil the external appearance of the roofline.  

5.6 Perhaps the most fundamental change relating to the interiors is the change from 
a building in single ownership, experienced as a unity, to one in fragmented ownership, that 
cannot be experienced as a whole. This is an important point because this change would be 
permanent. At the moment the listed building preserves the idea of a country house, as a unified 
creation, experienced as a sequence of related spaces. This is fundamental to significance (see 
chapter 3). For this reason, an institutional use is highly suitable. Once the majority of spaces have 
been parcelled off behind locked doors, this aspect of the building’s special interest, as a historic 
country house, will be diminished. Regardless of leasehold arrangements, the nature of 
residential use is such that this aspect of the harm would essentially be both irreversible and 
permanent.  
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5.7 As set out in chapter 3, the exteriors of Esher Place House are highly significant for 
their French-inspired design. This includes the rear terrace and circular steps, which contribute to 
a carefully managed transition into the designed landscape (see figs. 5 and 6). This designed 
relationship between the house and its setting is part of the significance of the listed building. 
The proposal to construct a three-storey building in this location will disrupt this aspect of the 
Duchenne-Robinson design and will harm this aspect of the significance.  

5.8 In both plan and elevation, the proposed extension is alien to the character of the 
listed building. The historic house is composed of linked pavilions forming a curved arc. It is the 
simplicity of this shape that is visually effective in tying together the richly decorated elevations. 
In opposition to this, the proposed building breaks forward and has a complex elevation that is 
slightly curved in the opposite way. As proposed this building would mask and disrupt the 
historic character and significance.  

5.9 The proposed extension is different from the proposal which was granted consent 
at appeal in 2011 (a decision that predates the National Planning Policy Framework). In plan, the 
new proposal is for a complex shape that relates poorly to the listed building as set out above. It 
relates poorly to the circular steps and terrace arrangement, which are part of the 1890s phase 
and are essentially intact. The elevations as proposed are also visually highly complex and include 
an array of window and cladding treatments and even projecting balconies, of the type used in 
apartment buildings, which are incongruous in this historic context.  

5.10 The location of the proposed terrace is near what would historically have been the 
service end of the house. Nevertheless, this location is still part of the historic landscape of the 
house.  

5.11 The proposal to erect a terrace is harmful for two reasons. Firstly, it would develop 
part of the historic grounds of the house, diminishing the extent of the historic landscape. What 
was historically green open space would be developed with an uncharacteristically urban form: 
the terrace house. This form is incongruous within the immediate setting of a country house, 
neither does it relate well to the spacious 1930s layout of detached houses. The harm arising from 
the development of this part of the historic landscape would be further exacerbated by the 
introduction of an access road, hardstanding and bin stores.  

5.12 Secondly, the proposed terrace is sited nearby to the sunken garden of c. 1905. 
This garden compartment, by the renowned designer Sir Edwin Lutyens, is an important part of 
the setting of the listed building (and now within the boundary of No. 7 The Gardens). The terrace 
of houses is proposed to be sited between the sunken garden and Esher Place House. This would 
introduce a further division between the listed building and its designed landscape, causing 
further harm.    

5.13 The location of the proposed semi-detached houses is immediately adjacent to 
the sunken theatre (sometimes referred to as the ‘amphitheatre’), within part of the historic 
landscape of the house. This was part of the gardens, close to the main house.  

5.14 The proposal to erect two pairs of semi-detached houses is harmful for two 
reasons. Firstly, it would develop part of the historic grounds of the house, diminishing the extent 
of the historic landscape. What was historically green open space would be developed with an 
uncharacteristically suburban form: the semi-detached house. This form is incongruous within 
the immediate setting of a country house, neither does it relate well to the spacious 1930s layout 
of detached houses. The harm arising from the development of this part of the historic landscape 
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would be further exacerbated by the introduction of an access road, hardstanding and bin 
collection areas.  

5.15 Secondly, the proposed semi-detached houses are sited very close to the sunken 
theatre of c. 1905. This garden feature, by the renowned designer Sir Edwin Lutyens, is an 
important part of the setting of the listed building. The semi-detached houses are proposed to be 
sited immediately adjacent to the sunken theatre, encroaching on its open setting, which is a 
fundamental aspect of its design and significance. The two existing nearby houses diminished 
this sense of openness in the 1950s, to an extent. They are low enough to preserve some sense of 
openness. The semi-detached houses are proposed to be built on higher ground. Clearly, if 
development further encroaches on the Lutyens sunken theatre, then further harm will result.  
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6.1 As set out in chapter 4, the applicant’s assessment fails to meet the requirements of 
NPPF paragraph 194, for the following reasons:  

 The application material underplays the significance of key areas. The Duchene-Robinson 
phase of the 1890s is highly significant both historically and architecturally. Esher Place 
House is an excellent example and therefore an important and rare survival of a country 
house finished in this style. The includes the exterior, interiors and landscaping, which were 
designed as a unified creation.  

 The applicant underplays the extent to which the designed landscape is part of this 
significant scheme. The significance of the landscape features has generally been 
underplayed. The applicant argues that the experience of these assets has been 
fragmented. However, the surviving historic garden is largely undivided and retains its 
significance, as well as having group value with landscape features that are in separate 
ownership such as the sunken garden.  
 

6.2 The applicant’s proposals are harmful for the following reasons: 

 The proposed car park destroys the carefully designed formal approach, with its lawn 
parterres, which is intact and an important aspect of the setting 

 The subdivision of the interiors is highly disruptive to the historic plan-form, especially the 
insertion of multiple small kitchens and bathrooms that are at odds with the historic 
character of a country house  

 The change from a building in single ownership, experienced as a unity, to one in 
fragmented ownership, that cannot be experienced as a whole, will be harmful and, due to 
the nature of residential use, would be irreversible and permanent 

 The location and form of the extension would mask and disrupt the historic character and 
significance of the house, including its rear terrace and circular steps, and its relationship 
with the designed landscape   

 The complex design of the extension including its elevations with an array of window and 
cladding treatments and projecting balconies would be highly incongruous in this historic 
context 

 The proposed terrace of three houses would develop the historic grounds of the house, 
diminishing the extent of the historic landscape and would introduce a further division 
between the house and the important sunken garden by Lutyens that is an important part 
of the setting  

 The proposed semi-detached houses would develop the historic grounds of the house, 
diminishing the extent of the historic landscape and would spoil the open setting of the 
theatre which is itself an important part of the setting of the listed building  
 

6.3 In each area of these areas of the proposals, we consider the harm to be ‘less than 
substantial’ in NPPF terms, before they are considered on a cumulative basis. Based on our 
experience, the cumulative sum of the negative impacts is, in totality, towards the top end of the 
‘less than substantial’ category. This will need to be weighed against any public benefits 
associated with the scheme (see statement by Black Box Planning). When one takes into account 
the high interest of the French-inspired design, encompassing the house and its designed 
landscape, and the high levels of intactness, it must be admitted that the scheme will have far-
reaching, harmful consequences. The reasons for reaching this conclusion are summarised 
further below: 

 The forecourt which, with its shaped lawns, so brilliantly sets off the French-inspired 
architecture, will be badly spoiled by the proposed car park with its bin stores, 
inappropriate trees and array of surface treatments.  
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 On the other side of the house, the historic landscape will be diminished further through 
the development of a terrace of three houses, two pairs of semi-detached houses and an 
extension to the main house.  

 The proposed design of the extension is intrusive in this rich historic context, with no regard 
to the special qualities of the terrace and circular steps and the sophisticated way that they 
transition into the landscape.  

 The interiors will never again be appreciated as a whole but will be divided off and altered 
with the insertion of multiple bathrooms and kitchens.  

 Due to the nature of residential use, these changes are essentially irreversible and 
permanent, fundamentally diminishing the ways in which the listed building is significant as 
a historic country house. 

 
6.4 NPPF para. 202 requires the harm to be outweighed by the public benefits generated by 
the proposal. The heritage benefit identified by the applicant is that the scheme would 
‘contribute to securing the long-term conservation of Esher Place’ (HS, 7.23). The applicant has 
failed to demonstrate this assertion. On the contrary, the use that is proposed by the applicant 
would be harmful, as set out above. A less harmful use would clearly be preferable in 
conservation terms, such as, for example, an institutional use that preserves the site whole. There 
is nothing to suggest that the building could not be used in such a way in future. The stated 
heritage benefit can therefore not be considered a benefit at all.  
 
6.5 The applicant has also identified the delivery of housing as a public benefit to be 
weighed in the balance. As set out in the Appeal Statement by Black Box Planning this stated 
benefit is not sufficient to weigh against the degree of harm in the scheme. 
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Figure 1 The formal approach, c. 1900 (Country Life) 

 

Figure 2 The formal approach, 2021 
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Figure 3 Balustrade and forecourt lawns, mid twentieth century (Historic England) 
 

Figure 4 Balustrade and forecourt lawns, 2021 
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Figure 5 Terrace steps, c. 1900 (Country Life) 
 

Figure 6 Terrace steps and sunken theatre, 2021 (satellite view) 
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