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Introduction

1.0     Introduction

1.1 This Heritage Statement is submitted in support of the 
application for listed building consent for the replacement of 
single-storey side extension and garage and erection of a rear 
two-storey extension and partial internal refurbishment at 
Hollycroft, a Grade II Listed Building.

1.2 The document is set out in accordance with Government 
guidance, and examines the signifi cance of the listed building and 
its setting, and appraise the impact of the proposed demolition 
of the historic asset. From this, it explains why the development 
is being put forward in its current form and concludes as to 
why the development is acceptable in both planning and design 
terms.  

1.3 It should be read in conjunction with the other submitted 
documents and plans in order to gain a full and more detailed 
understanding of the proposal.
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Policy Context

2.0     Legislation, Policy and Guidance

2.1 The current policy regime identifi es, through the National Planning Policy Framework (NPPF), that appli-
cations should consider the potential impact of development on Heritage Assets. This term includes both 
designated heritage assets, which possess a statutory designation (for example listed buildings, conserva-
tion areas, and registered parks and gardens), as well as un-designated heritage assets. 

2.2 The primary legislation relating to historic buildings and conservation areas is the Planning (Listed Build-
ings and Conservation Areas) Act 1990. This requires Councils to have special regard to the desirability of 
preserving a listed building or its setting or any features of special architectural or historic interest which 
it possesses (sections 16 & 66)

National Planning Policy Framework

2.3 The National Planning Policy Framework (NPPF) sets out the Government’s plan-
ning policies for England and how these are expected to be applied.  When de-
termining Planning Applications the NPPF directs LPAs to apply the approach of 
presumption in favour of sustainable development; except where this confl icts 
with other policies combined within the NPPF, inclusive of those covering the 
protection of designated heritage assets, as set out in paragraph 14 of the NPPF.

2.4 Within section 7 of the NPPF, ‘Requiring Good Design’, Paragraphs 56 to 68, re-
inforce the importance of good design in achieving sustainable development 
by ensuring the creation of inclusive and high quality places. This section of the 
NPPF affi  rms, in paragraph 58, the need for new design to function well and add 
to the quality of the area in which it is built; establish a strong sense of place; 
and respond to local character and history, refl ecting the built identity of the 
surrounding area.

2.5 Section 12, ‘Conserving and Enhancing the Historic Environment’, Paragraphs 126-141, relate to devel-
opments that have an eff ect upon the historic environment. These paragraphs provide the guidance to 
which local authorities need to refer when setting out a strategy for the conservation and enjoyment of 
the historic environment in their local plans.

2.6 This should be a positive strategy for the conservation and enjoyment of the historic environment and 
should include heritage assets which are most at risk through neglect, decay or other threats. It is also 
noted that heritage assets should be conserved in a manner appropriate to their signifi cance.

2.7 The NPPF further provides defi nitions of terms which relate to the historic environment in order to clarify 
the policy guidance given. For the purposes of this report, the following are important:

• Heritage asset. This is ‘a building, monument, site, place, area or landscape identifi ed as having a de-
gree of signifi cance meriting consideration in planning decisions’. Heritage asset includes designated 
heritage assets and assets identifi ed by the local planning authority (including local listing).’

• Signifi cance. ‘The value of a heritage asset to this and future generations because of its heritage inter-
est. This interest may be archaeological, architectural, artistic or historic. Signifi cance derives not only 
from a heritage asset’s physical presence, but also from its setting.’

2.8 The NPPF advises local authorities to take into account the following points when determining planning 
applications:

• The desirability of sustaining and enhancing the signifi cance of heritage assets and putting them to 
viable uses consistent with their conservation.

• The positive contribution that conservation of heritage assets can make to sustainable communities 
including their economic vitality. 

• The desirability of new development making a positive contribution to local character and distinctive-
ness.

2.9 In order to determine applications for development, Paragraph 128 of the NPPF states that LPA’s should 
require applicants to describe the signifi cance of the heritage assets aff ected and the contribution made 
by their setting. Adding that the level of detail provided should be proportionate to the signifi cance of the 
asset and suffi  cient to understand the impact of the proposal on this signifi cance.

2.10 According to Paragraph 129, LPA’s should also identify and assess the signifi cance of a heritage asset that 
may be aff ected by a proposal and should take this assessment into account when considering the impact 
upon the heritage asset. 

2.11 Paragraphs 132 to 136 consider the impact of a proposed development upon the signifi cance of a herit-
age asset. Paragraph 132 emphasises that when a new development is proposed, great weight should be 
given to the asset’s conservation and that the more important the asset, the greater this weight should be. 
It is noted within this paragraph that signifi cance can be harmed or lost through the alteration or destruc-
tion of the heritage asset or by development within its setting. 

2.12 Paragraph 134 advises that where a development will cause less than substantial harm to the signifi cance 
of a designated heritage asset, this harm should be weighed against the public benefi ts of the proposal, 
including maximisation of urban land within sustainable locations.

2.13 In summary the NPPF does not promote a narrow or prescriptive attitude towards development within 
the historic environment, but intelligent, imaginative and sustainable approaches to managing change. 
English Heritage defi ned this new approach, now refl ected in the NPPF, as ‘constructive conservation’. This 
is defi ned as ‘a positive and collaborative approach to conservation that focuses on actively managing 
change...’the aim is to recognise and reinforce the historic signifi cance of places, while accommodating the 
changes necessary to ensure their continued use and enjoyment.’

Conservation Principles, Policies and Guidance (English Heritage, 2008)

2.14 Conservation Principles outlines English Heritage’s approach to the sustainable 
management of the historic environment. While primarily intended to ensure 
consistency in English Heritage’s own advice and guidance through the planning 
process, the document is commended to local authorities to ensure that all deci-
sions about change aff ecting the historic environment are informed and sustain-
able.

2.15 This document emphasises the importance of understanding signifi cance as a 
means to properly assess the eff ects of change to heritage assets. The guidance 
describes a range of heritage values which enable the signifi cance of assets to be 
established systematically, with the four main ‘heritage values’ being: evidential, 
historical, aesthetic and communal. The Principles emphasise that ‘considered 
change off ers the potential to enhance and add value to places…it is the means 
by which each generation aspires to enrich the historic environment’ (paragraph 25).
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The Setting of Heritage Assets (Historic England, March 2015)

2.16 Historic England’s guidance on the management of change within the setting of 
heritage assets seeks to provide a defi nition for the term of ’setting’ itself, as well 
as guidance to allow councils and applicants to assess the impact of develop-
ments upon the settings of heritage assets.

2.17 The document defi nes setting as ‘the surroundings in which a heritage asset 
is experienced. Its extent is not fi xed and may change as the asset and its sur-
roundings evolve.’ Setting is also described as being a separate term to curtilage, 
character and context.

2.18 It provides guidance on practical and proportionate decision making with re-
gards to the management of proposed developments and the setting of herit-
age assets. It is stated that the protection of the setting of a heritage asset need 
not prevent change and that decisions relating to such issues need to be based on the nature, extent and 
level of the signifi cance of a heritage asset, further weighing up the potential public benefi ts associated 
with the proposals.

Epsom & Ewell Core Strategy (EEBC, October 2007)

 Conserving and Enhancing the Quality of the Built Environment
      
              Policy CS 5

2.19 This policy outlines that the aspects that defi ne the Council’s heritage will be 
conserved for their worth and the benefi ts and therefore any new development 
must respect and enhance the character and appearance of the area in which it 
is proposed whilst making the best use of the land available.

2.20 It underlines that all forms of development should make a positive contribution 
to the environment and strengthen the character and distinct identity of the 
area. The design solution should be inclusive and comprehensive, improving the 
quality of life of its users and enhancing the distinctive character of the area 
without compromising innovation and creativity. Attention should be given to 
scale, height, proportions, building lines, layout, materials and other character-
istics of adjoining buildings and land.

Development Management Policies Document (EEBC, September 2015)

 DM8: Heritage Assets

2.21 This policy reinforces that the Council will resist the loss of listed buildings, and will use advice, negotiation 
and refusal of consent to ensure features of architectural and historic interest are preserved and the set-
ting of listed buildings is safeguarded.

2.22 It advises that the development must show how it preserves and/or enhances the heritage asset and/or 
its setting in terms of quality of design and layout through adequate scale, form, bulk, height, character, 
street pattern and features, as well as through sympathetic materials in colour and texture.

              DM10: Design Requirements for New Developments (including House Extensions)

2.23 This document continues advising that any new development should also make 
a positive contribution to the character, distinctiveness and signifi cance of the 
historic environment, including designated Heritage Assets or a non-designat-
ed Heritage Assets. These contributions, in the form of alterations and exten-
sions, must respect the host building in terms of scale, design, use of materials, 
retention of the structure and any features of special historic or architectural 
importance.

2.24 It further states that design solutions should incorporate landscaping to en-
hance the setting of the development, including the retention of any trees of 
amenity value, and other signifi cant landscape features of merit, and provide 
for suitable boundary treatment/s.
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3.0    Designated Heritage Asset

Listed Building

3.1 As stated Hollycroft is a Grade II Listed Building.  It is described within its 1974's Statutory Listing as: 

Conservation Area

3.2 Despite not being in a Conservation Area, Hollycroft and the surrounding area are within the ‘Proposed 
Boundary’ extension currently in consideration to be included in the Ewell Village Conservation Area.
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4.0    Historic Development

4.1 The exact year Hollycroft was built is unknown. Yet its origin can be traced back to mid-18th century, pos-
sibly 1750. However, "there is no mention of any house at the site in the 1802 Enclosure Award as the land 
is in the common fi elds, seven acres in Money Pit Shot"  (pl. 4.01).

4.2 By 1841, the subdivision of the land was diff erent and the boundaries had changed to encompass a larger 
plot. By then, Hollycroft already existed as "Hollyberry Lodge". It was then occupied by James Waghorn 
Junior, aged 35, employed by the East India Company, his wife, 6 children and 2 servants.

4.3 10 years later, the property was being occupied by the 48 years old builder Benjamin Haynes, born in 
Mickleham. He and his family owned the land until later then 1881. During this time, he built workshops in 
the grounds.

4.4 By the time of the of publishing of the 1866's OS map, Hollycroft had expanded into a large scale develop-
ment, comprising of the main house and several ancillary workshops and outbuildings, most probably a 
builder's yard (pl.4.02).

4.5 In the 1891 Census, Arthur Chase, a 38 years old wood turnery merchant from London, was the owner of 
the Hollyberry. He lived there with his wife, two children and one servant. In 1894, he fi les for bankruptcy.

4.6 Within four years, all the ancillary buildings were demolished. In the Ordnance Survey map of 1895 the 
land is shown cleared of any structure apart from the dwelling in its original rectangular footprint (pl. 4.03).

4.7 During the next 16 years, extensions were added around the house in diff erent forms and shapes (pl.4.04). 
These refl ect what can be seen today. Nevertheless, it is believed that at a later date they have been re-
placed by more modern versions of themselves, as the building materials present on site denote to be of 
later decades.

4.8 In June 1964, a cul-de-sac later known as Shaw Close was agreed to be built next to Hollycroft, in replace-
ment of a public footpath known as Snakey Alley. 

4.9 A month later, right of way was granted to 
Malcolm Thomas Sydney Davis of Bishops-
gate, City of London, solicitor and occupier 
of Hollycroft .
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Assessment of Signifi cance

Architectural Appraisal

4.8 Dating from mid-18th century, the building is a Georgian-style three-storey dwelling with a mansard roof 
covered in handmade clay peg tiles and prominent end chimney stacks at each gable. 

4.9 The front elevation, three sash windows wide, is of yellow bricks (pl. 4.05) that have been painted white 
sometime immediately after it was listed in 1974 (pl.4.06). A string course splits the fl oors and a parapet 
with dentil brickwork course hides two dormer windows.

4.10 To the rear, the house is of simpler nature than the front, being rendered and presenting diff erent window 
types at fi rst fl oor level.

4.11 The side elevations, also in white painted render, are mainly blank walls with the chimney stacks projecting 
out. One rendered the other brick exposed. One single slender window is present on the South elevation 
at ground fl oor level.

4.12 Surrounding the original building, later addition extensions populate the side and rear. To the side, a sin-
gle-storey extension extends southwards, fi nished with double-pitched slate roof, fully rendered walls and 
inconsistent openings. 

4.13 Behind it, is the fl at roof garage block turning the corner of the house to the rear. This is fi nish in white 
painted brick with further diff erent windows and door.

4.14 At ground level, the rear facade is disturbed by individual out-of-character extensions. A small fl at roof 
extension with small windows houses the ground fl oor WC, while a uPVC weatherboard cladded conserv-
atory-type extension gives room to the kitchen.

4.15 The diff erent volumes, scales and masses produced by these extensions creates a harmful impact on the 
signifi cance of the listed building. This is further exacerbated by the variety of fi nishes, opening sizes, win-
dow and door types and roof styles that they possess.

4.16 Internally, numerous alterations throughout the decades have changed the original layout as well as 
caused the lost of some of the historic features.

4.17 On the other hand, original joinery such as skirting, panelling, stairs and architraves are still present 
throughout. Likewise, well preserved box shutters frame the traditional sash windows to the front.

 4.17 A fi replace dominating the fi rst fl oor bedroom's decoration, with its marble surround and iron grate, ap-
pears to be an original feature and consistent with contemporaneous Adam Fireplace style.

4.18 Contrarily, the entrance lobby's fi replace has been brick up, being only identifi ed by the presence of its 
chimney breast on the outside. It most possibly housed another Adam Fireplace.

4.19 Many of the original windows on the main house are in need of some degree of repair or replacement, 
with many showing signs of wet rot, especially the dormer windows. These are the only ones with second-
ary glazing.

4.20 At the roof level, the signs of disrepair are evident, as the mansard has been neglected and poorly repaired 
over time. This has resulted in advanced decay of most of the peg tiles, with some being broken, others 
loosen, or with their peg holes worn out or spalling. All due to weather damage, most certainly frost. 

4.21 Additionally, the parapet and dormers are also exposed to wind damage, and they need refurbishing. The 
former has some visible cracks on the brickwork, while the timber windows of the latter need replacing. 
Both need their lead fl ashings reconditioned as well.
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Visual Record

4.22 Photos from the existing building taken in 2019 and 2020.
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Impact Assessment

5.0 Current Application

5.1 The present application looks to refurbish the listed building throughout and replace all existing extensions 
for a new side and rear extensions.

5.2 The refurbishment work that is proposed focus essentially in preserving, repairing and enhancing the 
signifi cance of the historic fabric in the original building, while accommodating and improving it to the living 
requirements of today's standards.

5.3 An initial assessment determined that the current layout is not functional for the daily household activities. 
The proposed improvement is based on a reinterpretation of the original layout with few alterations. This 
means adjusting, repairing and reinstating historic features, such as fi replaces, doors and ceilings levels. 

5.4 In some situations, careful and minimal intrusive intervention will be necessary to assess and confi rm the 
pre-existence of a specifi c element, as the case of a possible existing Adam Fireplace in the entrance hall that 
has been bricked up. If confi rmed, it is proposed to reinstate and replicate the original decorative elements 
surround and grate.

5.5 At ground fl oor level, the hall is in much need of light and to be freed from the constrains of sitting behind the 
rear extensions.  Therefore, it is proposed to merge the three rear doors into one single opening and directly 
connect the hall with the new extension, allowing for a imperceptible transition between the historic and the 
modern.

5.5 On the fi rst fl oor, the secondary inner bathroom gives way to a wider landing, allowing for a better approach 
to the level and redirection to the bedrooms without the need to go through a small corridor. The original 
two front bedrooms are reinstated with the introduction of the missing partition, returning to their historic 
proportions.

5.6 Likewise, on the top fl oor the small corridor and cupboard are removed to allow for a more generous 
landing. This will improve the access at a level where the mansard shapes the spaces by limiting their full 
potential use. In addition, the plasterboard ceilings are proposed to be raised in aid of more spacious living 
accommodations.

5.7 As appraised, most of the existing windows require attention. Since the whole building is being refurbished 
to improve the quality of its habitable condition, it is then intended to equally enhance the performance of 
the fenestrations by replacing them with exact replicas integrating Slimlite heritage double glazed units.

5.8 Repair work to the roof is also proposed in order to consolidate, watertight and enhance its neglected state. 
This comprise of carefully stripping off  all roof tiles and put aside to be reused; clear roof spaces of debris, 
dust and dirt; inspect and adequately replace any defective structural member; lay new vapour permeable 
roofi ng felt and relaying roof using  the roof tiles previously salvaged while replacing all perished or damaged 
ones in a like-for-like fashion with good quality second hand hand-made clay tiles to match existing.

5.9 Since cracks and brick displacement were detected from the visual assessment of the front parapet, 
chimneys' stacks and fl ashing, these will be also inspected in more detail and repairs works performed, 
including reusing if suitable or replacing like-for-like where necessary.

5.10 Since enhancement work is proposed for the roof, the opportunity is taken to improve its thermal performance 
and meet the current requirements for fi re safety and energy effi  ciency. For that, breather membrane and 
insulation between rafters will be installed followed by wood fi breboard insulation with breathable lime 
plaster to the underside.

5.11 The envelope is usually the dominant feature of a building and the retention of its original structure, shape, 
roof pitch, cladding and ornaments is vital. With that in mind, the proposal in this application was sensitively 
designed to allow for the minimum change necessary, so it retains the original historic structure whilst 
improving the quality of the fabric.
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Impact Assessment

5.12 The proposed refurbishment works to the main house would result in no harm to the heritage assets aff ected. 
It is therefore considered that the impact of the presented scheme will be neutral on the signifi cance of the 
Listed Building, preserving its character and appearance. 

5.13 The work that is proposed intents not only to preserve and enhance the signifi cance of the historic fabric, 
but additionally enhance its setting by clearing the original building from the amalgamation of singular and 
unsympathetic extensions. 

5.14 De-cluttering the setting and introducing clear homogeneous replacements will allow the listed structure to 
stand out and be revitalised. This is further improved by clearing the site from all ancillary buildings (i.e. three 
sheds and a greenhouse), swimming pool, hard standing, and convert the surrounding outdoor space into a 
well-preserved garden. 

5.15 As for the new development, the present proposal adds two extensions of simple modern lines and balanced 
openings to the side and rear of the original building. Their footprint replaces, in lesser area and volume, the 
existing group of extensions and their scale is unarguably subservient to the listed building.

5.16 The proposed volumes embrace the building in a sensible manner, making a clear distinction between the old 
and the modern. This is shown by the detachment of the rear extension through a recessed full-height glass 
slot, off set from the original North elevation. A mirrored glass slot is also present above the side extension, 
on the South elevation, to clearly accentuate the separation viewed from the public road. 

5.17 It is recognisable that the historic layout is not practical for today's living requirements due to its subdivision 
and lack of space for all the necessary amenities. Furthermore, the existing extensions are just dispersed 
and not connected between each other, creating unsuitable circulations conditions. Therefore, the new 
extensions were designed to allow interconnection between diff erent areas whilst housing all the amenities 
for this size of dwelling without disturbing the listed building.

5.18 On the fi rst fl oor, the impact of the proposed rear extension is minimal. The two rear windows are removed 
but their opening preserved with in-fi lled exposed brickwork to identify their previous existence. In their 
replacement, a door is introduced on the rear facade to connect the extension to the main house, whilst a 
small window is introduced on the side elevation to allow light and ventilation to the existing bathroom.

5.19 Since the current access is by a side entrance, diminished of its importance, the new side extension 
introduces a well distinguishable entrance door facing the front of the property that allows a more direct 
and easy approach from the highway, as from the side road. Nevertheless, the existing side door will still be 
maintained unaltered and used as a side access to the garden and garage.

5.20 The work that is proposed does not have any direct impact upon the existing vehicle's access nor upon the 
existing parking space on the driveway around the listed building. Yet, the demolition of the garage block 
requires a replacement and so a new garage is proposed to the side of the house. 

5.21 This will be a single-storey detached building sitting aside of the North boundary, farthest away from the 
main house, and set behind the line of its front elevation. It will face the site entrance and will house one car. 
The materials proposed will match the proposed extensions so it is in-keeping with the setting. Its volume, 
mass and scale are understated to minimise the impact on the signifi cance of the historic asset, while its 
features are a modern interpretation of a period ancillary building, such as the typical Georgian coach door.

5.22 At the moment, entering the property is unrestricted to pedestrians and vehicles as the access is open. To 
allow for security measures to be in place, a driveway double gate on capped piers is proposed to the front, 
while a pedestrian gate also on capped piers is proposed to the side, onto Shaw Close.

5.23 The development here presented does not have any considerable impact upon the structure of the listed 
building, its setting or the features referred to above within the listing. It is simply an improvement on the 
setting to update the dwelling and bring it up to the modern demands of today’s living conditions.
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Conclusion

6.0     Conclusions

6.1 Based on the proposed replacement of the unsympathetic extensions, it is considered that the overall 
impact of the new development will be positive in heritage terms.

6.2 This is enhanced by the shown special desire to improve the interior fabric, and all its features of special 
historic and architectural interest, as well as the repair and improvement of the existing architectural ele-
ments and traditional fi nishing materials.

6.3 Overall, the proposed work would result in no signifi cant harm to the listed building itself. It is therefore 
considered that the impact of the development will be low on the direct signifi cance of the listing, contin-
uing to preserve the character and appearance of the building.

6.4 The proposed development presented in this application is policy-compliant with sections 16 and 72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 and section 12 (Conserving and enhancing 
the historic environment) of the NPPF.

6.5 Furthermore, it is also compliant with Epsom and Ewell's Development Management Policies Document, 
policies DM8: Heritage; DM9: Townscape Character and Local Distinctiveness; and DM10: Design 
Requirements for New Developments (including House Extensions).

6.6 For the above reasons it is suggested for this proposal to receive Listed Building Consent subject to 
appropriate conditions.


