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1. Introduction

Background to this Reportand HCUK  Groupds i nvol vement
1.1 HCUK Group were appointed  in June 2024 by Restore Trust to review the

background to the recently submitted application for works of internal and external

alteration and extension at roof level to the grade | listed Clandon Park House

(refs: 24/P/01681 & 24/P/01682 ) and to provide an  Assessment of Heritage
Impact. This Report forms the basis of a formal objection to the application s on

behalf o f Restore Trust.

1.2 This appointment was made further to applications for general works of
consolidation and repair to the building fabric under application reference
24/P/00668 ' submitted in April 2024 and approved on 25 " June 2024 and
24/P/01166 , submitted August 2024 . These application s comprise enabling works

for the main application now under consideration 2

1.3 The description of the Listed Building consent application ( 24/P/01682 )is as

follows:

fiListed building consent for external alterations to include restoration of external
facades; and new roof with terrace. New perimeter balustrade and roof

enclosures. Refurbishment and replacement of windows and doors. New

accessible external platform lift including associated adaptation of fabric.

Creation of internal circulation at ground and first floor. Repairs and

reinstatement of stairs and new lift core. Reinstatement of panelling and repair

to ceiling of Speakers' Parlour. Alterations to the basemen t to accommodate the
café, WCs and other associated public amenities and back of house facilities.

Provision of new services, including heating and lighting throughout building.

Other conservation and structural works to house. Amendment of wall between

North Court and West Forecourt. 0

1.4 The Planning Application  (24/P/01681 ) is describ ed as follows:

! Listed Building Consent for conservation works and structural repairs to the southeast and southwest corners, the
west porch, porte  -coch ére, chimneys and balustrades of the mansion house.
2 Validated Monday 18 " November 2024.
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fiPlanning permission for external alterations to include new roof with terrace,
perimeter balustrade, roof enclosures for stairs, lift access plus accessible WCs

and refreshments. Refurbished and replacement windows throughout. New
accessible lift access. A ir source heat pumps and enclosure, adaptation of
substation and other plant equipment and associated trenching. Accessible

parking spaces, electrical vehicle charging, and cycle parking, amendment of

wall between North Court and West Forecourt and creati on of new accessible
footpath, lighting, railing, resurfacing, tree works and new planting, and other

works. 0

1.5 The Proposed Scheme of development is in response to a disastrous fire in 2015
that destroyed much of the interior of Clandon Park, reducing the once remarkable
house to a rooflessand largely burnt -out shell of bare brick . Important elements,
however , survived including ; the historic plan form comprising load bearing
masonry walls and significant elements of decoration, particularly  within the Marble
Hall, t he buil di ngds mopidce, elenents of thedStomedStaiscase,
and much of the Speakers 6Parlour redecorated bythe4 ™ Lord Onslow and 1 st Earl
after 1776 .3

1.6 The Scheme now brought forward by the National Trust (the OApphesi cant 6)
evolved over tenyear s and ultimately represents a dramatic shift in direction for
the future conservation of a nationally outstanding heritage asset . The proposal
lands upon a &onserve as found onthe day after the fire dsolution to the tragedy .
The catastrophic effects of the fire would be captured permanent ly4 as a snapshot
in time . This follows a process which initially set out to restore and reconstruct what

was most significant about Clandon Park.

1.7 The Proposed Scheme therefore  does not seek to restore or recover the significance
of Clandon Park but rather consciously choosesto celebrate the building in its

ruinous state under the pretext of experiencing a newly revealed &ersion of their

intriguing and dramatic, post -fire form .& This approach actively seeks to conserve
% Though the plaster  decoration and fireplace in the Speakers OParlour is original to the 1729 interior scheme devised
by Giacomo Leoni working in close collaboration with the workshop of Guiseppe Artari.

4 Theoretically the proposed interventions, though highly intrusive, are reversible and technically do not preclude a
future restoration of the building at some future date. However, for the purposes of this application for listed building
consent, the proposed interventions must be regarded as permanent.

5 Design & Access Statement, p. 3.
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and emphasise @ost -fire significance @ purportedly with a view to achieving an

enhanc ed understanding of how the building was originally pieced together

1.8 Although the National Trust initially said that money recovered from the insurer
would be used to restore the ground floor state rooms, it went on in 2022 to

announce a scheme which would leave the interior as a burnt -out shell into which

walkways would be installed to enable visitors to inspect the bare brick walls close

up, with a modern roof erected over the structure.

1.9 The following new interventions, requiring listed building consent and planning

permission are proposed:

9 the repair or restoration of the historic fenestration and external doors of

the house;
T the restoration of the Speadnalnggd6 Parl our cei

9 the conservation of the surviving interiors in a curated version of their
post -fire state, creating dramatic, functional and flexible space for

collections display, exhibitions, interpretation and social activity;

1 the introduction of generous walkways at ground and first -floor levels
that re -establish key historic circulation routes; enable experiences of the
house from different perspectives; and provide additional space for

collections display, interpretation and social activity;

i restoration to active use of the Stone Stairs (basement to first floor)

linking to the New Stair (first -floor to roof);

1 anew Oak Stair and a lift, both running basement to roof; the Oak Stair

core incorporating accessible toilets and storage;

1 providing access to the one surviving first -floor room (F4) and its

conservation for active use as a display or exhibition space;

1 aroof terrace, accessed by two partially -glazed pavilions and served by
an accessible WC and a small café kiosk, enabling: enjoyment of
sweeping views; appreciation of the historic relationship between the

house, garden and parkland; spaces for pause and social interaction; light
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café refreshment; and a location for sensitively managed charitable and

commercial events;

1 three roof lights, lighting the Marble Hall, Saloon and Palladio Space;
these also serve as passive air  -cooling vents and provide seating at roof -

level;
1 acafé and associated kitchen;

1 acollections store, with the facility to be partially entered and viewed by

the public;
1 asuite of staff and public amenities in the basement, including toilets;

1 heating by a mixture of under -floor -heating and convectors served by an

air source heat pump;
1 renewal of core services: power, water, waste and data;

1 fire and security measures;

1.10 The scheme proposes to introduce  a plethora of entirely novel features that will
fundamentally change the look and feel of the buildin g and how it is experienced in
its surroundings (its setting) . These include:

i Toplighting through transparent panels within circular and elliptical
rooflight s to the principal space s; The Marble Hall , Saloon, and Palladio

Room;

i The proportions of the MarbleHall , t he buil dingés most | mpo!
will become attenuated through the omission of the original ceiling and

consequent loss of the original 40ft cube volume (cf. Figure s 57158);

1 The o mission of ceilingsto  Saloon and other state rooms , Which will
remain open to the new roof level, thus depriving the viewer of any sense
of enclosure, spatial volume, decorative enrichment or artistic value

derived from these attributes of the historic interior ~ (cf. Figures59 163);

1 The new walkways, staircases, lift and treatment of door openings

throughout are of highly contrasting modern design ;

1 Proposed new roof structure and roof terrace , includ ing metal safety

railings, roof access  blocks and lift overrun , will have a major impact the
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buil dingds skyline and sil houette. T-he effec
distance views of the listed building from all sides w ill be highly noticeable

(Figures 64 and 65);

1 Basement rooms adapted as new educational spaces |, thus obscuring the

original character and function of the below stairs areas of the historic
house, resulting in an erosion of the building
well as architectural and historical interest ; and

1 The proposed means of heating the building via air source heat pumps

(ASHPs) located in a screened enclosure close to the north elevation and

adjacent to the main public access. Besides visual intrusion , there will be
permanent noise disturbance , confirmedbythe Appl i cant és Noi se
Assessment which identifies a Major Impact / Significant Observed

Adverse Effect (SOAE) as a result of the ASHPs and 4 no. extract fans to

the basement level of Clandon Park through existing window openings

According to the National Trust the stated intention is fifor the new Clandon  Park to
remain a unique place to explore how great houses were made, not only physically

but also socially and culturally. It will be space for a backdrop for a dynamic

programme of events, exhibitions, and activities, some created with communities

connec ted to the house. ¢°

By contrast, inlight ofthe masses of surviving evidence and known detail of the
house, t he Or ec ov e raeedcapakdelofefaitieutiyt replicating the original
interior and informing its reconstruction , as authentic as it could be without being

the primary construction itself

Underpinning this objection to the Proposed Development is the  undeniable fact
that a restorative reconstruction of the interior is fully justified on the basis of the
design and architectural significance of the house alone . This Report demonstrates
how the National Trust on the one hand acknowledg e the exceptional significance of
Clandon Park as built , but seek to advance a schemethat does further irreparable
harm to that significance contrary to  statutory duties under the Planning (Listed
Buildings and Conservation Areas) Act 1990 and in conflict with  National and Local

planning policy ,as wel | as t h egoulddingichartér and charitable

6 National Trust website.
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objectives . Quite apart from  the difficulty of providing the necessary clear and
convincing justification for the resulting harm, the Proposed Development also
establishes a deeply troubling precedent for heritage assets of all stripes and levels

of importance, including the most significant.

1.14 The cultural and historic interest of the house and its decoration , furthermore, does
not diminish the case for restoration , but rather strengthens it as will be examined
in detail as part of this assessment. The excellent photographic record which exists
of the main interiors of the house cannot be overlooked and is a vital factor in

making restoration possible.

Summary of Findings

1.15 The objection presented in this Report hinges on the finding that the Application
Scheme would both perpetuate and aggravate the substantial harm resulting from
the 2015 fire. The failure to restore the building to its pre -fire state is in itself
harmful to the significance of the listed building and also through the introdu ction

of numerous intrusive and jarring interventions in a modernist idiom, entirely out of
character with the listed building, the level of harm would be increased. The
Proposed Development would not deliver sufficient public benefit to outweigh this

harm . The proposal thus fails the tests in paragraph 2 14 of the NPPF.

1.16 Further, even if the level of harm is accepted as less than substantial on the basis
of a post -fire baseline , albeit at a high level with reference to the Scale of Harm

tabulated at Appendix 1 , the proposal fails the test in paragraph 2 15 of the NPPF .

1.17 The proposed use is not the optimum viable use because there are clearly less
harmful and more economically viable alternatives that would deliver a much
greater level of public benefit, including the restoration of the exceptional sequence
of early 18 ™ century interiors of more than national importance. The range and
quality of skilled craftspeople and training programmes flowing from the project
would be a further determining factor between the alternatives before the decision
maker, whether that be th e local planning authority, or a planning inspector

appointed by the Secretary of State.
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1.18 Furthermore, upon completion, the visitor experience would be qualitatively
different, on a quantitively different order of magnitude in terms of how the
heritage assets relate to each other (RPG, Grotto, Maori Meeting House, Temple,
lakes and Merrow Lodge  and gates). The sense of loss resulting from the
unrestored interior, as an opportunity gone begging and the palpable diminution of
artistic and aesthetic value, would weigh heavily on how the other assets are
experienced and diminish their significance a s well. The group value of the
ensemble would remain severely wounded as a result of the Application Scheme.
The Proposed Development therefore gives rise to additional less than substantial
harm to other grade Il listed buildings as well as the Clandon Pa rk RPG and West
Clandon Conservation Area. Paragraph 2 15 of the NPPF is thus engaged in re lation

to six further designated heritage assets besides Clandon Park House.

1.19 The Report sets out the reasons for these findings in Chapters 10,11 and 1 2.
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Executive Summary
1.20 Further to detailed  assessment , this Heritage Report demonstrate s that the
Proposed Development not only fails to remedy the harmful impacts of the fire but

compounds the substantial harm resulting from it through the installation of new
walkways, staircases and  other contemporary structures, including  highly intrusive
rooftop structures (including  café kiosk) , that result in additional harm to the

buil dingds special interest

1.21 The full restoration of the exterior of the building that is rightfully planned ,
furthermore, emphasise s an acute disconnect between the pristine outer shell and
the consolidated ruination of the interior . This also highlights a  profound cognitive
dissonance of the approach announced by the National Trust in 202 2, alight ing on

what is now its preferred option for Clandon Park.

1.22 The Impact Assessment undertakenin Chapter 10 shows how the proposed
alterations and omissions wi | I di mi ni sh what remains of the
exceptional heritage interest , Whilst effectively eliminating any genuine prospect of

the building being restor ed in the future.

1.23 Whilemuchof t he bui pritdlessgdlection has beenlost, 7 significant items
and pictures have been salvaged to recreate something with sufficient authenticity
to create at least a coherent part of pre -fire Clandon , displayed within  the restored

principal interiors of the house .8 The proposed scheme would rely on glass boxes
for the display or artefacts to ensure proper environmental control . This would
result in a highly unsatisfactory arrangement from both a visual and practical

perspective.

1.24 Furthermore, a considerable amount of the early 18 h century decorative scheme
remains in situ and fragments from the original plasterwork were also recovered in
a damaged state or remain affixed to the masonry , including many fireplaces and

overmantels, columns, str  ing courses , architraves and cornic es.

"Around 80% of the buildingds cont.¢lowewer, whe majority & s tthese forendd partoftheh e f i r e
Gubbay bequest which was installed at Clandon Park in 1971 following the restoration of the interior by John Fowler

from 1968 -71. Important survivals from the fire include the State Bed hangings and painting of the Great Speaker, Sir

Arthur Onslow, by James Thornhill and William Hogarth.

8Cf.Del egated Off i cer 8"sFebRiarp2024t James fends, Z3/P/02097 ,p.3
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1.25 The two chimneypiecesin the Marble Hall with overmantel reliefs by Rysbrack ,
many other fireplaces designed by Leoni, and some of the contemporary
plasterwork also survived the fire intact , as has the continuity of rooms to the north
and east of the Marble Hall, includinceilinghe whol e

and sufficient parts of the Stone stair, Saloon, State Bedroom and Library to

potentially achieve a credible reconstruction. °

1.26 Elsewhere, the floor plan of rooms arranged in enfilade remains clearly defined.
Surviving also are significant areas of the basement, including the old kitchen and

service corridor.

1.27 The Palladio Room to the south side of the Marble Hall, with its views towards
Leoni d6s Gr ot t,was@mthex aue stlar d)ng feature of the house and a key
component of the  grandiose sequence of  state rooms decorated by perhaps the
most celebrated stuccatore of 18™ century Europe. Guiseppe Artari ( c. 1690 -1771)
was the foremost practitioner among the illustrious squadra of stucco artists and
craftsmen that beganto travelto England from c. 1709 °. These gifted individuals
hailed from the shore of Lake Lugano in the Ticino Canton , part of the Italian
speaking region of the Swiss Confederation . Indeed, Clandon stands at the apex of
Artari 6s car eéc 1729 ark nglablyisdrpasses anything he produced
in Europe before or after he worked at Clandon , such as the Palatine Chapel at
Aachen (1729) , Liege Hoétel de Ville (1718 -19) or the Palace of the Holy Cross at
Rastatt (1721).

1.28 Ar t aswartsang in Englandis at Ragley Hall , with its immense Great Hall and
characteristic spandrel vault by James Gibbs , completed c. 1755 . However,
nowhere does his highly celebrated work at Ragley approach the sophistication or
virtuosityof t he cei l ing of Cl a,wdhecemdns of thalapkesie Hal

anatomy and perspective observed at Ragley are present .12

9 This assessment of surviving fabric is presented i n t belegatdReport@dtefl 7thcFebruarg 2024,

James Amos inrelationto  23/P/02097 at page 3.

10 The first being  Giovanni Bagutti (168 1-1753) , whose first recorded presence in England was in 1709 -10 at Castle

Howard, North  Yorkshire . Bagutti was likely a member of the Artari team head ed by Gio vanni Battista Artari, the father

of Guiseppe , that worked in central and southern Germany from c. 1700 . Christine Casey, @& aking Magnificence 6, Yal e
University Press, 2017 , p. 182.

U cf. O6Maki ng McChyistinefCaseye nXake Oniversity Press, 2017  , pp. 171 -179,

12 With the possible exception of the left | eg of Agureaf Ompbae which by some accounts is improbably long

The complaints of the elderly and bespectacled Giovanni Antonio Oldelli of the daily grind on the scaffold may well

refl ect Gui sep préencAin lateriifé (6 sibide,p.222).

ARCHAEOLOGY | HERITAGE | LANDSCAPE | PLANNING | VISUALISATION | ECOLOGY | 9



Clandon Park, Guildford

IHCUK

GROUP

1.29 Mindful therefore of t he i mportance of Guiseppe Artarios
art and architectural sculpture, and particularly figuration, it cannot be left unsaid
that u p until the fire of 2015 Clandon Park provided the only = complete sequence of
state rooms decorated by the hand of Artari and his workshop in Englan d. This fact
places Clandon a t the forefront of the most important country houses of 18 ™
century Europe and alone provides ample justification for th e restoration and
reinstatementof Clandondés magni ficent state r meaongnalyat t he
intended by the National Trust  (cf. Chapter 7) in order to recover the unique

significance of this heritage asset

1.30 Artari s other gr e athe StooerHell af Houglong | af rt.d1726 , bears
closer examination on this particular point. In itself an undoubted tour -de-force , the
composition of the Stone Hall  with its superlative coved decoration of frolicking
putti , portraits and sphinxes provides the solitary instance of Artari collaborating
with the architect William Kent on that outstanding building .* Kent 6s designs fo
the remaining interior s at Houghton never attain the same pitch as the Stone Hall ,
and their more conventional character 6in the fashion of Inigo
Artari 6s i nwhisttemphasisimgtthe important role Artari played in the
concept and design of the cove, as well as the execution of the grandly scaled
roundel tothe ceiling soffit with its coat of arms and heavily foliated border . By
contrast Giacomo Leoni employed Artari throughout the piano nobile at Clandon
Park to produce an ensemble of far greater conseq uence interms of its rank ing as
part of the oeuvre of this remarkable stuccator e, to say nothing of the surpassing
greatness of the Marble Hall as a composition , and the design and execution of the
ceiling in particular. The resultis a building with a remarkable unity of vision and
purpose and coherence between the external and internal aspects , comparable with
William Kent 6s aHbtheknhsterworks aflvanbrugh at Blenheim and
Castle Howard .'* Such integrity of design and planning is rare until the 1760s when

Robert Adam entered the scene and assumed responsibility for Kedleston Hall 18

3 Where the2™ Lor d Ons | o wodleadep Birl Rokeri Waipdle , employed a veritable compote of architects , hamely
Colen Campbell and James Gibbes, besides William Kent.
14 To this one can add the outstanding  but lesser -known country houses of Francis Smith of Warwick, notably Mawley

Hall, Davenport Hall, Kinlet Hall, Sutton Scarsdale  Hall and Stoneleigh Abbey.
15 Though here Adam inherited the grand Palladian design pr epared by James Paine and Matthew Brettingham, and
undoubtedly improved upon it , hot least in regard to the south elevation . Whereas at Clandon the design is entirely the

work of Leoni.

ARCHAEOLOGY | HERITAGE | LANDSCAPE | PLANNING | VISUALISATION | ECOLOGY | 10



Clandon Park, Guildford

IHCUK

GROUP
1.31 The close association of Clandon Park with the beginnings of  the industrial
development of the Surrey hinterland adds a further layer of significance to this
house and the building it replaced . The constr uction of the Wey Navigation in the
early 1600s by Sir Richard Weston I , the then owner of Clandon, connect ed

Guildford with the Thames . This was an undertaking of extraordinary foresight, but

its great cost  likely precipitated the sale of Clandon to Sir Richard Onslow in 164  2.1¢

Onslow had been knighted by James | in 1624 but allied with the Parliamentarians

during the Civil War, though drew the ire of Cromwell for arriving late  to the Battle

of Worcester in1651 and who | abel |l ed him t hethéréafiex . of Surreyod
1.32 The long tradition of Parliamentary Speakers from among the Onslow family and

their association w ith the development of the British Parliamentary system , as well

as the Monarchy throughout the 18 ™ century and Regency period , imbues the
significance of Clandon with an arresting luminosity . Such historical interest places
Clandon inthe esteemed company of houses belonging to the great political figures

of the day, notably Houghton Hall, Blenhe im Palace , Holkham Hall and Castle

Howard.

1.33 The close association between the Onslow family and the town of Guildford, from
the mid -17™ century until the 20 ™ century, casts a further light on the significance
of Clandon Park from a historical perspective . These various strands of significance

are examined in greater detail in Chapter 4 of this Report .

Summary Conclusion

1.34 For the reasons set out in Chapter s 10 and 1 1 itis concluded that the cumulative
impact of the Proposed Scheme would result in substantial harm to the significance
of Clandon Park. Even were oneto consider the post -fire conditonasab enign or
dneutral Ostarting point 7 the introduction of new elements into the damaged fabric
though the Proposed Development would at the very least  resultin a high level of

less than substantial harm to a grade | listed building . In addition, by virtue of

16 Clandon Park, National Trust Guidebook, 2002. p. 55

17 This is not considered  appropriate given that the objective  significance of the building prior to the fire , with all its

design value as well as architectu ral and historic al interest, must be taken into account in order to accurately gauge

what the impacts of the proposed scheme upon that signif icancewilbe. As a result of the fire the bui
significance has been grievously wounded, but there remains the  potential for it to be recovered , if notin its entirety

(because any reconstruction  would not be the original incarnation of the design ) then atleast toa very considerable

extent . The measure of the proposal in heritageterms  should t her ef ore be to what extent the asse
would be recovered by its implementation.
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harmful directimpact s on the setting the proposals would cause less than
substantial harm to other designated heritage assets ; the Grotto (grade Il) , Maori
Meeting House (grade Il) , Temple to north (grade Il), Merrow Lodges and Gates

(grade II*),  Clandon Park (RPG 1 grade Il ) and the West Clandon Conservation

Area 8,

1.35 As such , paragraphs 214 and 2 15 of the NPPF are engaged . Less harmful or even
beneficial alternatives must therefore be taken into consider ation by the decision
maker in deciding whether or not to approve t hese applications . Thisis necessary
from a legal standpoint in order to satisfy the section 16(2) , 66(1) and 72(1)
statutory duties  to have special regard for the desirability of preserving 19 the
affected listed building s, registered park and garden and conservation area , and

likewise the relevant paragraphs of the NPPF that are necessarily engaged .?%°

1.36 This Heritage Report therefore seeksto assistthe decision maker in this process by
demonstrating that  the proposals in and of themselves cause harm to the heritage
significance of Clandon Park by i) failing to restore the fire damage and ii)

introduc ing new and inappropriate structures, features and uses

1.37 This Heritage Report demonstrates furthermore that:

a) Viable alternatives for Clandon Park exist which are both affordable and

clearl y favourable and more propitious  in heritage terms

b) Sufficient original fabric has been preserved and recovered from the fire
damaged building to ensure an authentic restoration and reconstruction is
eminently feasible . Indeed, this was the firm position of the National Trust
between 2016 and 2022. The building is furthermore known in sufficient
detail and accuracy to ensure that such an undertaking has every chance of

being successful and of the highest quality ;

c) The public benefits of alternative proposals, includ ing the full or partial

restoration /reconstruction of the building to its pre  -fire state, are

18 within which Clandon Park ~ House is the key building.

¥“The word Opreserved in this context i s aki NnSe¢also tShuth LakélapdSouthr at i ¢ oat
Lakeland District Council Appellants v Secretary of State for the Environment and Another Respondents, House of

Lords 30 January 1992 [1992] 2 W.L.R. 204 [1992] 2 A.C. 141.

20 Jones v. Mordue [2015] EWCA Civ 1243 established that, generally, a decision -maker who has worked through the

paragraphs of the NPPF in accordance with their terms ought to have complied with the statutory duties set out in the

1990 Act.
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demonstrably greater than th ose likely to be gained from the Proposed

Scheme , both in the short term and for the benefit of future generations ;

d) The outstanding significance of Clandon Park is sufficiently consequential
with inthe broader panorama of British and European architectur e to justify
the reconstruction of , at the very least, its most important elements ( i.e.,
the parade of state interiors at ground level ) inorderto recover the cultural
significance of this particular 6 p | aThe & entirely consistent with

established Conservation Principles ;2

e) The consolidation of Clandon Park as a burnt out shell would render a
building of singularimportance per manent | y 0.iThi< wounghbeet e 6
injurious to the  unique significance of the place  as well asits p osition within
the arc of important Palladian and late Baroque houses of England , thereby
diminishing the significance of an artistic and cultural legacy of the highest
value to Great Britain and Europe . Such an outcome cannot be justified on

heritage grounds;

f)  The task of restoring and rec overing the most important aspects of Clandon
Par k6s s i gisideritral to ¢he mugpose of what the National Trust was
established for, i.e. to protect and care for the house on behalf of the nation
and commit to repairing d amage to items of cultural and aesthetic
importance . Where the Trust fails in this duty the appropriate response is to

remedy that failing rather than to affirm it ;

g) The experience of other heritage properties in England that have been
ravaged by fire, with little or no prospect of future restoration, suggests that
the Trust is being  over optimistic as to the value of the burnt remains in a
way that may prove detri menTTheProppsed SCHemendonés f
fails to demonstrate that it would secure the buildingbds opti mu
both in a heritage sense (i.e. the least harmful outcome , which clearly it is

not) and an economic sense ; and,

h) The opportunity miss  ed to set a positive precedent for heritage assets which
have suffered due to mistreatment o r neglect , fire damage or similar
catastr ophes . Rather the Proposed Development would reinforce a

presumption of failure to restore, setting a dangerous precedent to the

21 Cf. Riga Charter 2000 and Conservation Principles, 2008.
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detriment of heritage as aresource and its associated public interest. This is
in stark contrast to the successful cases of Uppark, Windsor Castle , Hampton
Court , Castle Howard and many other examples in England and further

afield , which have yielded immense public benefit over the long term
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2. Background, Scope and Structure  of
the Report

The Ap plication Site and Heritage Context

2.1 The subject of this Application is theSite known as OFRdmrmkhd@doa grade |

building situated within a grade Il registered park and garden and the West

Clandon Conservation Area. The building is identified on Figure s 1 and 2 below

along with  other relevant listed buildings.

£
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o 72 WGason \ S,
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s z =%
7 ,_30 :
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Figure 1: Site Location Map . Clandon Park House is ¢ ircled in Red.
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Clandon Park House (grade I) Grotto (grade II) Maori Meeting Hou se (grade II)

Figure 2: Existing Site Plan T outlined in red.

Clandon Park RPG (grade II) Temple to th e north of Clandon  Park (grade 1)

s

Bampfylde Cottages

Allotments

0o’

Merrow Lodges and Gates to Clandon Park House (grade 11*)

Figure 3: Map of Clandon Park Area with  other relevant heritage assets labelled . The Clandon
House group is circled in red (cf. Figure 2)
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Figure 4: Map of West Clandon Conservation Area (jagged orange line). Source: GBC Local Plan
2.2 The history of Clandon Park  and main aspects of significance  can be briefly
summarised as follows
2.3 Clandon Parkis the Ancestral home of the Earls of Onslow , whose prominent
national and political role have impacted the status and development of its county
town at nearby Guildford
2.4 The builder of Clandon  Park, Sir Thomas Onslow, 2 "™ Baron (1679 -1740) was the

son of the 1 st Lord Onslow, speaker of the house of commons and close political ally
of Sir Robert Walpole, the de facto first Prime Minister of Great Britain . Arthur

Onsl ow, the &6Great Speaker 6 of t1[A68)wbekdhe father of Co mmc

of George Onslow, the 1 st Earl created in 1801.

2.5 Designed in stages from ¢.1713 , Clandon Park was  built ¢.172 8-33 for Thomas
Onslow (2" Baron) to the designs of Giacomo Leoni , likely a Venetian by birth and
a leading architect / promoter of Palladianism in England among the Whig
aristocracy. Leoni was a contemporary and collaborator  of Lord Burlington, William

Kent, Colen Campbell and James Gibbs .
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2.6 Clandon Park belongs to the first generation of Palladian houses (Houghton Hall,
Wanstead House, Mereworth Castle, Chiswick House) and exhibits the  Baroque
influence of Vanbrugh and Hawksmoor as well asthe equally individual style of

James Gibbs, particularly in relation to the interior decoration.

2.7 A Porte Coch ére was added in 1876, to west front, by the 4" Earl of Onslow

designed by George Devey  resulting in the approach steps being repositioned

2.8 The interioris  largely the w ork of Leoniand famed Italian speaking Swiss
stuccator e Guisepp e Artari and other  artisans, plasterers, joiners and carpenters. It
contains the finest and most complete example of the work of Artari in northern
Europe and stands alongside Houghton Hall (Norfolk), Moor Park (Hertfordshire),
Ditchley Hall (Oxfordshire), Stoneleigh Abbey (Warwickshire), Barnsley Hall
(Gloucestershire) , Mawley Hall (Shropshire), Mereworth Castle (Kent) a s part of a
nationally outstanding group of  buildings . This sequence of buildings finds its
cul mination in Gi b\Wmcéstersiira)g lofecyl 75t avhi¢ch was also
decorated by Guiseppe Artari.

2.9 Relationship between the house and ornamental grounds and surrounding parkland
| aid out by Lancel otwa$esStahlishdni intheé y&Ds, Bplacimgn
formal landscaping by London and Wise, including entrance lodges and gates at

Merrow (grade II*).

2.10 Clandon also forms part of an outstanding local group of early Palladian mansions
which includes Hall Place, Moor Park, Sudbrook House and Orleans House

chronologically and stylistically closely associated either through social connections,

architectural authorship and the involvement of the Swiss -ltalian squadra of
stuccatore .
2.11 The soul of Clandon is, or rather was, the exceptional quality of its interior

decoration and outstanding sequence of ground floor state rooms. The substantial

loss of the interior as a result of accidental fire damage strik es at the heart of the

buil dingds significance. The failure, withthe estore t
effectof re-cani mati ng t h ekoipse padticutary dvisen funds allow, does

likewise.
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Structure and Scope of this Report

2.12 Chapter 3 of this Report provides a summary of legislation and local and national

planning policy and guidance that is relevant to this case.

2.13 Chapters 4 and 5 describe the significance of Clandon Park prior to the fire . They do
so to a proportionate level of detail and in the context of other designated heritage
assets which contribute to the setting and shared heritage values of Clandon Park
as awhole . These include the buildings and Registered Park and Garden identified
on Figure 3 as well as the West Clandon Conservation Area ( Figure 4), thus
historically connected heritage assets which contribute to group value . The level of
detail is suffic ient to understand the potential impact of the Proposed Development

on the assetbés significance.

2.14 On this aspect of the Reporta consideration of pre -fire significance isthe  only
credible starting point for the purpose of gauging the potential impact of the
Proposed Scheme onthe grade | listed building , including the potential heritage
benefits, in view of its inter national importance and outstanding cultural value in a
European context . As such the effects of the Proposal will be objectively consider ed
and forensically assess ed in light of the provisions of the Planning (Listed Buildings
and Conservation Areas) Act 19 90 and National Planning Policy Framewor ki
December 202 4.

2.15 Chapter 6 sets out the effect of the 2015 fire on the significance of Clandon Park
and associated heritage assets. Itis a matter of common ground, i.e. something
about which all parties can agree, that the fire resulted in substantial harm t o the
special interest of this grade | listed building . It is therefore most important that
any permanent scheme for Clandon Park seeks not onlyto  remedy or make good,
as far as possible, the harm caused by the fire of 2015, but also ensures that
whatever solution is proposed does not aggrav ate or compound the harm already
caused by the fire.  Ensuring such outcome is incumbent upon the decision maker in
light of section s 16(2) and 66(1) ofthe 1990 Act to have special regard for the

desirability of preserving 2?2 the special architectural or historic interest of the listed

2 The word dreserve Ointhiscontext i s akin to the Hippocr at i SeealsnSduth Lakeand Séutho no har me
Lakeland District Council Appellants v Secretary of State for the Environment and Another Respondents, House of
Lords 30 January 1992 [1992] 2 W.L.R. 204 [1992] 2 A.C. 141
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building, its features and its setting . This duty must be afforded considerable
importance and weight .23
2.16 Chapter 7ofthe Report summari ses the National Trusfreds resp

and considers how this has shifted overtime in light of the available evidence.

2.17 Chapter 8 considers the evolution of the Proposed scheme of restoration and new
development and the position of statutory consultees , of which it should be noted
at the outset , the Society for the Protection of Ancient Buildings (SPAB) is not one.

Nevertheless, the involvement of SPAB in the formulation of the decision not to

restore Clandon Park is relevant to this case and is considered as part of this
report .2
2.18 Chapter 9 looks at the Proposed Scheme and Chapter 10 evaluates the impacts of

the proposal on the significance of the affected heritage assets. Principally this
involve s Clandon Park (grade | ) but owing to intrinsic  group value the other
designated heritage assets identified on Figures1 and 2 are included in the

Evaluation of Impacts (Chapter 12).

2.19 The Proposed Development  is assesse d against the benchmark of a viable
alternative scheme which inc  ludes a full restoration of the principal ground floor
state rooms and importantly does not prejudice a future restoration of the

remainder of the house.

2.20 Chapter 11 concerns the test of the scheme against the National Planning Policy
Framework and the application of paragraphs 2 14 and 2 15 in particular , as well as

local planning policy.

2.21 As noted above, Chapter 12 considers the effect of the Proposed Scheme on the
sign ificance of the broader group of heritage assets described in Chapter 5.

2.22 In these Chapter st he assessment i n r el aisampliiedt sincdithsP PF h ar
is an important factor in the balancing exercise. The reasons for the harm identified

will be provided and articulated accordingly . At Appendix1  a Scale of Harm table,

developed by HCUK Group (2019), has been included in order to most effectively

2 Barnwell Manor Wind Energy Limited v East Northamptonshire District Council and others [2014] EWCA Civ.137
% The focus of SPAB is buildings erected prior to 1714, with the Georgian Group focussed on the protection of
buildings erected between 1700 and 1837.
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assess impact on the significance of the identified heritage assets in line with
guidance set out within the National Planning Practice Guidance (NPPG).

2.23 Chapter 13 sets out the case for Restoration of Clandon Park and t he Conclusions

are setoutin  Chapter 14.

2.24 As an independent  heritage expert, | express my own opinions and  have come to
my own conclusions about the significance of the relevant heritage assets, the
contribution of the Site to that significance, and the impacts of the Proposed

Development .

Site Visit s, Research and Photographs

2.25 | visited Clandon Park prior to the fire in the mid -1990s and can recall from

firsthand the experience of the  original interior  of the building

2.26 | carried out s ite visits between June and December 2024 in good conditions and
clear weather , including access to the fire damaged interior on 11 th December
2024 .

2.27 Desk based and archival research has been carried out to support the assessments

of significance and impact undertaken in this  Report. A full bibliography is provided

at the end of the Report

2.28 Unless otherwise stated, all photographs have been taken by me and are the

property of HCUK Group Lt  d.
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3. Legislation, Planning Policy and
Guidance
3.1 Sections 16(2) and 66(1) of the Planning (Listed Building and Conservation Areas)

Act 1990 (the O0Actd) require the decision
desirability of preserving a listed building and its setting when exercising planning
functions. The decision maker must give considerable importance and weight to the
desirability of preserving the significance of the listed building, and there is a strong
presumption against the grant of permission for development that would harm its

heritage signi ficance. The presumption will plainly be lessened if the harm is less

than substantial within the meaning in the National Planning Policy Framework

(NPPF) as is explained further below.

3.2 There is a broadly similar duty arising from section 72(1) of the Act in respect of
planning decisions relating to development within conservation areas. The meaning
and effect of these duties have been considered by the courts in cases since the
legislation came into effect, including the Court of Appeal decision in relation to
South Oxfordshire DC v SSE & J Donaldson (March 1991, CO/1440/89) . The Court
found that section 72 requires attention to be directed to the effect on the

conservation area as a whol e rather than on particular parts of it.

3.3 In the present instance, the Site falls entirely within the West Clandon Conservation

Area. As such the duty under Section 72(1) is engaged.

3.4 Measures being implemented as a consequence of the Levelling Up and
Regeneration Act 2024 will have the effect of making the desirability of preserving

or enhancing other types of designated heritage asset a statutory consideration.

3.5 For present purposes, one of the meanings of preservation, as it is meant in

section s 66(1) of the Act, is to keep safe from harm. 2 Harm is defined in paragraph

84 of Historic Englandés Conservation Principles

significance of a heritage asset. 26

% Barnwell Manor Wind Energy Limited v East Northamptonshire District Council and others [2014] EWCA Civ.137. See
also South Lakeland South Lakeland District Council Appellants v Secretary of State for the Environment and Another

IHCUK

Respondents , House of Lords 30 January 1992 [1992] 2 W.L.R. 204 [1992] 2 A.C. 141
26 Conservation Principles, 2008, paragraph 84.
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3.6 In cases where a proposed development would harm a designated heritage asset
the 2014 Barnwell Manor decision has established that the duty in .66 (and s.72)
of the Actrequires any harmtobe g i v econsidierable importance and weight 0%
This position was confirmed in R (on the application of) Forge Field Society v.
Sevenoaks DC [2014] EWHC 1895 (Admin) . Nonetheless, Forge Field also makes
cl ear ltehsast téh an s bamsdoes not rieed tode given the same weight
as O6substantialdéd harm, and also that harm to a |

is not irrefutable; it can be outweighed by benefits powerful enough to do so.

3.7 Jones v. Mordue [2015] EWCA Civ 1243 established that, generally, a decision -
maker who has worked through the paragraphs of the NPPF in accordance with
their terms ought to have complied with the statutory duties set out in the 1990

Act.

3.8 Other relevant case law includes R (Shimbles) v City of Bradford Metropolitan
District Council [2018] EWHC195 (Admin) 28 R (Palmer) v Herefordshire Council
[2016] EWCA Civ 1061  2° and City and Country Bramshill v. Secretary of State
[2021] EWCA Civ320 .%

Development Plan Policy

3.9 Guildford Borough Council adopted its Local Plan on 25 April 2019. It sets out the
vision for the borough and their approach to development up until 2034. The

following policies are relevant to this application

1 Policy D 18: Designated Heritage Asset

1 Policy D19: Listed Buildings

27 Cf. R (oao James Hall and Co Ltd) v City of Bradford Metropolitan District Council and Co -operative Group Ltd [2019]
EWHC 2899 1 where the High Court affirmed the principle set out in p aragraph 199 of the Framework which states
that irrespective of the identified Ievel of harm, great weight sho

harm requires convincing justification.

% shimbles concluded that the NPPF & division of harm into substantial or less than substantial was adequate for the
weighted balancing exercise and that decision -makers were not obliged to place harm to the significance of a heritage
asset, or its setting, somewhere on a spectrum in order to give the necessary great weight to its conservation.

2 palmer established that where proposed development would affect a listed building or its settings in different ways,

some positive and some negative, the decision maker may legitimately conclude that although each of the effects has

an impact, taken together the re is no overall adverse effect on the listed building or its setting

%0 Bramshill confirmed that giving considerable weight to harm to the significance of a listed building, as one must,

does not mean that (in the heritage balance) the weight to be given to the desirability of preserving the building or its

setting is uniform; it will depend, among other things, on the extent of the assessed harm and the heritage value of

the asset in question. That is, the amount of weight to be given to the conservation of the asset in a particular case is

left to the decision maker as a matter of pla nning judgement on the facts of the case bearing in mind the observations
about considerable importance and weight in Barnwell Manor.
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1 Policy D20: Conservation Areas
1 Policy D22: Registered Parks and Gardens

Policy D18 i Designated Heritage Assets

3.10 This policy states:

fil) All development proposals affecting designated heritage assets, including

curtilage buildings and structures and their setting, are required to be supported

by an evidence -based Heritage Statement. The level of detail provided within the

statementisexpec t ed t o be proportionate to the asset 6s
sufficient to facilitate an understanding of the potential impact. To accord with

the requisite of validation a Heritage Statement must:
a) have referred to the relevant Historic Environment Record;

b)demonstrate a clear understanding of the asset

those parts affected by the proposals, and where applicable the contribution

made to its setting _;

¢) explain how the asset and its setting will be affected by the proposal,

including how the proposal preserves and enhances the heritage asset and better

reveals its significance

d) demonstrate what steps have been taken to avoid, minimise or mitigate any

resultant harm; and

e) present a justification for the proposals that explains why any harm is

considered necessary or desirable. 0 (my underlining)

Policy D19 i Listed Buildings

3.11 The following sections of Policy D19 are p articularly  relevant to this application

(underlined for emphasis where especially pertinent)

1) Development proposals are expected to conserve, enhance and where
appropriate better reveal the significance of listed buildings and their settings.
Where harm to significance is identified this will be considered against Policy D18
(3) .3

%1 D18 (3) - Development proposals which result in harm to, or loss of, the significance of a designated heritage asset
will be considered in line with national policy and guidance.
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2) Repairs, alterations or extensions, that directly, indirectly or cumulatively
affect the special interest of a statutory listed or curtilage listed building, or

development affecting  their settings are expected to:

a) be of an appropriate scale, form, height, massing and design which

respects the host  building and its setting

b) have regard to the historic internal layout as well as the architectural and

historic _integrity that form part of the special interest of the building

¢) reinforce the intrinsic character of the building through the use of

appropriate _materials, details and building techniques ;and

d) respect the setting of the listed building including inward and outward

views .

3) Development proposals for the demolition/removal of objects or structures
fixed to the building or within the curtilage of a Listed Building are required to

demonstrate that they are:
a) incapable of repair for beneficial use or enjoyment ; or

b) not of special  architectural or historic interest as an ancillary structure to

the principal Listed Building.

Policy D20 i Conservation Areas

3.12 This Policy includes the following  wording, again underlined for emphasis

1) Development proposals within or which would affect the setting of a
Conservation Area are expected to preserve or enhance its special character and
appearance. Where harm to/loss of significance is identified this will be

considered against Policy D18(3  ): Designated Heritage Assets.

2) Development proposals are required to show how they respect and respond to
the history of place, the surrounding context and the preservation or
enhancement of the Conservation Arkads speci al

distinctiveness, by having regard to:
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a) the retention of buildings, groups of buildings, existing street patterns of the
area, building lines and ground surfaces, and the impact on significant open

spaces;

b) the retention of architectural details and features of interest that contribute

positively to the character and appearance of the area, such as windows, doors,

and boundary treatments

c) the protection, and where appropriate, the enhancement of key views and

vistas, to, from and through a Conservation Area ;and

d) the protection of trees and landscape that contribute positively towards the

character and appearance of the area.

Policy D22 i Registered Parks and Gardens

3.13 This policy states:

fil) Development proposals affecting a Registered Park and Garden or its wider

setting are required to demonstrate that it would:

ajcause no harm to the assetés significance,

character, setting and appearance of those features, both built and natural that

form part of and contribute to its special interest

b) respect the inteqgrity of the landscape and key views into, through or out of

the park or garden, particularly those which are an integral part of the design ;

c) not lead to the unsympathetic sub -division of the landscape; and

d) not prejudice its future restoration. o

National Planning Policy Framework

3.14 The National Planning Policy Framework (the NPPF) is a material consideration. It
was first published in March 2012 and constitutes guidance for local planning
authorities and decision makers. The most recent revision of the NPPF was adopted

in December 2024.

3.15 Section 16 of the NPPF deals with conserving and enhancing the historic
environment. The NPPF places much emphasis on

defines in Annex 2 as:
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"The value of a heritage asset to this and future generations because of its
heritage interest. That interest may be archaeological, architectural, artistic or
hi storic. Significance derives not only from a

but also from its setting. For World Heritage Sites, the cultural value described

within each sitebds Statement of Outstanding Uni

significance."
3.16 The setting of a heritage asset is defined in Annex 2 of the NPPF as:
AThe surroundings in which a heritage asset s

fixed and may change 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 tha
3.17 Paragraph 202 points out that heritage assets are an irreplaceable resource.
3.18 Paragraph 207 of the NPPF requires applicants to describe the significance of any

heritage assets affected by a proposal, including the contribution of their setting, to

a proportionate level of detail.

3.19 Paragraph 208 of the NPPF requires essentially the same approach from local
pl anning authorities: t o partcalarsignificpncea nod oafs saensys t h e
heritage asset, against which the impacts of a proposal are to be assessed. Setting
is again specifically mentioned. The same paragraph highlights taking measures to
avoid or minimise conflict between a heritage as:

of the proposal.

3.20 According to paragraph 210, a humber of considerations should be taken into
account in determining planning applications, the first of which is the desirability of
sustaining and enhancing the significance of heritage assets, as well as putting
them to viable uses consistent with t heir conservation. 32 Paragraph 210 also
reiterates the well -established concept that new development can make a positive

contribution to local character and distinctiveness.

2The definition of fAconservationd (for her it arpesprogessiofimaigtdiningi ven i n An
and managing change to a heritage asset in a way that sustains and, where appropriate, enhances its significance .0
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3.21 Paragraphs 212 and 212 apply specifically to designated heritage assets, such as
listed buildings , conservation areas and registered parks and gardens . These

paragraphs note:

fi212 . When considering the impact of a proposed development on the

significance of a designated heritage asset, great weight should be given to the

assetds conservation (and the more important th
should be). This is irrespective of whether any potential harm amounts to

substantial harm, total loss o r less than substantial harm to its significance.

213. Any harm to, or loss of, the significance of a designated heritage asset
(from it s alteration or destruction, or from development within its setting),

should require clear and convincing justification . Substantial harm to or loss of:

a) grade |l listed buildings, or grade Il registered parks or gardens, should be

exceptional;

b) assets of the highest significance, notably scheduled monuments, protected
wreck sites, registered battlefields, grade | and I11* listed buildings, grade |

and II* registered parks and gardens, and World Heritage Sites, should be

wholly exceptional . o
3.22 Clandon Park is a grade | listed building, which confirms it is an asset of the highest
importance being an exceptional example of an early 18 th century Palladian

mansion and of greater importance still because of its remarkable interiors, now

largely lost or significantly damaged.

3.23 The NPPF requires the impact on the significance of designated heritage assets to
be considered in terms of either fAsubstanti al har

as described within paragraphs 214 and 215 of that document.

3.24 Where a proposed development will lead to substantial harm to (or total loss of
significance of) a designated heritage asset, the NPPF states that 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
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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

¢) 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.

National Planning Practice Guidance (NPPG) makes it clear that substantial harm is
a high test, and case law describes substantial harm in terms of an effect that

would vitiate or drain away much of the significance of a heritage asset. 33

Paragraph 2 15 deals with less than substantial harm. Harm in this category should

be weighed against the public benefits of the proposal including, where appropriate,

securing its optimum viable use. The PPG describes puaiythingc benef it
that delivers economic, social or environmental progress 0%*. Even in cases where

the harm falls in the 6less than substantial é cat

considerable weight and importance in the planning balance, although as per Forge
Fielldesgs$iot han substantial é harm does not need to

6substantial 6 harm

A Scale of Harm formulated by HCUK Group is tabulated at  Appendix 1

Paragraphs 214 and 215 of the NPPF thus refer to two different balancing exercises

in which harm to significance is to be balanced with public benefit. Paragraph 18a -
020 -20190723 of National Planning Practice Guidance (NPPG) online makes it clear

that some heritage - specific benefits can be publ  ic benefits. Paragraph 18a  -018 -
20190723 of the same NPPG makes it clear that it is important to be explicit about

the category of harm (that is, whether paragraph 214 or 215 of the NPPF applies, if
at all), and the  extent of harm, when dealing with decisions affecting designated

heritage assets, as follows:

AWithin each category of harm (which category a

identified), the extent of the harm may vary an

33 Bedford Borough Council v SSCLG and Nuon UK Limited [2013] EWHC 4344 (Admin).
34 Planning Practice Guidance (CDC 02) paragraph: 020 Reference ID: 18a -020 -20140306.
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Planning Practice Guidance (MHCLG)

Nati onal Pl anning Practice Guidance (NPPG)

3.29 The National Planning Practice Guidance (NPPG; ref: 18a -018 -20190723; updated
July 2019) provides advice on enhancing and conserving the historic environment in

accordance with the NPPF.

3.30 NPPG notes that public benefits can be heritage based for example, works to a
listed private dwelling which secure its future as a designated heritage asset could
be a public benefit. The guidance goes on to note that examples of heritage based

public bene fits include:

f Sustaining or enhancing the significance of

contribution of its setting;

a

T Reducing or removing risks to a heritage asse

T Securing the optimum viable use of a heritage

term conservation.

Historic Environment Good Practice Advice in Planning Note 2: Managing
Significance in  Decision -Taking in the Historic Environment (March 2015) (GPA
2)

3.31 This document provides advice on numerous ways in which decision making in the
historic environment could be undertaken, emphasising that the first step for all
applicants is to understand the significance of any affected heritage asset and the
contributio n of its setting to that significance. In line with the NPPF and PPG, the
document states that early engagement and expert advice in considering and
assessing the significance of heritage assets is encouraged. The advice suggests a

structured, staged appro  ach to the assembly and analysis of relevant information:
1) Understand the significance of the affected assets;
2) Understand the impact of the proposal on that significance;

3) Avoid, minimise and mitigate impact in a way that meets the objectives of

the NPPF;

4) Look for opportunities to better reveal or enhance significance;
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5) Justify any harmful impacts in terms of the sustainable development

objective of conserving significance balanced with the need for change; and

6) Offset negative impacts to significance by enhancing others through
recording, disseminating and archiving archaeological and historical interest

of the important elements of the heritage assets affected.

Historic Environment Good Practice Advice in Planning Note 3: The Setting of
Heritage Assets Second Edition (December 2017) (GPA 3)

3.32 Hi storic Brifdgilearbcedes i ng of Heritage Assets Histori
Practice Advi ce (GRA3RI2adrEditiom) gotes tBabthe NPPF makes it
clear that the setting of a heritage asset is the surroundings in which it is
experienced. Its extent is not fixed and may change 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. The guidance notes:

6Setting is not a heritage asset, nor a heritag
setting may itself be designated. Its importance lies in what it contributes to the

significance of the heritage asset. This depends on a wide range of physical

elements wit hin, as well as perceptual and associational attributes pertaining to,

the heritage assetds surroundings. 6

3.33 An assessment of the potential effect on the significance of the identified heritage
assets by the Proposed Development should be considered using the following

steps:
1 Step 1: identify which heritage assets and their settings are affected;

1 Step 2: Assess the degree to which these settings and views make a
contribution to the significance of the heritage asset(s) or allow significance

to be appreciated;

1 Step 3: assess the effects of the proposed development, whether beneficial

or harmful, on that significance or on the ability to appreciate it;

1 Step 4: explore the way to maximise enhancement and avoid or minimise

harm;
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1 Step 5: make and document the decision and monitor outcomes.

3.34 This guidance has been considered when assessing the contribution of setting to
the significance of the heritage assets potentially affected by the Proposed

Development on the Site.

3.35 Further detailed commentary on the guidance and its application to the Site is
provided in Appendix 3. A tabulated GPA3 Assessment is undertaken at Appendix
4.
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4.  Assessment of Significance  of Cl andon
Park House

Assessment of Significance

4.1 In this chapter the significance of Clandon Park House (grade | & NHLE ref:
1294591) is described in detail  along with an assess ment of how its surroundings
add to the appreciation of that significance in accordance with the objectives in step
lof Historic Engl and?dand Siep 2 af GRAS éwherenrele@antp

4.2 The following Chapter 5 provides a proportionate assessment the following

designated heritage asset  s:

i Clandon Park 1 Registered Park and Garden (grade Il 6 NHLE ref: 1001171 )

i Grotto South of Clandon Park (grade I T NHLE ref: 1377861 )
1 Maori Meeting House (grade |l I NHLE ref: 1188799 )
i Lodges and Gates to Clandon Park House (grade II* - NHLE ref: 1188805 )
1 West Clandon Conservation Area
4.3 In line with GPA 3 the assessment of the significance of each heritage asset includes

a separate assessment  of the setting and specifically the role and contribution of

the Site to that significanc e.

4.4 The assessment of significance is structured using the four categories of heritage
interest as set out in the NPPF, namely architectural, historic al, archaeological and

artistic interest.
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Clandon Park House - grade |
4.5 This listed building was added to the N ational Heritage List for England (NHLE) on
13™ June 1967 (UID: 1294591 ). The following assessment describes the
significance of Clandon Park prior to the fire of April 2015 . The impact of the fire is

addressed in Chapter 6. The importance of  appreciat ing the significance of the
building prior to the fire  cannot be overstated and is essential for the purpose of
gauging the permanent impact of the Proposed Development on the building 0s

special interest  in line with paragraph 207 and 208 of the NPPF

Significance

4.6 In terms of  heritage values , the significance of Clandon Park House derives from
those elements which contribute to its special architectural and historic interest
Based on the four aspects of heritage interest defined in the PPG, its significance

can be described as follows.

Architectural Interest

4.7 In a national context the building is of the highest architectural value  for the

following principal reasons .

4.8 Clandon Park isthe most complete example of a country house designed by
Giacomo Leoni (c.1686 -1746) . Other surviving examples of his work are either
adaptations of older houses (e.g. Lyme Park , Cheshire ) or have been significantly
altered (e.g. Alkrington Hall , Lancashire ). Other country houses which Leoni is
known to have designed from start to finish have all been demolished .%¢ Clandon is
therefore a particularly rare instance and more significant on account of being the
only complete work of this important named architect to survive intact, up to the
time of the 2015 fire.

4.9 Leoni, who described himself as a Venetian, had a considerable influence on the
development of Palladian  arch itecture in England following his arrival in the country
35 Converted by the local council into flats and more recently into four luxury homes by a private developer.
36 Carshalton Park (1725 -35) was never completed and subsequently demolished inthe 1920s , Moulsham Hall ( 1728 -
45, Essex) i demolished in 1816 , Bold Hall (Lancashire) i demolished 1901 , Burton Park (1738, Sussex) - destroyed
by fire in 1826  and Lathom Hall ( c. 1740, Lancashire) i central block demolished 1929 & east wing c. 1955 (H. Colvin,
A biographical Dictionary of British Architects 1600 11840,p. 609-610). Of Leoni 6s surviving town house
preserved is Argyl!l House at 211 JohiKRenigidl¥23R oQ@udensDdrrg HosiseatNo.Bui |t f or
Burlington Gardens built in 1721 survives much extended as Uxbridge House

ARCHAEOLOGY | HERITAGE | LANDSCAPE | PLANNING | VISUALISATION | ECOLOGY | 34



Clandon Park, Guildford

IHCUK

GROUP

c.1713.Hi s publication of the firstFoEBapksbdfsh edi ti on
Architecture in 1715 -20 and other publications on Alberti as wellas a Compendium
of Di rections for Builders gave significant impetus to the Whig sponsored  Palladian

movement led by Lord Burlington, Colen Campbell and William Kent

4.10 Leoni 6s i mport an c eextanss tahis inelvemenit in thecirterior
decoration at Clandon Park  and his links with the Luganese maestra of Stuccoists
led by Guiseppe Artari . Itis possible Leoni first encountered the Artari workshop
(i.e. Giovanni Battista Artari working alongside  his sons Guiseppe and Adalbert us
Artari ) in Germany at the court of the Elector Palatine in D Usseldorf (Schloss
Bensberg) where both architect and stuccatore were engaged between 1708 and
1713. %

4.11 Artari was responsible for the most important rooms at Clandon Park , including the
four most significant interiors; the Marble Hall, Saloon, State Bedroom and Palladio
Room. %8 These and other rooms comprise the  most complete and least altered
ensemble of interiors created by Artari in northern Europe . The ceiling of the Marble

Hallis Ar t a finesbamd most ambitious work in England. 3°

4.12 With the exception of the porte -cocheére added in 1876 by George Devey , the
building remains entirely as designed by Leoni , combining the influences of Palladio
and Sansovino in its use of proportion and solid to void ratio and the British
architects James Gibbs and John Vanbrugh in its massing , detailing and plan form

4.13 L e o nplad @ r Clandon follows the Restoration precedent  of an axially aligned

entrance hall and saloon (e.g. , Belton House , Lincolnshire ) with a hierarchical

sequence of rooms to either side and staircases subordinatedto s paces 6in betwe
after the fashion of Castle Howard / Blenheim Palace . The absence of fully formed
domestic quarters for servants on the second floor is alegacy of 17™ century

stables and service range to Clandon Parkd s pr e d e Thess weoer retained by
Leoni to the north of the house, but subsequently demolished by the 4" Baron
(later 1 st Earl) who engaged Lancelot Brown to remodel the grounds from c.1781.

However, the covering of the original roof in 1958 , whenitwas shrouded by a flat

S%"6Making Magnificence6, Christine Casey, Yale University Press, 201
% The Green drawing room and Speakers Parlour are also attributable to the Artari workshop on stylistic grounds

though they lack the figurative  elements that distinguish Ar t a bestowsrk at Clandon from that of his assistants and

other contemporaries , including Bagutti who was never abl e to mat ovbrk ad airtaasa 06 figurista .

®6Making Magnificence6, Christine Cas®&9, Yale University Press, 201
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copper sheet, and the need to support the Marble Hall ceiling by means of steel
girders from above meant that the grand character of the attic guest rooms was

drreversibly compromised 64

4.14 Clandon Park House is the focal point of the designed landscape laid out by
Capability Brown between 1781 and 1792

Exterior Design, influences and importance

4.15 The genus of Leonios design for Clandon andhn be tr
more local examples of houses Leoni would have been familiar with through his
employment as a country house architect. The main west front of Clandon (Figure
5)is 6strongl y* ofeJnaicnoipsoc eSnatnés o v i reond(Figuvei I6) rear Ga r
Padua (Veneto) , particularly in terms of the spacing of the windows , broad
rectangular outline and privileged use  of the round arched window to distinguish

the piano nobile , with quasi arcading the east front ( Figure 7 ).

—

Figure 5: Clandon Park House T west elevation . Source: Courtauld Institute (Conway Library)

40 Clandon Park, National Trust Guidebook, 2002. p. 93
4 |bid. p. 63
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Figure 6: Villa Garzoni, Padua (V eneto) , by Jacopo Sansovino  (source:
https://www.wga.hu/art/s/sansovin/jacopo/1/villagar.jpg )

Figure 7: Clandon Park House i east front , central section . Source: Courtauld Institute (Conway
Library Collection )
4.16 The buildingds st r onigaRalkadiar almark mant thisis achieved
with the use of Portland stone ashlar to the middle third of  the west front , mark ing
out the position of the Marble Hall and foreshadowing its dramatic impact . The

detailing of the  pedime nted bays with its pedimented windows is interesting to  o.
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The panelled tympanum recalls S a n s o v iSauol® Grande della Misericordia of
1532 (Figure 8) with which Leoni would have been familiar. The other windows
have no emphasis at all but to all parts  the brickwork is of the highest quality , as

noted by John Cornforth. 42

Figure 8: Scuola Grande della Misericordia , Venice, by Jacopo Sansovino

4.17 Considering t he West Front, the buil di comgostop rcleanyci pal a
owes something also to James Gibbs 6 Sudbrook House at Petersham built for the
2" Duke of Argyll & Greenwich in the 1720s (designed  1715-19 i Figure 9 ).
Although somewhat more modest than Clandon, the centr e bays of this house are
picked out in Portland Stone to both fronts ; giant half columns to the north side and
forming a po rtico in antis to the south side (Figure 10 ). The latter is approached
by a double set of steps much like at Clandon (perron staircase to the altered north
front , as on the south frontage at Clandon ). Sudbrook House is also framed by
quoins of even brick rustication (shown as rendered white at Clandon in James

Seymour 6 s peailri0iinFpure f11). Gi b b asblar bays are crowned by

balustraded parapets , giving pride of the place to the Salon or Cube Room  which

“2Cornforth, John, ¢ CCoantrylden, 4R1d Decanribdr £969 pp. 1456 -60 & 1582 -6.
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originally filled the space from front to back of the house prior to its alteration in

1767 , lamented by Pevsner. 4

4.18 However, Clandon is a double  -pile house and here the balustrade parapet extends
to the whole  of the rectangular block on all sides, elevating the grandeur of the
composition with a single clean stroke. Importantly, because of its  distinctive ridge
and valley construction  the original hipped roof was never intended to be seen, with
the balustrade providing a crowning silhouette from all angles . The distinctly
utilitarian  chimney stacks barely feature on the skyline which is unencumbered by

movement or other distractions.

t

<

Figure 9: Sudbrook House, Petersham (1720s) by James Gibbs (north elevation).

4% The Buildings of England , Surrey |, p. 412.
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Figure 10: Sudbrook House , south elevation . Source: Country Life

Figure 11: Clandon Park House a s painted by James Seymour c. 1750 , viewed from the northwest
(note invisible roof form)
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Figure 12: The Cube Room a t Sudbrook House , 1720s, by James Gibbs . Source: Country Life

4.19 This 40 ft cube room  at Sudbrook House (Figure 12 ) was completed in 1728 . It
features fine plasterwork to the overdoors # and coffered ribstothe spandrel vault
which form the  tall, coved ceiling. Its centralising role in the plan, with all other
parts of the house accessed from it , iIsreminiscent of how Leoni utilised the Marble

Hall at Clandon.

4.20 The combination of these compositional elements  at Sudbrook House thus all recur
at Clandon but on a grander scale and with a much more powerful effect to the
interio r. At Clandon the 40 -foot cube suffers no diminution whether by the

constraints of a spandrel vault %> or cov ing, thereby vyielding a much larger soffit for
showcasing the talents of arguably the finest  figurist i in Europe ; Guiseppe Artari
(Figure 13 ), or the cloying effect of a balcony or balconies  as found at Houghton
Hall (Figure 14 ). The architectural interest of the interior will be dealt with

momentarily, but for now the external elevations and influence of Gibbs bears

further consideration.

44 very likely the work of Giovanni Bagutti who first collaborated with James Gibbs on St Mary -le Strand (1714 -17).
4 Asfound at Ahnensaal, Schloss Rastatt  (Baden -Wiirttemburg , begunin 1701) , Ragley Hall and Towneley Hall
(Burnley).
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Figure 13: Clandon Park, Marble Hall Ceiling
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Figure 14: Houghton Hall, Stone Hall by Colen Campbell or James Gibbs and William Kent
completed c. 17 28. Source: Courtauld Institute Conway Library.

4.21 Gibbs was unique among  his contemporaries by reason of his having studied his art
in the studio of the then leading Roman architect Carlo Fontana from 1704 , having
previously intended to train for the priesthood at the Scot s College in Rome .46 He

was also the British architect most responsible for the migration of the Luganese
stuccatore to England after his return in 1709 which is when Bagutti began his work

at Castle Howard alongside  Plura.#

4.22 In early Georgian England Gibbs was the Tory architect  par excellence but
occasionally secured the employment of Whig patrons, such as the 2" Duke of

46 A siagularly ill -managed institution ©according to John Summerson , Aihitecture in Britain, 1530 -18306, VYal e

University Press , 1993. P.324.

4T Tentatively identified as Guiseppe Antonio Plura, son of the celebrated Luganese artist Carlo Guiseppe Plura , who by

1709 was a leading sculptor in Turin.
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Argyll (and later Greenwich) , who as an MP was an associate of the 1t and 2 ™
Barons Onslow . Leoni was no doub t familiar with  Gibbs, his near contemporary,

through his published des igns and clientele among Tory and recusant landowners

since his Catholicism  rendered him ineligible for public employment .%® However, t he
Argyll connection in the county of Surrey is of interest in the history of Clandon
because of clear stylistic similarities and in how the network of  contacts enabled the

engagement of the Luganese squadra of stuccatore at Clandon, and Guiseppe Artari
in particular. 1 ronically, Leoni 6s insEnglamch tbr Jeho Remin sis i o n

1723 was at 211, Ki ngds Ro awhichcame®@tbe | kneven as Argyll House

because the 4 ™ Duke of Argyll lived there from 1769 -70.
4.23 Returning to the external elevations of Clandon, the use of a Giant Corinthian order
to articula te the position of the Palladio room on the south elevation (Figure 15 ) at
once references Sudbrook House, but as noted in the guidebook , is clearly a nod to
Pal | a Rdlaazd ¥almarana (Figurel 6).*°It al so recalls Leonios fir

at 7 Burlington Gardens for Lord Clifton in 1723 (Figure 1 7). The south elevation

ofClandon i s compl emented by the presenld4 (bigfureLeoni 6s
18) which was intended to be seen from the Palladio room and the family and guest

apartments to the first and second floor . There are parallels here with Carshalton

Park of 1723 -27,where a remarkably similar type of grotto survive s (Figurel 9),

but nothing of the house remains. 51

48 Gibbs secured various public commissions as an architect in spite of his  Catholic faith , which he was careful to keep
private .

4 The associations and connections between the Onslow family and Sir Robert Walpole 6 $loughton Hall also offered
opportunities for the network of links between Leoni and Gibbs and the Luganese stuccatore to germinate . Houghton
was begunin 1722, and Gibbs was involved from 1729.

50 Clandon Park, National Trust Guidebook, 20083p.

51 In his description of the design for Carshalton House Leoni wrote " behind the House is a delicious Garden adorned

with variety of Statues and Fountains, as also with a Canal of a very noble length and breadth, terminating in an

ample and delightful Grotto, most artfully contrived and adorned with a great number of raritie s, according to a
curious design invented by the Master of the House himself ". (See" Some designs for Buildings both Publick and

Private " in Vol 3of " The Architecture of Leoni Battista Alberti ", translated by Leoni and published circa 1729).

At Carshalton Park t he outside of the grotto has symmetrical curved walls of brick ramped up gradually to the central

peak and following the outline of the earth hill behind it. The splayed walls flanking the centre have plain segmental

topped and backed alcoves, and the cent re has 3round -headed arches with wide rectangular "piers" between, the

central arch being wider and taller than the others. The arches open into a rectangular vestibule with round -headed
niches at the ends, and from here access is had to a large octagonal room with brick walls and cambered ceiling rising
from a coved brick cornice. Facing the entrance inside is a segmental -headed and backed niche. Outside the grotto is

the brick retaining wall of the long water. Decoration has disappeared . Historic England i National Heritage List for
England, ref: 1065628 , designated at grade Il on 16 " March 1954.
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Figure 15: Clandon Park House, south elevation. Source: Courtauld Institute Conway Library

Crarpyr

Figurel1 6: Dr awi ng of Pall adi o6s ¢&eazhak @oSowca:!l mar ana, Vi
https://i.pinimg.com/736x/34/41/07/3441070f19cd7b9b4bdad81dca48c3a7.jpg
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Figure 1 7: No. 7 Burlington Gardens (now Quee nsbury House) , London, originally designed by Leoni in
1723.

Figure 1 8: Clandon Park grotto , viewed f rom the south elevation of Clandon Park, as seen from
the Palladio Room. Source: Courtauld Institute Conway Library
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Figure 1 9: Grotto at Carshalton P ark erected c. 1727 . The right -hand image is the view loo  king
north along the canal towards the | ocation of Thomas

4.24 Returning to the east elevation (Figure 7 ), this side of the house is quite different
from the entrance front. The  middle bays are condensed into a much narrower
central advance .52 The flanking bays are also more bunched , comprising eleven
bays in total in contrast to nine on the west. The minor pilaster order at first floor
level with its festoons and swags also has a more effete quality, yielding a quite

different character to the two main frontages.

4.25 The north side of Clandon  Park is the simplest of all but arguably has the most
distinguished views  out across the chain of lakes which Capability Brown formed out
ofthel7"century canal and t owa rofil838 | (pogitmmed lfee int e mp | e
1924) . These views benefited the dining chamber known as the Speakers oParlour
and the Library, a room given to the pursuit of study and learned reflection

4.26 In summary t he exterior of the building has a deceptive simplicity which belies the
sophisticated treatment of the building as a whole . The four facades of the house
are intimately related to the layout of the interior plan form and though
understated and perhaps rather plain, after the Palladian fashion, the purpose and
function of th e principal rooms is emphasised and expressed through the buil di ngds
outer garment inamostelegantway .Thi s i ndeed recalls Palladiob

beauty written in his ~ Quattro Libri : 53

52 In contrast to the west front where the pre -eminence of the Marble Hall is a strong element of the overall design of

the elevation.

58 Translated into English by Nicholas Dubois in Leoni6s seminal work published in five 1ins
1720.
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fi B e a wll yesult from the form and correspondence of the whole, with respect
to the several parts, of the parts with regard to each other, and of these again to
the whole; that the structure may appear an entire and compleat body, wherein

each member agrees wit  h the other, and all necessary to compose what you

intend to form. 0

Interior Design ; Importance of Plan Form and Ornamentation

4.27

4.28
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Figure 20 : Ground Floor Plan of Clandon Park

The architectural interest of the interior prior to the fire derives fromthe  assured
treatment of the State rooms, which are each very different but clearly guided by
the same experienced hand working in partnership with the most skilled stucco

artists of the day.

The visitor is first greeted by the Marble Hall (Figure 21), a breathtaking but
beautifully controlled space, double heightand forming a nimpressive 40 ft cube.
Here Leoni deployed the orders to perfection in creatinga most sublime plinth for
Artari 6s gr e a tofamaibng. @he faiteeisdescribed in detail under Artistic

Interest below but, suffice to say, the  architectural elements of the composition are
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harnessed with great skill to produce a delightfully theatrical effect , tending ever

upwards towards the  most astonishing crescendo

4.29 The robust classical framing oftheroom recal |'s Pal | &dudTeatrds mast er
Olympico at Vicenza ( Figure 22) where the full Roman style &caenaefrons 6 back
screen across the stageis ~ made from wood and stucco imitating marble , as at
Clandon . The spacing of the columns, Corinthian to the lower tier, Composite to the
upper level (again in the fashion of the Teatro Olympico) , is deliberative and
emphasises the cardinal points with broad doorcases supported on half columns to
the east and west sides and the magnificent Rysbrack  overmantels above sturdy
chimneypieces to the north and south walls (Figure 2 3). Atfirst floor level  depth is
introduced with niches to the central bays above the f ireplaces, occupied by good
copies of classical statues (Venus and the Discus Thrower ), and the clean openings
to the spine wall  framed by matching architrave s. The latter , with their dark void s
in contrast to the light flooding in from the external windows to the wall opposite,
add tothe dramaand theatrical quality of the space. The gal |l erprovidewi ndows
vantage point s at first floor level to admire the virtuoso figura tionof Ar t a ceilifys

with its intricate layering .
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Figure 2 2: Marble Hall, view of the southeast corner, taken shortly after restoration c. 1970.
Source: Courtauld Institute , Conway Library Collection.
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Figure 2 2: Teatro Ol ympico by Andrea Palladio , Vicenza (1580 -85), completed after his death by
Vicenzo Scamozzi . The full Roman -style &Gcaenae frons 6back screen across the stage is made
from wood and stucco imitating marble. Source: https://lp__-cms - production.imgix.net/2023 -
01/shutterstockRF
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Figure 2 3: Chimneypieces and overmantel to north wall by John Michael Rysbrack in the Marble
Hall
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4.30 The ceiling design, on which Leoni may well have worked collaboratively with Artari,
brilliantly translates the complexities of a spandrel vault  and pendentive dome  onto
an almost flat surface . The cornice to the crown of the wall is supported on tall
scroll brackets , providing something likea very steepcove and space for Artardi
super b Atlantes, straining under the weight of their labour s (Figure 2 4), to dangle
limbs from the lower echelons of the ceiling in contrastto  the more restrained
architectu ral detailing below . This creates a tension that is atonce highly arresting

and theatrical.

Figure 2 4: Marble Hall ceiling - detail of cornice and bearded Atlante supporting centrepiece
cornicing
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Figure 2 5: Stone Hall, Houghton , c. 1728 . Source: Courtauld Institute, Conway Library Collection

4.31 The genius of L ei®imthetusencprhbaredrvolumg of the space . Thisis
in contrast to Kent 6s Swhzhmis brékanirto omadll siddoatl@mh t o n
height by an imposing gallery supported on immense scroll brackets (Figure 25).
Though very much a part of the comp osition this has the effect of crowding the
space and eliminating the need for any classical framing and recourse to the order s

to the walls, which Leoni clearly favoured as a disciplined follower of Palladio .

4.32 The polished marble floor of light creamy stone (Figure 2 6) provides the perfect
foil for this  display of magnificence and flows seamlessly into the Saloon to the

east, to which the Marble Hall is most closely tied visually and functionally.

4.33 The Saloon contains a splendid fireplace and overmantel designed by Leoni
(Figure s 26 & 27), at various times painted white , then black and then dark

marble with grain picked out in white. This grand entertaining room opens onto the
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east lawn and is embellished by a very fine plaster ceiling by Artari  , of a more
traditional low relief ~ featuring mischievous pair s of winged armorini , roundel busts
and corner deities  (Figure 2 8). The central roundel  is embellished by the same

seicento style strapwork found in the Marble Hall , in the latter case enclos ing the

central roundel depicting Hercules and Omphale, and which is unique to Clandon
(Figur e 29).

Figure 2 6: View of the Saloon at Clandon Park looking southwest towards the Marble Hall (right)
and Green Drawing Room (left)

BN
=

Figure 2 7: Detail of the Saloon overmantel pictured c. 19 68 priorto J o hn F o vebeearafion
scheme . Source: Courtauld  Institute , Conway Library Collection
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Figure 2 8: Detall of central ellipse to the Saloon , attributed to Guiseppe Artari

Figure 2 9: Marble Hall ceiling 1 centre roundel depicting Hercules and Omphale after Annibale
Carracci (Palazzo Farnese , Rome i cf. Figure 48 ).
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