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MAWGAN PORTH
Preamble by the site owners

Since these early days, the business has flourished against a backdrop of increasing structural difficulty of
maintaining a building that is just not fit for purpose and limits the owner’s ability to make further
improvements. The uneven floors, cramped accommodation, low doors, low lying areas which are susceptible to
ponding at times of heavy rain all provide a challenge.

The actual layout of the building however is perhaps the most challenging. The layout does not easily enable the
owners to flex the store offering by season, nor does it allow for upgrades to more environmentally equipment or
the introduction of new services for both the visiting and local populations to enjoy.

Despite the significant challenges posed by extreme seasonality, dated and poorly constructed buildings, the
businesses on the front still strive to improve. In fact since 2004, much of Mawgan Porth has now been updated.
Many of the houses in the area have been significantly enhanced and the time is now right for the village centre
to have a make-over also.

Based upon our experiences of the last 16 years trading in Mawgan Porth and open 364 days a year, we have
demonstrated a strong commitment to the village and a good understanding of changing needs of local
customers. Sure, most business is conducted in the busy summer months, but the business still tries hard to
provide a viable year round service to the local community as well.

Unlike many shops in similar locations, even in winter, the product range is maintained to a high standard of
availability. This positioning is enabled by the quirky independent nature of the business which I would argue
has become part of the soul or fabric of the village itself.

So what next? We have a solid understanding of the many problems faced on the front and we have conceived a
scheme which should help to fund the mitigation measures needed to give the local businesses a safe future. The
goal however is to make improvements to the quality of the retail environment, the public domain and local.

The brief to team was simple, create a high quality scheme that brings joy and a quality focal point to the area
whilst creating a stronger more visual feel to the village centre. Make it a place where people will want to stay
and enjoy. Give them reasons to remember their stay in Mawgan Porth and ultimately help to establish a
reputation for Mawgan Porth as the pre-eminent Cornish Beach destination, one that they will want to come
back to.

We hope that you will agree.
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MAWGAN PORTH
INTRODUCTION

This Design & Access Statement has been prepared in support of a full planning application for the
redevelopment of the land and associated buildings containing two residential properties, Cornish Fresh,
Disco Beads, Married to the sea and Art at the beach, located off the B3276, Mawgan Porth, Cornwall.

The proposals are for a comprehensive redevelopment of the retail and residential properties and
surrounding site to re-provide better quality, flood resilient and efficient retail premises, public realm and
highways improvements along with an additional 14 residential units to support the viability of the
redevelopment.

The proposals will deliver 28 residential & commercial visitor parking spaces on site, with a minimum of
50% fitted with electric vehicle charging points, as well as both visitor and secure cycle storage for the
residential units alongside secure surf storage. Further improvements will be made to the site’s flood
resilience, boundaries, public and private realm, pedestrian safety and links outside the ownership
boundary through agreed section 278 works within the highway.

The applicant ( Cornish Fresh Ltd and Mahesh Patel ) has previously gained both design review panel
and pre-application feedback from the council. Furthermore the applicant has proactively sought the
views of the community through a public consultation and local parish council briefings.

The document contents are based on the CABE guidance ‘Design and access statements: ‘How to write,
read and use them’.

In summary, the Statement:

• Assesses the context of the site & relevant planning policies.

• Identifies the opportunities and constraints that influence the principle of the development.

• Explains how the proposal responds to the opportunities and constraints and also how it relates to the
amount, layout, scale, massing, appearance and access of the development.
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MAWGAN PORTH
SITE & ANALYSIS

5



MAWGAN PORTH
SITE & ANALYSIS

Before the design approach is considered, it is important to carry out a context and site analysis. This
analysis should inform the design concept to provide a design that relates to the site.

Aspects that are considered include:

• Location, Orientation, Neighbouring Buildings, Noise.

• Topography & Levels.

• Historic Context, Planning Policy.

• Building Uses, Vehicular and Pedestrian routes, Local transport links.

• Formalised feedback and public feedback
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MAWGAN PORTH
SITE LOCATION
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MAWGAN PORTH
SITE LOCATION
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NApplication boundary
Further ownership under applicant control



MAWGAN PORTH
SITE LOCATION
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Application boundary
Further ownership under applicant control



MAWGAN PORTH
WIDER CONTEXT
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Mawgan Porth lies between Newquay and
Padstow and consists of the two
conurbations of Trenance and Mawgan
Porth its self.

The location is popular with tourists and
supports a mix of holiday and private
homes, holiday lets, hotels, camping and
B&B’s

Supporting this is a small but varied mix of
retail, leisure, restaurants and bars centred
around the beach access and
complemented by around 300 parking
spaces for visitors, tourists and residents
alike.

The landscape found adjacent to Mawgan
Porth has been formed into a steep – sided
valley which softens further inland and
provides a flat alluvial valley floor.

The landscape around the valley consists of
rolling Cornish countryside with defined field
structure partially eroded by wartime
installations and the more modern build up
areas of Newquay.

To the north lies AONB designations whist
the landscape around Mawgan Porth is
designated as an AGLV.

B3276 to PadstowCoastal Path

B3276 to Newquay

Mawgan Porth

Cornwall Airport

River Menalhyl

Coastal Path To A39

To A39



MAWGAN PORTH
WIDER CONTEXT
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The site is located on the B3276, centrally
located within Mawgan Porth and at the heart of
the commercial / tourist beachfront.

The B3276 links the site to Newquay to the south
and Padstow and Wadebridge to the north.

To the south of Mawgan Porth lies Cornwall
Airport approximately 2.5Km away linked by
both public and private transport.

B3276 to PadstowCoastal Path

Coastal Path

B3276 to Newquay

The Scarlet Hotel Bedruthan Hotel

Mawgan Porth
Beach

Main beach
Access

Public Parking

Beachfront
Retail

River Menalhyl
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WIDER CONTEXT
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ResidentialCoastal Path

B3276 to Newquay

Residential Hotel & leisureHotel & leisureThe Bedruthan and Scarlet Hotels

The Bedruthan was opened in 1959 with the
Scarlet Hotel completed in 2009, following a
£12.5m investment after demolishing the
former Tredragon Hotel on the site and
consists of 138 beds over the sister properties.

The Merrymoor Inn

Originally no more than a snack bar the
Merrymoor has grown over the last century
and a half into a thriving boutique hotel, bar
and restaurant.

Marver Holiday park

Originally developed in the 1960s this thriving
family run campsite has provided tourists with
camping and caravanning plots for over 50
years. In more recent years the old Marver
Chalets have been replaced with 6x new
contemporary holiday chalets overlooking the
valley floor

The residential areas of Trenance

Trenance covers the southern and western
facing flanks of the valley and is
predominantly formed of large, detached
homes set within generous gardens. Given the
desirability of the area many of these are now
being re-developed to form larger, modern
family and holiday homes and holiday lets.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE & APPROACH TO THE SITE
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Long views

Long / Mid range views of the site are mainly gained from elevated, but constrained views from
the valley sides. Longer, contextual views are gained looking west towards the beach down the
valley floor, however the site becomes less legible in this view given the lack of elevation and
visual breakup gained by structures and landscape.

Please refer to the LVIA prepared by Mei Loci for specific views and reference points.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE & APPROACH TO THE SITE
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Pedestrian Views from the coastal path and beach

The coastal path follows the coast from north to south passing the site at the bridge across the
river Menalhyl. The views provided by these footpaths and right of ways are quite defined due to
landscape features and vegetation only offering glimpses of a portion of the site in certain
locations along its route.

Views back eastward towards the site from the beach itself are heavily broken up by the coastal
features – mainly dunes and bushes.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE & APPROACH TO THE SITE
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Vehicular approach to the site via the B3276

The site lies on the base of the valley floor with the approach roads offering elevated views down
and across the valley floor.

The B3276 is the busy, primary route into and through Mawgan Porth and separates the beach
from the retail, commercial and leisure facilities inland, Furthermore this separation is magnified
throughout the summer season due to large traffic flows and the single lane bridge crossing
applying a bottleneck and causing vehicle queues.

The main features found in this vicinity are hard landscape features such as roadways and man-
made interventions with a hard facing outlook offset with minimal soft landscaping or quality
public realm. During peak season this landscape is further intensified due to traffic numbers.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE
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Northern boundary to B3276

The northern boundary of the site extends to the edge of the road and consists of no formal
boundary or pedestrian routes and is dotted with ad-hoc and left-over remnants of its past use
as a fuel station.

This boundary creates a busy, but permeable face to the site where both pedestrians and
vehicles freely navigate over and interact. Often vehicles pulling into the site off the road do so
in a forward gear and subsequently have to reverse onto the carriageway or junction to exit
the site creating havoc in summer peak times for both traffic flow and the busy pedestrian
routes around the site alike. All the properties are set back from the highway and provide some
elements of breakout and informal private and public realm to the forecourts however this is
not executed in a successful fashion.

The architecture is sporadic and uncontrolled in its evolution and is of a low quality with more
recent additions only exaggerating this further.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE
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Southern / south-west / east boundaries

The southern boundaries are of particular poor quality and lack any constant or sympathetic
boundary treatments or definition. Beach access is undefined and exposes beach-goers to the
hap-hazard access arrangements and service areas to the rear of Betty’s, the public toilets and
old storage hut.

To the rear of the subject site, the hard cement brick boundary wall contains a mix of aged
buildings, unsympathetic add-ons and containers housing temporary seasonal storage adding
to the bleak outlook.

No vision of the beach can be gained due to topography from the car park at the rear of the
site.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE
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Existing Buildings

The current structures on site are now of an age where a complete re-development is the only
suitable way forward. The properties are routinely flooded by floodwater rising through the
floorboards, leaking roofs and a lack of suitable insulation throughout all properties make for
expensive and disproportionate running costs.

The existing layout of the old fuel station still governs everyday running of the shop and the
newer additions to the north of the site are woefully inadequate with compromised access, low
ceilings and sagging roofs. The lack of storage for bins and goods mean many back of house
(BOH) activities are forced out into the public domain and are in full view creating excess noise,
visually negative spaces and a poor general appearance, negatively effecting the centre of
Mawgan Porth.



MAWGAN PORTH
EXISTING CONTEXT – THE SITE

19

Existing Uses

The existing uses on the site are mainly driven by the summer tourism – driven market within
which Cornish Fresh trades early morning to late 364 days a year. This seasonal trading is
understandable and during winter months the seasonal retailers close up which portrays a
semi deserted look due to its nature and design. Couple this outlook with the minimal façade
and apparent openness of Cornish Fresh and the site can look wholly deserted.

This extreme seasonal change has however reduced in recent years given the rise of the stay-
caiton and seemingly longer – drawn out summers and the general interest in exploration of
our own shores.

It is this increase in viable trading timeframe which has seen recent increases in tourism and for
which this new proposal needs to grasp in order to retain its onward viability.
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HISTORIC CONTEXT
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Ancient History

The ancient history of the valley can clearly be seen in the earth works and protruding stone
walls found on the golf course opposite the site. The monument includes an early medieval
settlement at Mawgan Porth, situated close to the mouth of the estuary, on the northern bank
of the River Menalhyl.

The settlement was first discovered in 1934 with further exploration of the site undertaken over
following decades, the excavations uncovered the remains of part of a settlement of at least
four farm houses, although only two and part of a third were examined and a portion of the
associated contemporary burial ground. At least two of the rectangular buildings were
arranged around a courtyard with a third to the south west and a fourth to the north east
which was not fully excavated. At least one of the dwellings was of the long house type with a
byre and living quarters under one roof.

The houses had been constructed on platforms cut into the slope and had drystone walls of
0.7m thick standing to a maximum of 2.1m high, with slab lined recesses in the walls. The roofs
were supported by timber uprights. The floors consisted of trodden black soil containing
domestic detritus. At least one building was built over an earlier structure. The settlement dated
from 850 to at least 1050 AD and appeared to have been abandoned because of encroaching
sand.

The limits of the burial ground were established to the south, east and west but not to the
north. The graves were aligned east to west with all but three placed in coffins or stone lined
long cists. There was one fully crouched burial and a high proportion of children were found to
have been interred. A later burial, not in a cist, is thought to have been a shipwrecked sailor.
Finds included 'strike-a-lights', rubbing stones, bone implements and pottery (now at the British
Museum), but very few metal objects.

Both the settlement and cemetery are known to extend beyond the present scheduled area
although the full extent is not known. It is expected that a chapel also will survive in the wider
area. These are preserved as buried features. The excavated buildings are still visible, although
the excavated graves have been backfilled. Mawgan Porth early medieval settlement and associated burial ground, 250m west of Lanerick

Settlement location
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HISTORIC CONTEXT
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The Growth of Mawgan Porth

Mawgan Porth has a great deal of ancient history – sadly now mostly erased by residential and
leisure development to the north of the site, but lacks in any mid term history. The bay was not
used for fishing or mining of any considerable size and therefore stayed mainly untouched
until the early 1900’s

1880 1900

The advent of accessible travel by motorised transport brought tourism to the area in the early
parts of the century driving a small tourist economy based around overnight stays and café’s
and this brought about the Merrymoor Hotel.
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1900

1920 1950

During the war and post war, Mawgan Porth saw an influx of tourism boosting visitor rates.
Some chose to stay and build their residences, furthermore the airfield inland created a
abnormal influx of potential residents all who needed accommodation. The post war era saw
the area around the site develop from a few houses into a sprawling residential estate now
known as Trenance.



MAWGAN PORTH
HISTORIC CONTEXT
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Tourism driven growth in the valley

Tourism has always played a part in the growth of any seaside village and Mawgan Porth is no
exception, what is different about Mawgan Porth is how the area developed with a separation
between leisure/commercial/hotel and residential.

To this day, substantial intensification of residential development has been mainly kept to the
area north of Mawgan Porth in Trenance.

In more recent years the delineation of divide has been eroded with the creation of the Scarlet
Hotel in the heart of Trenance and new residential buildings taking place next to the golf
course and further up the valley on the approach from Newquay.

As residential development has been forthcoming over the recent years, the commercial and leisure
facilities in the heart of Mawgan Porth have not kept pace with the ever growing population increase
in summer demand and remain dated, sporadic in development and layout and hinder Mawgan
Porth’s ability to retain tourism and its economy out of season.



MAWGAN PORTH
URBAN CONTEXT - PRESENT DAY
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Today’s Mawgan Porth / Trenance shows how
the area has developed over the last century to
form the settlement as it’s seen today with a mix
of commercial / residential / tourist and leisure
facilities amalgamating into one larger, mixed
conurbation.

Site TrenanceMawgan PorthMawgan Porth Beach
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SITE AREA – 0.62 acres

SITE AREA –

0.62 acres
0.25 Hectare

ASPECT

The site has a natural North East open aspect with little or no effect on
neighbouring properties

Summer EquinoxWinter

Defined boundary clarified by built form and boundary treatment
Multiple points off access with no boundary definition
Open aspect virtually on all sides with only partial built form providing any restrictions
Road cuts off any natural / free permeability to coastline with no adopted public footpath

ORIENTATION KEY CONSTRAINTS – Boundary conditions

EXISTING SITE
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The site has minimal topographical features with circa 500mm between its low point at its
most Southerly corner to its highest point at its northern boundary. Surrounding the site
are large valley slopes with considerable definition in the landscape along the coastline
leading to cliffs to the south and north

TOPOGRAPHY

LEVEL PLATEAU - BEACH

LEVEL PLATEAU - BEACH

EXISTING SITE



MAWGAN PORTH

27

N

The River Menalhyl provides a clear divide to the centre of Mawgan Porth. This natural
barrier has subsequently led to the bridge and pedestrian bridge acting as a funnel to
pedestrians and vehicles alike, creating a condensed environment around its crossing
points. The large sloping flanks of the valley also help frame the valley floor.

NATURAL BARRIERS

EXISTING SITE

FLOODING

According to the Environment Agency (EA) interactive map, it is apparent that the site is
within/close to a Flood Zone 3 area. Discussions with the planning authority and the
Environment Agency have indicated the application of the sequential test will be essential
to the viability of the re-development.
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EXISTING SITE

The site is well connected to the main through road, the B3276. The bridge over the river
requires vehicles to effectively ‘take turns’ and creates great tailbacks during the summer
months, this is however unavoidable given it’s the only river crossing in the vicinity. The
centre of Mawgan Porth is well served with over 300 spaces in the two car parks to the rear.

PEDESTRIAN AND VEHICULAR ROUTES

Pedestrians are given a low priority as there are few footpaths and dedicated crossing
points providing a pedestrian friendly landscape. The Coastal path running through Mawgan
Porth forces walkers into a bottleneck around the bridge and although a pedestrian bridge
is provided the desire line is not well defined and crossing points are badly located.

B3276 to Padstow

Coastal Path

Coastal Path

B3276 to Newquay

Main beach
Access

Public
Parking

Public
Parking

Bus Stop
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EXISTING SITE

BUILDING HEIGHTS BUILDING USES

3 floors
2 floors
1 floor

Residential
Commercial
Commercial / with resi / hotel over
Other
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EXISTING SITE

SURROUNDING HISTORIC & POST WAR ARCHITECTURE CURRENT ARCHITECTURAL VERNACULAR

• Most building took place post war and consisted of larger dwellings on good sized plots along
side commercial properties such as the café, petrol station and hotel.

• Most properties were simply built with rendered, slate faced or Cornish slate stone façades.
• All the properties were built with pitched roofs finished in slate.
• Windows were of classic proportions with larger bays facing the sea.
• Apart from the commercial properties, the vast majority are simple ground and first floor

buildings with little adornment or detail.

• Mawgan Porth is currently undergoing a revival with the 220 properties in the area being
responsible for over 200 planning applications over the last few years for betterment, extension
or replacement.

• This regeneration has been done in hand with new build residential and hotel development in
the bay and above with a lot of the architecture mimicking the pitched roofs, slate, stone and
render finishes with accents of timber and metal being utilised to offset stark white render.
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EXISTING SITE

MATERIALS COMMERCIAL BUILDINGS

• The most modern interventions are seen in residential – led development within Mawgan Porth
and all carry a similar pallet of materials with good contextual referencing, however applied in
varying degrees of quality.

• The most striking architecture is found in private residencies, second homes, holiday lets and
the Scarlet Hotel.

• In stark contrast, the commercial buildings found in Mawgan Porth are seen by most as a
detrimental feature to the village and the surrounding architecture with a sporadic layout,
sprawling service and storage areas and little public realm or safe areas of enjoyment found to
support the beach.

• The architecture is dated and in some cases temporary in its existence, the units which house
the commercial and leisure uses alike are of little quality and show visible signs of aging and
degradation.
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EXISTING SITE

WIDER / NEIGHBOURING BAY RECENT DEVELOPMENTS
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2016 PRE-APPLICATION AND DRP PANEL REVIEW
During 2016 the client undertook a study of the site and submitted a pre-application to the
council including a DRP submission for the redevelopment of the site.

This scheme proposed two curved structures bound at ground floor level via public realm and at
first / second floor with a walkway – thus giving the layout some degree of separation between a
north / south facing block and a east / west facing block. The two structures amassed to 4 floors
of development with 45 apartments sharing 5 parking spaces.

The ground floor was predominantly retail led space with a small amount of parking and raised
public realm deck. The building was designed to form two curved organic floor plans each
containing retail at ground and residential over with shared amenity space both public and
private across ground and upper floor with some degree of setback between ground and first /
and second the third.

The materials proposed included white render and large floor to ceiling glass panels set between
each slab level offset with planting on each balcony area.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2016 PRE-APPLICATION AND DRP PANEL RESPONSE - KEY POINTS

DRP KEY POINTS -

We are encouraged that development here is in prospect, but urge that the scale of the
opportunity is recognised and tested in a wider development framework or masterplan that can
fully acknowledge all the influences within the context. Even if it is not possible to enjoin with
other landowners, then such a strategy might give comfort to the planning authority and the
'piecemeal' manner of earlier projects might begin to be influenced in the future.

Options for the general form of the proposals within this red-line site seem to have become
fixed quite early in the design process. We would encourage some further exploration for how
the accommodation and external spaces generated by the brief might be deployed.

We find the nature of the architecture and its form and material choice to be rather too
precise and sophisticated given the brief and the setting - whilst good composition is essential,
then a more relaxed and informal character might be a better fit with both the brief and the
place.

We would be very interested to review this scheme again (and/or the wider master plan that we
recommend) and wish it well during the next period of design development.

Further items were discussed in the feedback and in summary the following points were
considered as part of the redesign following the DRP’s comments.

• Explore both the site’s wider and closer context
• Explore the sites integration with the neighbouring land owners
• Explore a masterplan / holistic approach to the beachfront as a whole
• Look at de-formalising the architecture proposed with the aim of de-massing the site
• How would external spaces be used and what would make these spaces successful
• Create a building in the ‘round’ not just a sea facing development
• Look to merge both internal and external areas of the building to better commercial uses

and usability through the year
• How can architecture be used to better the separation between homes and commercial

below

PRE APP CONCLUSION -

Conclusion

This is a brownfield site within the village of Mawgan Porth. The mix of land uses to include an
increased quantum of residential occupation within Flood Zone 3 is problematic unless
compelling evidence of need is submitted.

The advice provided is that the need for residential accommodation would make a
redevelopment scheme viable if it is fulfil a number of objectives in regenerating the site and
address flood risk and adaption to climate change.

Evidence of other sites where the Council has supported a similar approach has been provided
which does support a positive interpretation of the sequential test.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS IN RESPONSE TO THE 2016 DRP KEY POINTS

• Explore both the site’s wider and closer context
Throughout the development phase of the scheme, site visits of both the surrounding and greater site area were undertaken by the team. The concept originally proposed was deemed to suit the site well
and adopted as a way forward, however after detailed consideration and input from the landowners it was felt that the previous design did not ‘fit’ into the location and was also too high given the
surrounding massing and valley floor location with its associated views. Furthermore the previous design lacked local identity and felt like a Spanish sea-side development with its crisp architecture,
horizontal emphasis and planar glazing. Therefore, this drove a design change in direction for the architecture and tweaks to the layout to conform with the clients requirements of a building which will
stand the test of time, provide a viable build cost and generate a rationalised retail footprint which would be divisible and flexible within whilst unreflecting on the residential structure and layout above.

• Explore the sites integration with the neighbouring land owners
The DRP’s comments on the scheme’s future potential to drive regeneration are just and key to understanding the potential catalyst of this site for the surrounding landowner sites, Mawgan Porth and the
council alike. This progressed to masterplan lead approach to the revision and massing proposed – especially in the creation of a building in the round where commercial, parking and other less desirable
elements are masked or integrated in to the proposed architecture. Through on-going talks with the surrounding landowners it has become apparent that no access can be taken from the rear of the site /
south of the site, creating a constraint against this southern boundary.

• Explore a masterplan / holistic approach to the beachfront as a whole
The masterplan contained in this document allows the DRP and council to see how the area could, if the landowners were to participate - provide an excellent opportunity to provide a multifunctional
public realm ‘gateway’ to the beach with landscaping and potential for smaller, seasonal companies to take up residence with a backdrop of better public conveniences, a more permeable site and better
integration into the beach beyond. This concept will be retained in the design and layout of the proposed building retaining the potential, at a later date, for these elements to be built into the scheme if the
masterplan approach were to be achievable.

• Look at de-formalising the architecture proposed with the aim of de-massing the site and look to create a building in the ‘round’ not just a sea facing development
This was a further key element to the façade changes in the revisited design as the 2016 scheme provided a very polished, white, glazed structure which sat uncomfortably against the current beachfront
layout and architecture with little consideration of the greater views into the scheme from the south or river – effectively turning its back on these elements creating a poor façade and building relationship
with the greater site and impacting on any further integration in a masterplan form.

• How would external spaces be used and what would make these a success? - merge internal and external areas of the building to better commercial uses and usability through the year
We feel that the location of the public realm proposed in the original concept was correct however the building and massing needed further work to make this space better relate. The pubic realm will allow
a softer edge to the proposed building and provide excellent and valued break out space from the beach and retail – the ability to make this multifunctional and usable as an extension to the retail space
within the building as well as a safe area to eat and meet is key to the viability of the scheme. A further briefing point by the client and Council policy is to create buildings and spaces which not only work
during high season but work well out of season. The ability for the interior and exterior spaces to work both in harmony and independently will allow a great deal of flexibility in the scheme where not only
the architecture but the uses which can change to better suit demand.

• How can architecture be used to better the separation between homes and commercial below?
In response to the usability of the public realm massing has been reduced by a floor and the upper, residential parts stepped back from the public realm below with set back being utilised as private and
general amenity. This set back utilises the roof pitch on the retail façade to further add separation to the uses below allowing outward views but constraining downward views into the commercial and vice-
versa.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

INTEGRATION OF GOLDERN THREAD PRINCIPLES TO THE 2020 PROPOSALS
• Connected and Accessible
The scheme will look to incorporate works to the road junction to the north of the site, allowing for a raised pedestrian crossing set back from the junction allowing safe, level access to the footpath alongside the golf
course and therefore improving pedestrian safety and flow. Dedicated drop off bays will be allocated to the roadside permitting drop off / safe pick up in a delineated area with traffic not having to cross the footway to
park or reverse out onto the highway. The raised deck will incorporate both stepped and ramped access to permit full, inclusive access to the retail and residential. Private parking will be incorporated into the scheme
design and masked by façade.

• Effective Design Process
Through years of consultation and advice both from Design Review Panels, Council members, the general public and community alike, each time evolving further into the scheme as drawn. The main changes to the
historic scheme have been born out of context reviews by the design team which looked to ground the design, materials and massing of the proposal in the local vernacular rather than challenge it with alien architecture.

• Deliverability and Longevity
In its previous iterations there had been little or no regard to the deliverability of the scheme due to its conceptual nature, a primary aspect of the revised design was to allow the scheme to take on a deliverable form,
something which worked in retail terms, but also integrated the requirements of the residential above to support the viability of the redevelopment. Furthermore materials were to be chosen that complimented the
context of the site and Mawgan Porth but also were long lasting, safe, quality materials with the ability to both be repaired and recycled aiding the longevity and robustness of the site in the future.

• Healthy, Green and Inclusive
Key to the scheme’s viability is good, safe public realm offering space and commercial opportunity to the public and retailers alike. Mawgan Porth’s current public realm is disjointed and lacks any sense of place making
due to the public realm being situated in transitional areas between the beach and road. We want to create a safe dwell space outside the beach allowing both the community and visitors a better experience of Mawgan
Porth. Due to the total lack of any green space or planting on the current site the landscape bunds, native planting, green roofs and landscaped private amenity will greatly add to the sites biodiversity.

• Socially Distinctive
This heading was a key driver in the architectural amendments to the scheme following on from the last iteration as it was felt that the scheme lacked social integration in mass, scale, form and materials, thus failing to
provide any link to the local. We feel that a mix of strong, solid base materials in a simple pallet applied to a building of reduced height and mass with less residential would be much more beneficial and in keeping with
Mawgan Porth.

• Liveable Homes
Rather than simply create quantum the revised scheme looked to provide quality to the homes proposed incorporating dual and triple aspects where possible, reducing and removing north facing apartments, creating
useable open space where the residents could interface and create neighbourliness and community.

• Community
Throughout the pre-design phases the client and landowner undertook a series of meetings with the local land owners surrounding the site, current and neighbouring tenants and parish councillors alike. This
‘commercial‘ community then helped form the primary constraints and opportunities which formed the revised application. Furthermore the applicant has created a website and community presentation to enable the
community to comment and understand the proposal prior to the final design stage and submission to the council planning. This inclusive process carries through to the fundamentals of the scheme's design and also to
the areas outside the redline where we propose better, safer access, revised junctions to reduce congestion and increase traffic calming, providing valuable public realm and bettering the current retail situation of
Mawgan Porth.

• Climate change and Community resilience
The proposed scheme takes into account the flood zones surrounding the site from both tidal and rivers and has adapted its design to allow for incorporation of flood mitigation measures, safe egress and flood water
storage/flows. Through further investigations and flood design we are looking to better the outflow of the current flood defences and incorporate storm surge defences from the sea which were never incorporated into
the flood defences of old. Furthermore the scheme looks to incorporate elements such as air source heat pumps, solar, reduced wattage lighting and fittings throughout reducing the proposals impact on energy
consumption.
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N

PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS

• Retain principle of public realm to the roadside setting
commercial back and residential away from potential noise
emitters.

• Alter site layout and plan proposals as access from the car park
can not be assumed.

• Retain principle of vehicle access and under croft parking but
look to mask parking in the architecture.

• Retain a degree of separation between the two stones – at upper
floors only.

• Take into account further phases of the schemes and how the
public realm, access, desire lines and massing might fit.

• Retain flood strategy by raising the ground floor to an achievable
level and providing a safe egress route.

• Retain planting concept but move to a more implementable
proposal at ground level.

• Create a façade which is in the ‘round’ and associates with both
the beach and the valley as well as the river.

• Improve the site’s setting with local materials, planting and soft
and hard landscaping.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS

The reduced mass of the scheme as shown below (red line outlines old prpopsed massing)
removes a floor from the scheme but brings a roof line into play thus allowing the top
floor of the upper duplex units to be double height spaces with large front to back living
spaces with apex living rooms and reaching views over the valley and sea

This reduction in mass and move to a more vertical emphasis allows the break up of the
façade into a more residential feel whilst keeping the retail units regularised below. This
ability to break down the façade and reduce large horizontal banding will help the
massing relate to the surrounding architecture and landscape.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS



New raised deck serving
restaurant with both sea and
river views capturing southern
aspect and setting sun

New landscaped deck
providing a safe, set‐back
environment for seating,
shopping and eating.

New access to reconfigured
car park

Revised seaside shop with
increased frontage and sales
space with outdoor sales
deck off public realm

Public realm will provide the
ability for seasonal pop‐up
beach shacks and out of
season farmer's markets.
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP SCHEME PROPOSALS FURTHER CONTINUATION OUTSIDE THE BOUNDARY

Revised road layout to allow for
better, free flow of traffic and
increased pedestrian safety and
crossing points with pedestrian
priority.

Re‐instate footpath along north
side of road and link into
coastal path and beach access
with safe road crossing

New parking layout and
access to provide 170 spaces
and remove dangerous access
public realm / footpath

Re‐provision of public toilets
to serve general public and
retail alike



DRP KEY POINTS -

One of the key ideas that now seems successful in the proposals for your site is the clear ‘grain’
within the form of the development that is now emerging.

We are pleased to see the reduction in height that is now proposed – giving a three-storey
building above podium level.

The external front door seems to be located in a re-entrant triangular space on the south side
of the building. This is problematic – there is very low natural surveillance of this space and
residents and visitors using the entrance/exit at night-time may not feel safe and secure. Also,
we do not understand how residents are expected to gain access to/from the car park, except
by an external route

We support the more conventional roof forms that you are now working with, but the strategy
needs to be simplified and clarified further. The grain of the buildings should be robustly
established and therefore we think that the two ‘faux gables’ on the north eastern end of the
building should be reconsidered – allowing the main perpendicular rhythm of the roof to be
dominant.

The landscaped dune edge to the podium is potentially successful – care needs to be taken
with the detailing and choice of species planted. The width of this landscape strip needs to be
properly sized – if it becomes too ‘thin’ then the idea could be too ambitious given the space
available.

At a detailed level, we generally applaud your palette of materials and constructional details. A
single exception is the use of what appears as dry-stone construction for the central posts that
support the ridge beams of the roofs

The architectural response in terms of form and massing and detail is certainly an improvement,
but more simplification and rationalisation is encouraged
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PREVIOUS PROPOSALS AND FORMAL RESPONSES

2020 DRP PANEL RESPONSE - KEY POINTS

PRE APP CONCLUSION -

General Conclusions

It is disappointing that adjacent landowners have not been more enthusiastic / helpful in
creating a wider masterplan into which this project might fit. There would appear to be some
serious unresolved difficulties in terms of the residential access (and means of escape)
arrangements that you are currently proposing.

The architectural response in terms of form and massing and detail is certainly an improvement,
but more simplification and rationalisation is encouraged and the more fundamental design
issues of use and function (avoiding conflicts in terms of movement and noise) are not yet
properly resolved.

The full consequences of changes to the highways and necessary level changes need to be
accurately drawn and considered in consultation with the highways authority with the ambition
firmly in mind of providing civilised streets for all users – not merely motorists.
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DESIGN PROCESS

The ‘Design Process Diagram’ shows how a strategy of informed
analysis is translated and then tested throughout the design process to
achieve a proposal that responds to the brief and site.

Building on the analysis, the conceptual design will incorporate key
ideas to influence the design, layout and proposed materials.



MAWGAN PORTH

46

SITE BRIEF

• Create a new heart and retail destination to Mawgan Porth
for both visitor and community alike safeguarding the
future of the commercial elements and the jobs sustained
within these uses.

• A new fully accessible public realm area away from the
beach for the safe enjoyment of all benefitting the
beachfront as a whole.

• Increase site’s yearly usage to enable the long term
viability and prosperity of the commercial and associated
local jobs.

• Create a robust building that stands the test of time
through good planning and materials.

• Increase the site’s belonging by tying its design and
materials into a more suitable architecture and materiality.

• Create an efficient building which aims to promote
sustainability through good design.

• Create a buildable, deliverable scheme to act as a catalyst
for betterment in Mawgan Porth.

• Look to add to the durability of the commercial by
alleviating flood issues and transport issues around the
site.

• Support the viability of the development through new
build housing.
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CLIENT BRIEF

Our existing building is not fit for purpose
• Poor Existing Structure
• Too Costly To Maintain
• Repeated Flood Issues

Support for existing businesses
• Longer Term Security

We need to adapt to future needs
• Raise Out of Flood Zone
• Increase Efficiency
• Energy Efficiency & Use Of Renewables

Improve service & range availability
• Scalable According to Season
• Year Round Availability / Extend Season
• Better Environment For Staff & Customers

Necessary to support future growth
• Provide Security to Invest
• More Reasons to Visit & Stay
• Space to Expand for Future
• Provide Local Jobs

Provide Flexible, Modernised Environment
• Flexible & Adaptable Space
• Grocery Store
• Coffee Shop
• Delicatessen
• Smoothie Juice Bar
• Pizzeria
• Smaller Artisan Concession Space s
• Multifunctional External Public Space

KEY BUSINESS DRIVERS FOR CHANGE –
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PRINCIPLES OF GOOD DESIGN

There is a general consensus over the principles of good design which adhere closely to the
Cornwall design guide’s own core diagram. The core factors contributing to good urban design,
which underpin best practice, include the following principles:

• Character
Somewhere with a sense of place and local distinction.

• Legibility
a place which is easy to understand and navigate utilising topography, natural features and
townscape elements.

• Permeability
achieving a form of layout which makes for efficient pedestrian, vehicular movement and public
transport provision.

• An articulated townscape
creating an interesting, contextually responsive townscape utilising building height, scale and
massing.

• Human scale
the arrangement of building forms which are easy for the human eye to read and provide a sense
of scale and perspective.

• Security, natural surveillance
creating places which are properly overlooked and make for effective passive and active policing.

• Quality within the public realm
promoting routes and spaces which are attractive, safe and uncluttered.

• Continuity and enclosure
promoting the continuity of the street frontage and the definition of public and private space.

• Adaptability, robustness and sustainability
from the design stage the layout of the site and individual buildings should all contribute
towards the minimising impact on the environment.
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PRINCIPLES OF GOOD DESIGN APPLIED TO THE CORNWALL DESIGN GUIDE’S GOLDERN THREADS
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FORMALISED INFLUENCES & GUIDES
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FORMALISED INFLUENCES & GUIDES – PREVIOUS LAND ALLOCATION

The Parish of St Mawgan contains evidence of a long and rich history of human settlement, ranging from the scheduled Dark Ages settlement at Mawgan Porth, through to the Grade I Listed
Lanherne house, long associated with the Arundell family. Today the parish remains an attractive location, particularly amongst those who wish to retire, as well as for holiday visitors. However
its base still remains the agricultural community, whilst with the RAF base at St Mawgan as well, the parish contains a wide spectrum of occupations and interests. Physically the geography of
the area of the parish is dominated by the Vale of Mawgan which contains several sites identified as of nature conservation interest, whilst the majority of the area of the parish is designated as
an Area of Great Landscape Value (AGLV). Turning to the settlements, Mawgan Porth has an important tourist role, whilst St Mawgan village is recognised as a particularly attractive Conservation
Area. The Council’s priorities for the parish are to enhance the respective roles of the villages whilst protecting the built and the natural heritage of the parish which has undoubtedly attracted
people to this area since the dark ages.

AREAS OF SPECIAL CHARACTER

With the Mawgan Porth example the designation is intended to help retain the open character of the Coastal Zone. Due to the relatively recent growth of Mawgan Porth and consequent
predominantly post war housing designs combined with undeveloped landscaping, the general appearance of the settlement is of one that lacks the character associated with traditional Cornish
villages and the visual impact is hard and unsympathetic to its rural nature. Policy R30(2) is intended to protect existing open areas from overdevelopment, whilst in addition the Council will
support initiatives to redevelop properties where a more sympathetic approach to design is provided.

NATURE CONSERVATION

The Areas of Great Scientific Value (AGSV) have been carried forward from the Cornwall Countryside Local Plan and will be subject to Policy 18 of Part 1 of the Plan. The Sites of Importance for
Nature Conservation (SINCS) have been identified by the Cornwall Wildlife Trust and are considered to be of Countywide importance. As such they will be subject to Policy 16 of Part 1 of the
Plan. The written justification accompanying that Policy sets out the methodology which has been used to identify the sites and discusses the range of sites in general terms. A full schedule of
the sites is set out in the Background Papers document which accompanies the Plan.

CAR PARK ENHANCEMENT - MAWGAN PORTH

This car park has been provided by the Parish Council and any initiatives to enhance the site are considered desirable.

TOURISM

The major industry within the parish is tourism, particularly at Mawgan Porth. The proposals for improved access to the countryside contained within this Plan should contribute to passive
enjoyment of the countryside which most visitors to this area of the Borough seek. Mawgan Porth itself is a popular tourist destination however much of the built environment, particularly next
to the beach, is of poor quality. Policy R36 above seeks to encourage appropriate redevelopment which enhances the tourism role of the settlement as well as improving the built environment.
New development which extends the built up area will not be supported.

EXERTS FROM POLICY R36 ( OUTDATED BUT SITE SPECIFIC )
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FORMALISED INFLUENCES & GUIDES – BUILDING FOR LIFE

1 Connections
Does the scheme integrate into its surroundings by reinforcing existing
connections and creating new ones, while also respecting existing
buildings and land uses around the development site?

2 Facilities and services
Does the development provide (or is it close to) community facilities,
such as shops, schools, workplaces, parks, play areas, pubs or cafes?

3 Public transport
Does the scheme have good access to public transport to help reduce
car dependency?

4 Meeting local housing requirements
Does the development have a mix of housing types and tenures that
suit local requirements?

Creating a place

5 Character
Does the scheme create a place with a locally inspired or otherwise
distinctive character?

6 Working with the site and its context
Does the scheme take advantage of existing topography, landscape
features (including water courses), wildlife habitats, existing buildings,
site orientation and microclimates?

7 Creating well defined streets and spaces
Are buildings designed and positioned with landscaping to define and
enhance streets and spaces and are buildings designed to turn street
corners well?

8 Easy to find your way around
Is the scheme designed to make it easy to find your way around?

Street & home

9 Streets for all
Are streets designed in a way that encourage low vehicle speeds and
allow them to function as social spaces?

10 Car parking
Is resident and visitor parking sufficient and well integrated so that it
does not dominate the street?

11 Public and private spaces
Will public and private spaces be clearly defined and designed to be
attractive, well managed and safe?

12 External storage and amenity space
Is there adequate external storage space for bins and recycling as well as
vehicles and cycles?

The 12 questions set out by Building For Life Standards still provide good
direction for developers and their teams to create integrated, characterful
and logical spaces for living.
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FORMALISED INFLUENCES & GUIDES – LIFETIME HOMES

Although a little outdated the 16 points set out in the Lifetime homes
standards still provides a great checklist against residential layouts –
especially internal layouts. The scheme and residential layouts have been
designed in hand with these standards and adhered to as best practice in the
layouts proposed.

(1) Parking - width or widening capability

(2) Approach to dwelling from parking (distance, gradients and widths)

(3) Approach to all entrances

(4) Entrances

(5) Communal stairs and lifts

(6) Internal doorways and hallways

7) Circulation space

(8) Entrance level living space

(9) Potential for entrance level bed-space 

(10) Entrance level WC and shower drainage

(11) WC and bathroom walls

(12) Stairs and potential through-floor lift in dwelling

(13) Potential for fitting of hoists and bedroom or bathroom

(14) Bathrooms

15) Glazing and window handle heights

(16) Location of service controls
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HISTORICAL AND CONTEXTUAL INFLUENCES

TAKING AN INFLUENCE FROM MAWGAN PORTH’S FIRST RESIDENTS

“At least two of the rectangular buildings were arranged around a courtyard with a third to the
south west and a fourth to the north east which was not fully excavated. At least one of the
dwellings was of the long house type with a byre and living quarters under one roof.

The houses had been constructed on platforms cut into the slope and had drystone walls of 0.7m
thick standing to a maximum of 2.1m high, with slab lined recesses in the walls. The roofs were
supported by timber uprights. The floors consisted of trodden black soil containing domestic
detritus. At least one building was built over an earlier structure”*

*HISTORIC ENGLAND - Mawgan Porth early medieval settlement and associated burial ground, 250m west of Lanerick*HISTORIC ENGLAND - Mawgan Porth early medieval settlement and associated burial ground, 250m west of Lanerick
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HISTORICAL AND CONTEXTUAL INFLUENCES

TAKING AN INFLUENCE FROM MAWGAN PORTH’S FIRST RESIDENTS

The remnants of the early dwellings found in Mawgan Porth are clearly visible on the relatively
featureless golf course. In England, before the industrial revolution almost everyone inhabited
‘workhomes’ in the form of a longhouse.

The longhouse was a single-storied rectangular building occupied by medieval peasants in
areas of England where animals needed to be inside at night and in winter. The animals lived
at one end and the people at the other. All the functions of every day life were carried out in
and around in this single open-plan space. It was a combination of kitchen and spinning/
weaving/dressmaking workshop, bedroom and dairy, dining room, butchery, tannery and byre.
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HISTORICAL AND CONTEXTUAL INFLUENCES

TAKING AN INFLUENCE FROM MAWGAN PORTH’S FIRST RESIDENTS

The location of the dwellings found at Mawgan Porth are well located to make best use of the
land and natural features surrounding them.

Orientation of the properties placed the gables facing the beach allowing the least wind
resistance to on-shore winds with others placed at right angles to provide shelter beyond for
outdoor stabling and additional rooms with more primitive and less robust roof structures. The
properties were centred around a central space where families would meet, creating a small
community within some degree of protection.

It is these principles of dwelling orientation, community, longhouse form, materials and roof
types which we have explored in this application’s design and concept phases.
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HISTORICAL AND CONTEXTUAL INFLUENCES

THE LONGHOUSE

The longhouse was constructed from local stone, native timbers, thatch and whatever could be brought in by hand. The walls
were constructed of stone to support the roof or ground baring timbers depending upon roof structure and availability of
materials. These thick walls created a safe and secure environment internally, with good thermal mass helping to regulate
temperatures within. The roof was formed out of local timbers pegged together to form primitive cruck frames. These were then
finished in thatch which would have been readily available and sustainable. The open roof structure would have been used to
store possessions and food for the family and livestock with the natural wood smoke from the fire contained within keeping flies
and the cold at bay.

The principles of a large room, open to eaves, facing the sea or at right angles to it, with family and sleeping areas contained
within and circulation taking central placing will be explored in the residential layouts, the materials and orientation of the
dwellings as a community will help inform the layouts and materiality of the proposals as a whole.
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HISTORICAL AND CONTEXTUAL INFLUENCES

COURTYARD

The concept of courtyards as a typology has been used for thousands of years. The idea of
private or communal open spaces surrounded by structures of walls or buildings evokes a place
of safety and community.

The nature of the courtyard varies as hard or soft surfaces, enclosed or open. There is an
opportunity to create a part enclosed courtyard that provides a sense of place which also draw
inspiration from the form of the former inhabitants of Mawgan Porth.

Materials

The historic information available shows a strong use of local stone, timber and earth banks
which as concepts will be taken through to the design of the public realm and private amenity
areas.
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HISTORICAL AND CONTEXTUAL INFLUENCES

COURTYARD

The courtyard – or meeting space concept when applied to the scheme and its key use
requirements of retail and residential creates a series of questions and issues with integration on
a single level. This leads to compose the required use elements in multiple levels where
naturally retail takes the base level with residential above.

This allows both use elements to respond to the courtyard and also the outer boundary edges
through dual aspects reducing dead spaces.
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HISTORICAL AND CONTEXTUAL INFLUENCES

COURTYARD

This concept once applied to the site enables an approach which can provide and open aspect
providing a welcome, ‘open arms’ outlook to the site creating a space for dwelling, shelter,
meeting and access to the private and commercial uses.

This space will also force mass into a setting, back from the road following on from the built
forms of the Merrymoor and other retail and residential uses found neighbouring the site.
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HISTORICAL AND CONTEXTUAL INFLUENCES

COURTYARD

Furthering the concept to within the site layout, the courtyard – or meeting place works well at
ground but has some element of disconnect from the residential above which isn’t necessarily a
bad thing in practice but this required further thought and provision in the scheme to retail the
concept. Therefore using the ‘shelter’ aspect of the historic layouts and a more private,
secondary courtyard should investigated for residents’ shared use helping to create a further
layer of community within the scheme as a whole.
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HISTORICAL AND CONTEXTUAL INFLUENCES

LIVING – WORKHOUSE / LONGHOUSE CONCEPT

The longhouse concept when applied to modern living poses some interesting similarities –

• Central core / access / pivot of movement
• Open living, dining, kitchen spaces
• Use of pitched roofs for more than just aesthetics and construction ease
• Secure community orientated layouts

These principles applied to an efficient modern layout pose some hurdles as each longhouse is
designed to be an individual unit, the central access does however pose some opportunities
and answers as to how these issues can be overcome and potentially retained to benefit a multi
aspect apartment layout.

Upper floor / eaves living
accessed from a central point
beneath.

Longhouse concept retained
at living level definition of
spaces retained within.

Lower floor – longhouse
footprint retained but
communal corridor forces
separation into single aspect
elements
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HISTORICAL AND CONTEXTUAL INFLUENCES

LIVING – WORKHOUSE / LONGHOUSE CONCEPT

In exploring the concept further great efficiencies, aspect, space definition and general living
condition improvement can be found by following this concept through to its logical
progression of internal layout.

It is therefor seen as suitable form and layout to take forward into the massing elements of the
scheme, and in this case a concept which will flow from both internal layout to external
appearance and materiality.

1st floor layout incorporating communal access 2nd floor layout incorporating private access centrally to upper floor
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SITE STRATEGIES

ORIGINAL DESIGN APPROACH

The diagrams on the following pages set out the site narrative that defines the overall strategy.
By presenting the idea over a series of clear diagrams, the design approach can be read clearly.

BUILDING OUTLINE OVERLAY

Proposed outline Existing outline

N
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SITE STRATEGIES

CONTAINED SPACE – PROTECTED PUBLIC REALM CONTAINED SPACE - RESIDENTIAL AMENITY SPACE - 1ST FLOOR
N
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SITE STRATEGIES

ORIENTATION - RETAIL ACCESS - RETAIL
N

Active frontage Retail access

Drop off / Pick up out of hours delivery

Out of hours delivery to Cornish Fresh



MASSING
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SITE STRATEGIES

ACCESS -RESIDENTIAL
N

Primary pedestrian access

Drop off / Pick up out of hours delivery

Car Park access Ground floor

1st floor

2nd floor



ORIENTATION – 2ND FLOOR RESIDENTIAL
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SITE STRATEGIES

ORIENTATION – 1ST FLOOR RESIDENTIAL
N

Primary orientation

Secondary orientation

Primary view

Secondary view

Primary orientation

Secondary orientation

Primary view

Secondary view



QUANTUM
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SITE STRATEGIES

PARKING
N

Primary – private car park over two decks

Secondary – car park / pull in spaces

Car Park access

Delivery / drop off / pick up bays



MASSING
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SITE STRATEGIES

Ground floor uses – commercial with greater height
than residential floor-floor

1st Floor uses – Residential and hotel / guest house

2nd Floor uses – Residential and hotel / guest house

Upper extent of existing mass - Merrymoor Roofline

Proposed mass follows existing mass rising upward to
the valley sides where the valley landscape reduces
impact of existing and proposed mass

Valley floor

Anticipated ground floor level at 7.2AOD
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PUBLIC CONSULTATION

During summer 2020 and the relative relaxing of the COVID restrictions the applicant held a
consultation with display boards, questionnaires and invitations to local members and
landowners alike encouraging them to take part and respond with their thoughts and
observations around the proposals.

Furthermore, formal presentation was undertaken by the applicants’ professional team to the
Local Parish council where their thoughts and questions could be aired.

The responses received back from the general public and community are summarised in the
statement of community involvement

The main points for which this revised approach will be assessing are –

• Reasons / principles / justification of redevelopment on the site.

• Flood issues.

• Housing types.

• Impact on current shops within the application boundary.

• Design and massing.

• Parking and traffic.

TESTING THE DESIGN - COMMUNITY AND PARISH COUNCIL ENGAGEMENT



• Reasons / principles / justification of redevelopment on the site.

Points were raised questioning why the site needs to be redeveloped and the justification for residential over the commercial, first and foremost this is a retail led scheme where the residential is required
to support the holistic site redevelopment. The singular redevelopment of the retail element with the constraints applied to the site simply will not be viable therefore an increase in the residential
element is seen to be the best route given the site has residential use in the form of two properties already. This additional residential will essentially fund the works making the site a safe and futureproof
building where the current retail occupants are retained.

• Design and massing.

The design has been process led from the start and has gone through two design review panels, multiple council and EA engagements and formal pre-applications – each time refining the site plan,
general design, massing and scale to a point where the Design Review Panel raised no issues with the scale and massing, overall design and layout in principle – but further refinement was requested
which will be taken into account in the final planning drawings. The design and massing has been further considered and tested / revised against the site constraints now further detailed planning reports
have been undertaken. The massing has, over each iteration reduced significantly from three floors of residential over a retail ground floor down to the 1&1/2 as now proposed – where the top most
floor is designed within the roof scape.

• Flood issues.

The scheme has been designed to not only remove the threat of flood to the sites' inhabitants but also alleviate flooding in the wider context by effectively lifting itself up, out of the flood zone on stilts
therefore increasing the site’s capacity to hold water and removing built form which would otherwise displace flood waters elsewhere in turn creating a net gain for the sites flood capacity. The FRA’s
given heights are set to +6.5m as opposed to the +7.1m we thought at the time of the public consultation. This in turn means the roof height and the highway/decking relationship improves
considerably this in turn means that the commercial will now remain viable for the design life of the building.

• Housing types, parking and traffic.

The consultation schme proposed a significant amount of large 3 bed 6 person apartments and concerns were raised that the potential units could generate excessive car demand on the site which the
design could not accommodate. The mix has since been re-designed and only one 3 bed is now proposed which in line with Cornwall Council’s transport policies and our expected car demand will
reduce the expected car usage of the site, this alteration in hand with a revised, greater quantum of parking on the site will aim to alleviate these concerns. Furthermore as part of Cornwall Council's
Climate Crisis consultation, greater emphasis will be applied to greener forms of public transport for which the council are looking to bolster public transport in the surrounding areas. The Transport
Statement has calculated that the proposed redevelopment will not generate a significant increase in vehicular movements. A TRICS assessment has been undertaken and highlighted that the scheme
would have no impact on the operation of the local highway network.

• Impact on current shops within the application boundary.

There was understandably concern that the current tenants of the site would be pushed out by the redevelopment of the site, this is simply incorrect, this scheme is proposed to safeguard these uses
and help them thrive in a more suitable retail environment with better facilities, lower energy bills and better customer experience.
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QUANTIFYING THE PUBLIC CONSULTATION AND PARISH COUNCIL FEEDBACK

TESTING THE DESIGN - COMMUNITY AND PARISH COUNCIL ENGAGEMENT
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CONTAINED SPACE – PROTECTED PUBLIC REALM CONTAINED SPACE - RESIDENTIAL AMENITY SPACE - 1ST FLOOR
N

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES
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ORIENTATION - RETAIL ACCESS - RETAIL
N

Active frontage Retail access

Drop off / Pick up out of hours delivery

Out of hours delivery to Cornish Fresh

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES



ORIENTATION – 2ND FLOOR RESIDENTIAL

MAWGAN PORTH

75

ORIENTATION – 1ST FLOOR RESIDENTIAL
N

Primary orientation

Secondary orientation

Primary view

Secondary view

Primary orientation

Secondary orientation

Primary view

Secondary view

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES



MASSING
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ACCESS -RESIDENTIAL
N

Primary residential access

Secondary residential access

Car Park access Ground floor

1st floor

2nd floor

Drop off / Pick up out of hours delivery

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES



Proposed Site

Proposed uses - A1, A3, A4, A5 retail and C3 residential

Proposed Total Built Form GEA - 2725sqm
Proposed Total Built Form GIA - 2532sqm

Proposed Retail GEA - 885sqm
Proposed Retail GIA - 775sqm

Proposed Residential GEA - 1780sqm
Proposed Residential GIA - 1630sqm
Proposed Residential NSA - 1400sqm – (Unit Schedule on page xxx)

Ancillary uses (shared plant / core / Bins Etc) GIA - 125sqm

Proposed Site breakdown

OUTLINE QUANTUM
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PARKING
N

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES

Primary – private car park over two decks

Secondary – car park / pull in spaces

Car Park access

Delivery / drop off / pick up bays



MASSING
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Ground floor uses – commercial with greater height
than residential floor-floor

1st Floor uses – Residential and hotel / guest house

2nd Floor uses – Residential and hotel / guest house

Upper extent of existing mass – Merrymoor Roofline

Proposed mass follows existing mass rising upward to
the valley sides where valley landscape reduces impact
of existing and proposed mass

Valley floor

Flood modelled ground floor level at 6.5AOD

SITE STRATEGIES APPLIED TO POST PUBLIC CONSULTATION SCHEME PRINCIPLES



• A reduction in mass and scale through careful consideration of the design utilising step backs in massing, varied pitch lines,
lowered eaves and reduced scale of pitches together with reduced retail floor to ceiling heights and scheme setting level.

• Enlarging and rationalising the separation between the two upper residential masses including stepping back at upper level
to allow better quality of light into the decked area.

• Residential access moved to a more accessible location forming part of the active frontage and relating better to the sea
front and pedestrian desire lines.

• Parking increased to accommodate more spaces with a revised split deck design making the most out of the space
available and enclosing the parking within the façade treatment. Including new spaces to the front of the scheme and
altering mix and type of residential units to reduce potential / perceived car led demand on the site.

• Rationalising the concept of the longhouse and re-orientating units to create a scheme with no true - north facing units and
delivering a majority of units which benefit from dual aspect as a minimum.

• Creating a public realm space which better responds to the landscape and road level allowing for a more holistic approach
to the public realm.

• Revising the roofline and massing to better respond to the landscape impact assessment .

• Altering the heights of the commercial units to a level suitable for a flood resilient development including a safe means of
escape for residents and commercial occupants alike.

• Responding to the client’s brief to provide a more varied set of commercial layouts allowing the building to respond better
to fluctuations in demand.

• Re-visiting landscape proposals to create spaces and interventions which will be sustainable and suitable for the scheme
and its location.

• Better understand and implement sustainable initiatives into the scheme such as solar PV, air source heatpumps, roof lights
to increase wellbeing and quality of light within the units below, car charging bays and re-planning the back of house
commercial areas to provide better staff facilities and wellbeing.
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SITE STRATEGIES

DESIGN RESPONSE - MAIN POINTS TAKEN THROUGH TO FINAL PROPOSAL–



This chapter is designed to demonstrate how the
design has been laid out on the site and how
movement is achieved.

The Layout includes how the spaces in and around
the building work with each other and how site
constraints and opportunities have been realised.

Access related to vehicular and transport links to
and around the building have been designed to
demonstrate how inclusive access has been
considered.

Site Strategy –

The site strategy principles are based on the
conceptual ideas presented earlier in this
document. These principles are:

Legible pedestrian entrances for the retail and
residents off a central, safe courtyard

Vehicular parking encased within the design with
enough provision for the scheme as a whole

Contained private courtyard gardens with access
to apartments

Dual aspect apartments to maximise sunlight /
daylight and to remove purely north facing units.

Flood-safe, layout for residents and commercial
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PROPOSED SCHEME

SITE MASTERPLAN
N
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PROPOSED SCHEME

SITE MASTERPLAN – GROUND FLOOR USES
N

Deliveries

Residential access Car park accessNew crossing point

Pasty / Pizza Shack
Landscape buffer

Cornish Fresh deli

Cornish Fresh Stores

Married to the Sea

Art at the Beach

Pedestrian access

Disco Beads

Public realm

Car Park
Plant rooms
Storage and staff facilities
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PROPOSED SCHEME

SITE MASTERPLAN – GROUND FLOOR LAYOUT PRINCIPLES
N

Ground level
• Commercial
• Large, decked public realm area
• Parking spaces
• Commercial delivery location and drop off
• Summer season serving hatches and shack
• Landscape bunds and buffers
• Commercial staff wellbeing facilities
• Residential lobby and bin stores
• Residents surf store and bike stores
• Resident and commercial staff parking
• Public cycle spaces
• Technical areas for the building

Access
• The main resident’s entrance and retail entrances
are at this level via doors located off the deck with
both stepped and ramped access allowing wheel-
chair users level access.
• Stairs & lifts access the upper residential floor
levels from within the main lobby with a secondary,
stepped access and escape stairs off the rear of the
car park
• A safe escape route is proposed to the north of
the site across a new table in the road allowing
residents and customers to exit the scheme in
event of an extreme flood event.

Refuse Strategy
• The refuse stores are located adjacent to
the resident core and southern delivery area
providing ample storage for the residential use and
commercial bins use.

Primary pedestrian routes

Commercial access points

Commercial delivery pick up locations

Primary residential access

Secondary residential access

Car park access
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PROPOSED SCHEME

SITE MASTERPLAN –1ST FLOOR LAYOUT PRINCIPLES AND USE
N

1st floor level:

• Residential
• Primary Residential core
• Secondary Residential core
• Access to all units
• Shared residential amenity area
• Landscape bunds and buffers
• Technical areas for the building
• Private amenity areas and balconies

Access

• Access to the level is by the primary access core
containing a lift and stairs at the north of the
building, the secondary set of stairs centrally
positioned acts as a further route to this floor by
stepped access only and leads to the car park
levels below and also functions as a second means
of escape.

All residential units are accessed from this level with
access to the upper Longhouse duplex floor
provided internally via private residential stairs.

Primary routes

Residentail access points

Primary outlook

Secondary outlook

Residential Core

Residential shared Amenity

Residential Private Amenity
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PROPOSED SCHEME

SITE MASTERPLAN – 2ND FLOOR LAYOUT PRINCIPLES AND USE
N

Primary outlook

Secondary outlook

Private Residential stairs

Residential Private Amenity

2nd floor level:

• Residential
• Private amenity areas and balconies

Access

• Access to the level is accessed within the duplex
longhouses via private residential stairs leading to
the second floor and roof gardens over.
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PROPOSED SCHEME PLANS

GROUND FLOOR WITH UPPER AND LOWER SPLIT PARKING DECK
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PROPOSED SCHEME

1ST AND 2ND FLOORS WITH UPPER SHARED AMENITY DECK
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PROPOSED SCHEME

ROOF PLAN WITH PRIVATE ROOF GARDENS



Application site are including highways land – 2508sqm / 0.25 Hect / 0.62 Acres

Existing Site

Existing uses - A1, A3, A4, A5 retail and C3 residential

Existing Total Built Form GEA - 647sqm
Existing Total Built Form GIA - 597sqm

Existing Retail GEA - 507sqm
Existing Retail GIA - 447sqm

Existing Residential GEA - 140sqm
Existing Residential GIA - 133sqm
Existing Residential NSA - 133sqm

Ancillary uses (plant Etc) GIA - 17sqm

Existing Site breakdown

Cornish Fresh GIA - 257sqm
Disco Beads GIA - 106sqm
Married to the Sea GIA - 30sqm
Art on the Beach GIA - 12sqm
General Storage unit GIA - 42sqm

Residential over Cornish fresh NSA / GIA - 87sqm
Residential to rear of Married to the Sea NSA / GIA - 46sqm
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PROPOSED SCHEME

SITE AREAS AND USE CLASS BREAKDOWN

Proposed Site

Proposed uses - A1, A3, A4, A5 retail and C3 residential

Proposed Total Built Form GEA - 2725sqm
Proposed Total Built Form GIA - 2532sqm

Proposed Retail GEA - 885sqm
Proposed Retail GIA - 775sqm

Proposed Residential GEA - 1780sqm
Proposed Residential GIA - 1630sqm
Proposed Residential NSA - 1400sqm – (Unit Schedule on next page)

Ancillary uses (shared plant / core / Bins Etc) GIA - 125sqm

Proposed Site breakdown

Cornish Fresh Deli GIA - 143sqm
Cornish Fresh Stores GIA - 232sqm
Back of House to Cornish fresh GIA - 168sqm
Disco Beads GIA - 77sqm
Married to the Sea GIA - 103sqm
Art on the Beach GIA - 41sqm
Shack GIA - 11sqm

General areas – In addition to the above

Lower parking deck area (inc ramp) - 337sqm
Upper parking deck area (inc ramp) - 341sqm
Public realm deck at ground (inc stairs, ramp and bund) - 302sqm
Shared residential amenity at 1st floor - 150sqm



UNIT1 - 96sqm 2bed 4 person Duplex

UNIT2 - 134sqm 3bed 6 person Duplex with roof garden

UNIT3 - 93.5sqm 2bed 4 person

UNIT4 - 94sqm 2bed 4 person Duplex

UNIT5 - 83.5sqm 2bed 4 person Duplex with roof garden

UNIT6 - 83.5sqm 2bed 4 person Duplex

UNIT 7 - 75sqm 1bed 2 person Duplex

UNIT 8 - 86sqm 2bed 4 person Duplex

UNIT 9 - 50sqm 1bed 2 person

UNIT 10 - 86sqm 2bed 4 person Duplex with roof garden

UNIT 11 - 86sqm 2bed 4 person Duplex

UNIT 12 - 86sqm 2bed 4 person Duplex

UNIT 13 - 86sqm 2bed 4 person Duplex with roof garden

UNIT 14 - 80sqm 2bed 4 person

UNIT 15 - 78sqm 2bed 4 person

UNIT 16 - 102sqm 2bed 4 person Duplex
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PROPOSED SCHEME

RESIDENTIAL UNITS
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PROPOSED COMMERCIAL UNIT INDICATIVE INTERNAL LAYOUTS

Fire Escape

Staff Breakout

Shared Bin stores

Freezer storage

Public Realm

Summer / Takeaway Pick Up

Pasty / Pizza Shack

Self serve Takeaway/Restaurant / Deli / Bakery / Coffee

Delivery / Bin route
Ramped access to
public realm

Disco 
Beads

Art at 
the 

beach

Married 
to the 
sea

Cornish 
Fresh 
stores 

Cornish 
Fresh 
Cafe

Double 
stack plant 

rooms

Car park 

Staff & management 
facilities

Staff Toilets and
shower

Shared Fire escape

Residential Core

Disabled chair lift

Fire Escape

Cold storage

BOH storage

Delivery dock
Dock canopy

Prep and wash
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PROPOSED COMMERCIAL UNITS INDICATIVE INTERNAL USES AND CONCEPTS
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PROPOSED RESIDENTIAL UNIT LAYOUTS

TYPICAL APARTMENT LAYOUT

Part M of the Building Regulations was modified in October
2015 - the new document is broken into 3 parts:

• Category 1: Visitable dwellings
• Category 2: Accessible and adaptable dwellings
• Category 3: Wheelchair user dwellings

As a ‘best practice’ approach the proposals have been
designed to Part M4(1) and (2).

Category 1 Visitable dwellings - M4(1)

The new regulations are similar to the previous iteration. They
form a basic technical requirement for all people visiting
dwellings to be able to access the dwelling.

The proposed scheme has been designed to part M4(2)
requirements.

Category 2 accessible and adaptable dwellings - M4(2)

Broadly equivalent to the Lifetime Homes Standard, however:

• step-free access required to dwelling;
• no requirement for a through-floor lift or hoist;
• temporary bed space at entrance level or turning circles in
living or dining spaces;
• stair width minimum 850mm;
• modified WC approach zone;

The proposed scheme has been designed to part M4(2)
requirements

Living / Dining Store & Cylinder Ensuite

Bedroom 2
Master Bedroom

Bedroom 1Bathroomstore

Hall & Stairs CoatsKitchenAmenity Space
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MASSING

PROPOSED FINAL CONCEPT

Massing has decreased on the site through each iteration of the scheme to a scale and form
now deemed acceptable in the visual impact assessment and streetscape.

This has been achieved through a few key aspects –

Reduction in height and floors from original Pre-app and DRP proposals.

Top most floor divided into smaller – longhouse type apartments lowering eaves and ridge
heights together with step increasing backs in the building elevations

Increased separation between the two structures at first and second.

Variation in roofscape to break up linear lines across the building reducing its impact on the
landscape.

A reduction in the ground floor starting point now the flood data has been modelled
accurately and revised safe level achieved of +6.5mAOD - rather than +7.2m AOD previously
expected (but not modelled)

These elements combined have led to a structure much less intrusive and in keeping with
existing heights in the valley and now takes a less dominant roll in the street scene.
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APPEARANCE & ARTICULATION

Earlier in the D&A the exploration of the Longhouse was taken forward in its form, use, layout,
materials and form and applied to the residential, it’s clear this form and general layout applies
well as a concept to the residential, however it is less successful to the retail plinth it sits on.

DESIGN PRINCIPLES – RESIDENTIAL
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APPEARANCE & ARTICULATION

Therefore a different language, easily distinguishable from the residential must be sought to
best fit the architecture and uses of the ground floor.

Shared aspects of materiality can pass between these two elements which will be separated by
floor, use, and fenestration, but clear delineation will be designed in due to the requirements
of the uses behind the façade.

A study of Mawgan Porth’s retail and commercial buildings hold little to be desired apart from
materiality and historic context therefore we must look further afield to help tie in the
commercial and retail elements to a Cornish typology bound to the site via its materials.

DESIGN PRINCIPLES - COMMERCIAL
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APPEARANCE & ARTICULATION

Activity will be the key to successfully opening up the ground floor relieving the public realm of
void and negative space found on similar residential properties such as the ones shown on this
page.

These negative spaces and voids provide little benefit to the setting, and although in some
cases, where as car park access points, bin stores and delivery bays are to be seen as
necessary, they can be successfully designed into the scheme without determent to the facing
or prime façade.

Therefore it will be a primary factor of the retail design to facilitate a fully active and
permeable façade, allowing maximum sales exposure for the units within and maximum
interaction with the public realm and desire lines running through the site and beyond.

DESIGN PRINCIPLES COMMERCIAL

\
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APPEARANCE & ARTICULATION

Modern commercial, retail and restaurant/bar architecture in Cornwall has seen a distillation
over recent years into a simple form with large windows, base materials mixed with contextual
references and offset with selective species planting.

These simple forms are not only useful for retail but also have strong reference to the
utilitarian architecture found on docks and port / sea-side commercial and markets where a
more trade based commerce blossomed over the early and mid 19th century.

DESIGN PRINCIPLES COMMERCIAL
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PROPOSED SCHEME SITE SETTING – CONTEXT VIEW

Indicative montage
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PROPOSED SCHEME SITE SETTING – LVIA PRIMARY VIEW 1 EXISTING
N

Indicative montage
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PROPOSED SCHEME SITE SETTING – LVIA PRIMARY VIEW 1

Indicative montage
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PROPOSED SCHEME SITE SETTING - PRIMARY VIEW 2

Indicative montage
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PROPOSED SCHEME SITE SETTING

Indicative montage
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PROPOSED SCHEME SITE SETTING

Indicative montage
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PROPOSED SCHEME SITE SETTING

Site outlined in red for clarity

Indicative montage
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PROPOSED SCHEME SITE SETTING

Site outlined in red for clarity

Indicative montage
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PROPOSED SCHEME SITE SETTING

Indicative montage
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PROPOSED SCHEME

SHADOW STUDY
N

Mid day – June9am – June 6pm – June

Mid day – April9am – April 6pm – April
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APPEARANCE & ARTICULATION

The architectural language is clear and simple. Using a localised material palette of stone,
metal cladding, timber, render and slate this is an understated, honest contextual design
approach.

This design approach is explored in detail in this section.
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APPEARANCE & ARTICULATION

PROPOSED VISUAL 1
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APPEARANCE & ARTICULATION

PROPOSED VISUAL 1
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APPEARANCE & ARTICULATION

Modern commercial, retail and restaurant/bar architecture in Cornwall has seen a distillation
over recent years into a simple form with large windows, base materials mixed with contextual
references and offset with selective species planting.

These simple forms are not only useful for retail but also have strong reference to the
utilitarian architecture found on docks and port / sea-side commercial and markets where a
more trade based commerce blossomed over the early and mid 19th century.

DESIGN PRINCIPLES COMMERCIAL
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ARCHITECTURAL LANGUAGE

Detail & Language

A clear, consistent and simple architectural language has been used to reinforce the key
Design Principles. This language helps to inform routes, access, appearance, massing and
spaces within the scheme.

• The top floors are set back, materially
differing from the base

• Window heads are designed to
create a visual lintel. The dark
grey / blue slate colour fascia allows
vents that penetrate the facade to
be neatly disguised.

• With each stone colour the blend
of individual cuts create a subtle
texture in elevational treatment.

• Depth of window reveals are key. It
is important that sufficient stonework
is seen to return, creating depth in
the facade.

• Rainwater downpipes are located
with recesses between bays.

• To articulate the massing, the
facade may be divided into clear
bays, reinforced by the stone
colours.

ELEVATIONAL TREATMENT
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ARCHITECTURAL LANGUAGE

ELEVATIONAL TREATMENT

Cut face - Cornish slate façade facing

Dark grey metal coping profile

Glazed balcony with slight blue tint

Cut face - Cornish slate façade facing

Pronounced metal ridge bulkheads
Mid grey aluminium timber core glazing frames

Timber plant enclosure

Glazed Balcony with clear glazing

Slate tile infill panels

Glazed balcony with slight blue tint

Gassed planting zone

Pronounced metal ridge bulkheads

Dark grey metal coping profile

Dark grey metal coping profile
Timber signage zone

Mid grey aluminium timber core glazing frames

Dark grey aluminium glazing frames & doors

Pronounced metal ridge facing panels

Slate tile infill panels
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ARCHITECTURAL LANGUAGE – KEY ELEMENTS

RETAIL FAÇADE

The retail façade will take a rhythm similar to the upper residential parts and use this to create
a structured aperture for which retail display windows, doors, access points, pick up points and
signage panels can be housed. These facades will present an openable, welcoming and
permeable face to the development.

Façade materials such as the stone and slate will be brought down to pedestrian level
bringing natural, contextual textures into the public realm backdrop.

The ribbon of retail at ground floor will be separated from the residential use and architectural
language above with the use of protruding fascia and bulkhead details faced in metal bringing
the historic, simple port side market architecture into play.

Further canopies are designed in areas where most activity will take place at a retail and
residential level helping to separate the two uses and reduce noise transmission between the
two. The underside of the canopy will be clad in timber with down lighters to mark entrances
and thoroughfares.
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ARCHITECTURAL LANGUAGE – KEY ELEMENTS

RESIDENTIAL ACCESS

During the design and testing the design through DRP, pre-app and public consultation
phase the residential access was moved to a more prominent position on the north corner of
the building located adjacent to the public realm access, car park access and pedestrian
desire lines running past and into the site.

The access is at the 6.5m ground floor level required in the FRA, therefore sits circa 500mm
above the current level in this location requiring steps and ramped access to the lobby. This
access off the public realm deck has been positioned to capture direct flow of movement to
the residential for the beach or car parks behind whilst the ramp provides a logical movement
up into the public realm for the access to the retail making the space around the residential a
more quiet and controlled space although linked to the greater public realm.

The residential lobby will contain a lift, stairs up to the residential floors and stairs down to the
shared bin stores.

The entrance will be defined by soffit lighting and signage to the glazing and will require key
code access or similar. The lobby will also contain post boxes for the apartments above.

Primary pedestrian
movement

Secondary pedestrian
movement



MAWGAN PORTH

116

ARCHITECTURAL LANGUAGE – KEY ELEMENTS

CAR PARK

The car park at the rear of the scheme cleverly disguises two floors of parking allowing
residents to access an upper and lower car park deck with private car parking spaces, bike
spaces, cycle stores – all enclosed within the façade treatment.

The car park will allow 24 cars to park on site in a secure, protected environment with easy
access to the residential or commercial below.

The space is open on 3 facades allowing good cross flow of air removing the need for large
unsightly mechanical extracts.

The upper and lower levels are accessed by a single flow ramp.

The parking has been designed in line with park mark where applicable, allowing clear
headroom of 2.2m on each deck as a minimum and 2.3m between structure.

Due to site levels the lower deck is able to fall behind the Cornish
hedge wall, partly disguising the use behind.

Secondary access to
residential floors

Upper deck

Ramp down/up
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ARCHITECTURAL LANGUAGE – KEY ELEMENTS

PUBLIC REALM

The public realm will provide a much needed area of pedestrian relief on the shorefront where
beach-goers can take refuge from the sun or rain, the beach itself, the busy road or the night.
It will act as a destination point drawing in both the passer by and the day-tripper already at
the beach.

The public realm deck will provide a safe level area where the public can eat, rest and meet in
either informal or more formalised seating and areas. The deck will allow the smaller retailers
to cross benefit from this increase in passing trade and allow better exposure to the summer
season.

The deck can be accessed from each end and will provide ramped, stepped and lift access
providing access for all.

The landscape bund will put a degree of separation and backdrop to the busy road and
furthermore the planting and vertically placed timbers will help reduce on-shore winds and
offer a more comfortable environment.

There will be areas to park bikes, surfboard racks and small beach / lockers to store phones,
wallets, and keys whilst on the beach.

The beach hut will also act as a signage zone outlining local information and tide/beach
information along with posters for events further afield.
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ROOFTOP GARDENS

4x roof top gardens will be proposed set between the ridge and valleys of the roofline
allowing certain larger units to enjoy an elevated view of the landscape and beach whilst roof
pitches disguise the mass and overlooking views within the scheme.

The roofs will be accessed from the centre, private staircase with a fully compliant sliding
access roof light providing safe access to the roof and also light into the heart of the
apartment below.

A visual and audible fire alarm will be fitted to each roof space with the central access stairs
acting as a protected core for escape out into the common areas.

ARCHITECTURAL LANGUAGE – KEY ELEMENTS



MAWGAN PORTH

119

ARCHITECTURAL LANGUAGE

RESIDENTIAL INTERIOR CONCEPTS
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ARCHITECTURAL LANGUAGE

COMMERCIAL INTERIOR CONCEPTS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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ARCHITECTURAL LANGUAGE

PROPOSED ELEVATIONS & SITE / BUILDING SECTIONS
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DETAIL ELEMENTS OF THE DESIGN
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FLOODING – ESCAPE ROUTE

SAFE MEANS OF ESCAPE INCASE OF AN EXTREME WEATHER EVENT

Clear route of escape

The scheme and pedestrian routes inside and
outside the ownership boundary have been
designed to provide an safe means of escape at a
suitable level as stated in the FRA.

Residents will be able to use the main core to
access the public realm deck and exit over the
raised table top in the road to the north exiting to
the opposite side of the road and to safety.

In addition to the this secondary escape can be
utilised from the retail and upper parts of the
residential to gain access to the upper parking deck
which also allows a safe pedestrian route out to the
north of the site.

Road Table top
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SUSTAINABILITY

KEY SUSTAINABILITY FEATURES

The design

One of the key factors in a sustainable building is down to its layout and orientation where
design, mass and layout can reduce soar gain, provide natural daylight to uses within and
utilise built for to support biodiversity and natural energy harvesting. Furthermore the quality of
the materials used, their ability to be recycled, increase material specification to increase the
durability of the building and prolong its lifespan and reduce its operational cost.

The scheme will utilise design features such as roof lights to the residential areas vastly
reducing the need for lighting.
The orientation and roofline has been design to facilitate the use of PV panels on the south
facing pitches and reduce solar gain.
Materials have been selected which can easily be recycled and are suitable to the environment
reducing replacement and upkeep costs
Use of local stone vastly reducing transport costs and reducing the sites carbon impact.
Increase the development’s thermal insulation values across the site to help maintain a
regulated temperature with the building reducing excessive heating or cooling.

Energy consumption

Energy consumption will be kept to a minimum via the correct specification of lighting and
modern, efficient plant and retail components such as utilising heat recovery from chillers.
The solar PV panels proposed will generate cheap, sustainable electricity for the site as a whole
reducing its consumption. Smart meters will be implemented into all residential areas along
with energy saving appliances and air source heat pumps.
Airtightness will reduce heat loss to the residential aspects of the proposal helping to retain
heat within the dwellings and reducing costly peaks in heating requirements.

Water Conservation

Water meters are a very good tool in providing an awareness to a owner’s use and the
implantation of dual flush toilets, reduced flow taps, rain - water harvesting for outdoor
landscape areas.

The scheme will incorporate a suds scheme below the raised deck allowing the site to vastly
reduce site run off and minimising its impact on the local river course and reduce localised
groundwater flooding events.

Ecology and Biodiversity

As outlined in the biodiversity report the scheme will enhance the current sites biodiversity
through the implementation of intensive and semi intensive roof gardens and landscape bunds.

Waste management

The scheme will provide bins for specific recycling groups helping the site recycle as much
waste as possible from both residential and commercial areas of the scheme. Furthermore
recycling bins which encourage the separation of materials will be introduced as part of the
sites on-going commitment to the community it serves.

Light and noise pollution

The development has been carefully designed to help reduce sound transfer between uses
within the site and also the uses around it. The external lighting has been kept to mainly down
lighters and knee high bollards and decking lighting to maintain dark skies and minimise light
blead from the site.

Health and well-being

The health and well-being of the development’s inhabitants and workers is key to the successful
future of the site in the community and within its own microclimate. Private, communal and
private communal spaces are provided throughout the scheme for both commercial aspects
and residential alike, the staffing areas have been designed to provide ample break-out space
both internally and externally with natural light, common staff room, showers and kitchen
provision.
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SECURE BY DESIGN

INDICATIVE SECURITY MEASURES

CCTV point
Controlled, Secure access

Secure line for delivery / car parking

Secure by design has been referenced and the design guide used to influence the
location and movement strategies within the site.

Visitor cycle bays have been positioned in areas of high natural surveillance or within
private, secure areas.

The residential access has now been moved to a more prominent position with a secure
lobby area and robust and considered mail boxes located besides the access door
removing the need for postal access.

The delivery bay has been secured with a roller shutter to close off the delivery zone
and create a clear barrier to access, also removing unsightly and private elements of the
BOH areas such as bins.

Lighting has been designed to reduce blackspots and dark corners and define access
points and will be designed to reduce power consumption by being two stage after
dark where required.

The use of materials on the hard landscaping help wayfinding and define public and
semi public spaces from private.
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LIGHTING

INDICATIVE LIGHTING PLANS

Low level post downlights
Wayfinding low level step lights
Downlights in canopy
Feature planting uplighters in borders

Please refer to PL-15 for lighting plan

` 
` 
` 
` 

` 
` 

` ` ` 
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LIGHTING

INDICATIVE LIGHTING SPECIFICATION

Low level post downlights Wayfinding low level step / ramp lights Downlights in soffit

Light bulb

Bulb included No excl. light bulb

Number of lights 1

Lamp holder GU10

Suitable for LED, Halogen, Energy saving

Wattage  50

Voltage 220V

Energy label A++

Technical Spec's

IP classification [IP65] Protected against 
(powerful) water jets

Feature planting uplighters borders
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LANDSCAPE

CONCEPT

Detail & Language

This Planning Application covers information regarding appearance to
demonstrate the qualitative aspects of the proposals.

Access

Access points will be sought in approximately the same positions as currently
found on site as these access points allow for better use of the site’s crossfalls.

Pedestrian and cycle access

Will be sought along the northern / southern extents of the public realm deck with
access and shared surface approach to provide a high quality, open and inviting
route through to the greater scheme and beyond

Topography

The sloping topography will be utilised to the advantage of the scheme.

Boundaries

The south and eastern boundaries are of little merit to the scheme in their current
form – it is the intention to replace these boundary conditions and improve
biodiversity with the introduction of a Cornish hedge wall to the eastern boundary
line. This will help define and soften the boundary where required.

Trees / Landscaping

The site provides no public landscaping - hard or soft of any quality, and has
almost zero biodiversity across the whole site, we will be intruding landscape
bunds, trees, Cornish hedge walls, deck planting and grasses to increase the sites
biodiversity.
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LANDSCAPE

CONCEPT

The ‘Design Process Diagram’ shows how a strategy of informed analysis is translated and
then tested throughout the design process to achieve a proposal that responds to the brief
and site.

Building on the analysis, the conceptual design will incorporate key ideas to influence the
design, layout and proposed materials.
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CONCEPT REFERENCES
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LANDSCAPE

CONCEPT

The public realm has been designed to offer a respite from the beach, busy
highway and congested promenade and provide a safe location where families,
visitors, locals and business can enjoy and benefit. It is our aspiration to create a
high quality, usable and flexible space to support both the retail and residential
uses on the site and the greater community as a whole, alongside encouraging
local and visitor trade through linked trips within Mawgan Porth.

Through careful site investigations we have responded to the constraints
surrounding the site by raising the public realm above kerb level to future proof
the scheme against climate change and the threat of local flooding. The majority
of the scheme proposed now sits upon stilts allowing free movement of water
below and through the site and reducing the pressure on the surrounding flood
defences.

The deck will be bounded by a landscape bund bristling with local plant and tree
species helping to soften the current hard pedestrian edge. This bund will be set
against a backdrop of vertically positioned rough cut timbers breaking up the
new landscaping further and providing wind breaks and protection for the public
behind. Further to this, local materials will be used to help tie in the new
development and public realm and both architecture and public realm will share a
simple pallet of materials consisting of timber - both rough and finished, Cornish
slate, Zinc / metal details and local plant species.
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LANDSCAPE

CONCEPT

Within the raised public realm will be a mix of formal and informal dining areas,
pasty / pizza shack, bar type seating, soft and hard landscape features and
stepped or ramped access points. This multifunctional space will have the ability
to be used throughout the year for private or community uses such as parties,
events, community meetings. Couple this with the ability to engage with the
internal retail uses through the opening of the façades and the space will provide
valuable and much needed public realm in the heart of Mawgan Porth.

Outside the development boundary we are working with the Environment Agency
and Highways Agency, and the council to facilitate new crossing points with
improved access, public realm and highways features to reduce traffic congestion,
more responsive and bespoke flood defences, increased pedestrian routes, better
public facilities and a safer, more welcoming face to Mawgan Porth.

Boundary treatments will be utilised to bring in additional biodiversity net gain to
the suite. The eastern elevation provides an excellent opportunity to bring a
Cornish Hedge wall to provide a legible edge to the development and create a
feature rich grounding to the East elevation along with softening the boundary.
Timber fencing will be brought into the southern boundary with flood breaks to
allow flood water to pass between the areas inside and out and reducing the sites
impact on the valley floor
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CONCEPT MASTERPLAN – GROUND
N

This plan illustrates the intent behind the emerging
landscape:

The emerging landscape positively responds to the
Site’s topography. The creation of a courtyard, and
the strengthening of internal vistas

It strengthens green infrastructure through
introduction of high quality landscape open space.

It provides improved access for the local and
emerging community - provides defensible space
between the communal spaces and the adjacent
road system

It respects the areas location and climate and
provides spaces for new planting to be
accommodated.

Cornish Hedge wallFenceService area Parking area

Shared surface crossingLandscape buffer Public realmShared surface crossing
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LANDSCAPE

CONCEPT MASTERPLAN – RESIDENTIAL FLOORS
N

This plan illustrates the intent behind the emerging
upper, Residential landscape:

The emerging landscape positively responds to the
Site’s locality and orientation with upper, south
facing courtyards and landscape buffers to break
up linear glazed elements against the beach

It strengthens the sites overall green infrastructure
through introduction of high quality landscape in
both soft and hard form in shared and private
spaces.

It respects the areas location and climate and
provides spaces for new planting to be
accommodated.

Roof gardensFence

Landscape Buffer

Shared Amenity

Private amenity
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INDICATIVE SOFT LANDSCAPE
N

Cornish Hedge Wall with slate detailing

Dune grasses on landscape bund
Shade tolerant wildflower grassland mix such as Emorsgate EH1 could be 
considered for this area

Cornish hedgebank proposed along the south-east boundary - planting this 
hedgebank with a diverse mixture of locally characteristic native woody species 
would provide habitat value and also a habitat corridor through the site.
Hawthorn trees
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LANDSCAPE

INDICATIVE SOFT LANDSCAPE 1ST FLOOR GARDENS

Native hedge planting - native Heathers and Hebes, and
hedging should also provide value such as Escallonia

Dune grasses on landscape bund
Shade tolerant wildflower grassland mix such as Emorsgate EH1 could be 
considered for this area intermixed with ornamental grasses 

Wildflower and herb planting intermixed with ornamental
grasses
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LANDSCAPE

INDICATIVE SOFT LANDSCAPE 1ST FLOOR GARDENS

Native hedge planting - native Heathers and Hebes, and
hedging should also provide value such as Escallonia

Dune grasses on landscape bund

Wildflower and herb planting intermixed with ornamental
grasses
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ECOLOGY AND HABITAT CREATION

Implementation of the scheme will introduce features of wildlife habitat interest
throughout the site. In particular, these features are associated with the landscape
design and with the incorporation of wildlife habitat features into flat roof areas of
the buildings.

The landscape design includes a greater amount of community courtyards and
native species edges and boundary areas. These comprise a variety of grassland,
shrub and tree planting elements that combine to create a network of features
and corridors in a mosaic of open spaces that extend opportunities for wildlife
throughout the entire development area.

The vegetation that will be introduced to these areas will comprise a substantial
native species component and will include non-native ornamental plant species
that provide wildlife habitat interest. The biodiversity potential of these landscape
spaces will be augmented by wildlife opportunities throughout The Planting and
the management of the landscape has been informed in part by the desire to
increase the biodiversity across the site.

A proposed mix of native and non-native plant species with high ecological value
will be planted site wide. The courtyard buffer will provide shelter, natural food,
and site benefits such as wind diffusion and softening of architecture. Within the
Boundary Green Zones native and naturalised species of Evergreen / wintergreen
species will be under planted.

Bird boxes & bug hotels will be sited within the upper spaces. The planted
borders of the central courtyard and upper courtyard will include native,
naturalised or appropriate wildlife friendly ornamental species to attract bumble
bees and butterflies.

A natural balance will be maintained by using organic and peat free materials and
minimising the use of chemical pesticides and herbicides.
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SOFT LANDSCAPE MATERIALS

Planting softens the built form, humanises scale, mitigates the microclimate,
provides a seasonal colour fragrance, sense of place and defines boundaries.

Shrub planting in particular can respond to and extend the landscape structure
into the site by framing entrances, crossings, and key spaces. All year round
colour can be provided through the planting of seasonal shrubs or individual
specimen plants.

A guiding principals on the choice of species chosen should seek to fulfil the
following:

1. To realise the landscape strategy.

2. To illustrate the typical choice of species available for use across the site and
establish approval of the typical species with the Local Planning Authority at an
early stage.

This will also assist the Client when considering early procurement or
contract growing to ensure availability at the correct time.

3. To be appropriate to the context.

4. To be robust enough for the proposed uses of the development and the
technical requirements of the site and its construction. To be relatively
maintenance free once established.
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OUTLINE HARD LANDSCAPE STRATEGY

The public and communal areas have been designed to be robust and of a quality appropriate to
the site, which conveys a unifying character to the new development. Importance has been given to
the appropriateness of the materials with regard to place making and their long term performance
The design and placement of all the elements will respond to the architecture of the development
through sympathetic, appropriate and consistent materials textures and scales

The Hard Landscape Strategy will:

• Respond to the architectural context and character

• Provide a high quality veneer to the public realm

• Provide surfaces that facilitate ease of access

The materials for the Hard Landscape palette have been selected to fulfil the following:

• To realise the landscape strategy of the public and private realm the materials used will be a co-
ordinated range of self weathering elements based around a restrained selection arranged to
address both function and form whilst responding to the architecture of the site.

• To use the materials to inform the movement of pedestrians and vehicles around the site.

• To illustrate the choice of materials available for use across the site and establish approval of the
materials with the Local Planning Authority at an early stage.

• To allow the Client flexibility when considering material choices at all stages of the design process
whilst maintaining the design integrity.

• To establish, from the beginning, a choice of quality materials to allow for early procurement in
order to ensure supply.

• To be suitably robust for the proposed uses of the development and the technical requirements
of the site and its construction.
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LANDSCAPE

INDICATIVE HARD LANDSCAPE SITE MATERIALS
N

Dropped Kerb

Vehicular small block paving

Vehicular Tarmac

Pedestrian small block paving

New kerb line

Pedestrian slab paving

Composite decking
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LANDSCAPE

INDICATIVE HARD LANDSCAPE 1ST FLOOR GARDENS

Composite decking

Composite Tile decking
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MAINTENANCE AND MANAGEMENT
The maintenance of the scheme as it progresses both on site and following completion will be critical to its
success. Every effort is being made in the detailed design of the project to choose the correct species. It is
anticipated that the external spaces will be maintained to a high standard through the establishment of a
management company.

Detailed landscape maintenance specifications and a landscape management plan will be produced and they will
encompass the following:

Review Procedure
Timing and responsibility of reviews and method of reporting to ensure the correct communication channels are
set up at the start of the project.

General Operations
The following principles will need to be established: Working notice, reinstatement procedures, the use of any
specialist firms/methods for the control of mammalian pests in line with the environmental health policy of the
Local Authority watering times and removal of arisings as part of any operation on site. The protection of areas
affected by maintenance operations and the safety of operatives and members of the general public will need to
be explained in a method statement

Maintenance and Management
Overall, to ensure that the areas of public and communal open space are maintained and managed to promote
the successful establishment and longevity of the landscape elements. The landscape maintenance and
management plan is to set out the detailed requirements of each of the landscape elements, including protection
of elements / measures to be taken to minimise damage to the elements; replacement of damaged elements;
detailed maintenance and management regimes and specifications regarding for example: cutting, pruning, re-
firming, monitoring, watering and disposing of arisings.

Ornamental Shrub and Hedgerow Planting
The planting, establishment, pruning and ongoing maintenance of these shrubs both generally and specifically will
need to be clearly specified. The intention is to encourage the establishment of planting to provide continuous
cover using a balanced mixed shrub layer and keep all beds weed free.

Grass Areas
The planting, establishment and ongoing maintenance of grass areas and any proposals for replacement will
need to be clearly specified in order to maintain a healthy vigorous grass bank, free from disease, fungal growth,
discolouration, prevent water logging or drought and compaction operation on site. The protection of areas
affected by maintenance operations and the safety of operatives and members of the general public will need to
be explained in a method statement.
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CONCLUSION

This proposed mixed use scheme has been designed to a high quality responding to the
national, regional and local policy framework. It encompasses the informal and formal
guidance offered by officers from Cornwall District Council, Cornwall design review panel
members, the general public and parish council in combination with the professional advice of
a project team of consultants.

The design has been developed to relate to the neighbouring context, to balance the
requirements of stakeholders, and to respond to feedback received during public consultation.

The result is a simple and clear proposal that blends architecture, landscape and urban design
together. It meets with the objective of optimum efficiency of the brownfield site which is in a
prime location within Mawgan Porth

This development is set in an area of good accessibility. It is located in a sustainable location,
within walking distance of surrounding residential and hotels with good access to local
amenities. It provides an appropriate mix and density that are compatible with the
surrounding context.

The design of the scheme locates scale and height adjusted for its context. The scheme
incorporates sustainable design with the potential for a variety of renewable energy strategies
available. This Design & Access Statement is designed to show how key qualitative aspects
have been considered. Overall the design addresses the surrounding context whilst creating a
sense of place through its architecture and landscape.
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