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1 Background 
1.1 Background 

 This statement has been 
prepared by James Evans of 
Evans Planning and sets out the 
reasons why the proposals are 
acceptable in planning terms, 
examines the approach to the 
design of the proposals and 
considers the resulting impact of 
the development on the 
application site and the 
surrounding area. 

 This statement is also provided in 
accordance with Paragraph 1891 
of the National Planning Policy 
Framework 2019 (NPPF) and 
provides the appropriate and 
proportionate level of 
information to understand the 
impact of the proposed 
development on the significance 
of any heritage assets identified 
on the application site and in the 
surrounding area.  

 This assessment provides a 
description of the significance of 
the heritage asset/s with the 
potential to be affected by the 
development, the contribution 
made by the setting of the 
asset/s, and the impact of the 
development proposals on the 
significance of the setting of the 
heritage asset/s (significance 
being the sum of its historic, 
architectural, 

 
1 Paragraph 189 of the NPPF required that ‘In determining applications, local planning authorities should require an applicant to describe 
the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their 
significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using 
appropriate expertise where necessary.’  

archaeological/evidential, 
cultural and artistic interest). 

 The statement is also brought 
forward in accordance with 
Cornwall Council’s and Historic 
England’s document the Cornwall 
Farmstead Assessment 
Framework (the Farmstead 
Framework) which has been 
produced to provide guidance on 
securing sustainable 
development and the 
conservation of traditional 
farmsteads and their buildings in 
Cornwall. 

2 Site Summary 
 The application site relates to a 

redundant former farmhouse 
known as Tregarthen Cottage, 
within the grouping of traditional 
buildings, now predominately in 
residential use, in the hamlet of 
Tregarthen. This includes a 
recent class q consent for a 
agricultural building to the north-
east (ref PA20/08747). 

 The building is circa 820 metres 
north-east of Longrock and circa 
2km northwest of Marazion. The 
building is surrounded by cleared 
scrub to the west, south and 
north with small patches of semi-
improved grassland to the east. 
A part converted barn lies 
adjacent to the north-eastern 
corner of the cottage. The 
immediate area comprises of 
scrub habitat around the former 
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cottage with semi-mature trees 
to the west and north, linking to 
mature trees to the north and 
west. Arable fields are the 
dominant habitat in the wider 
area. Cornish hedges bound 
these fields and link to the site 
through a network of 
semimature and mature hedges.  

 The building itself has laid 
redundant for a number of years, 
is without a roof structure and is 
in effect a shell of the original 
building. The predominance of 
the external walls are of granite 
construction, with existing 
openings retained in the majority 
of places and at ground floor 
some original window frames are 
still in situ. An exterior northern 
wall was reconstructed with 
blockwork in the early 1980’s. No 
work has been undertaken to the 
property since that time. Please 
refer to Section 3 of this report 
which includes a number of 

external and internal 
photographs of the building. 

 In terms of heritage value, whilst 
the building is not formally 
designated, it is recorded on the 
1839 Tithe Records under plot 
number 1440 (please refer to 
figures 2 and 4). The description 
of the land being ‘Part of 
Hoskings Tenement In 
Tregerthen, Farm House Mowhay 
Homestead &C.’ 

 The Cornwall and Isles of Scilly 
Historic Environment records 
(the HER) also identify that ‘The 
settlement of Tregarthen is first 
recorded as "Tregeuvran" in 
1262 (b1). The name is Cornish 
and contains the element tre 
'estate, farmstead' (suggesting a 
site of early medieval origin) and 
an unknown second part (b3). 
Tregarthen is still occupied (b2).’  

Figure 1The application site © Crown Copyright Images reproduced by courtesy of The National Archives, London, 
England. www.NationalArchives.gov.uk & www.TheGenealogist.co.uk 

The application 
building  
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Figure 5 1906 Survey 
Mapping © Crown 
Copyright Images 
reproduced by courtesy 
of The National Archives, 
London, England. 
www.NationalArchives.g
ov.uk & 
www.TheGenealogist.co.
uk 

 

Figure 3 1906 Survey 
Mapping © Crown 
Copyright Images 
reproduced by courtesy 
of The National Archives, 
London, England. 
www.NationalArchives.g
ov.uk & 
www.TheGenealogist.co.
uk 
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Figure 4 1839 Tithe 
Mapping © Crown 
Copyright Images 
reproduced by courtesy 
of The National 
Archives, London, 
England. 
www.NationalArchives.
gov.uk & 
www.TheGenealogist.co
.uk 

Figure 2 1839 Tithe 
Mapping © Crown 
Copyright Images 
reproduced by courtesy 
of The National 
Archives, London, 
England. 
www.NationalArchives.
gov.uk & 
www.TheGenealogist.co
.uk 
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3 Site Photographs 

  

Figure 2 Looking to the gable of the farmhouse from 
the east with C20 additions to the rear and the 
outbuilding to the side visible 

Figure 9 A view over the rear northern elevation 
showing the block built wall 

Figure 6  The South-elevation of the application building 
as  viewed from the south-west 

Figure 11 A closer view of figure 10, the gable of the 
application building showing left of image 

Figure 10 From the east, looking towards the gable of 
the application building to the left and the commenced 
barn conversion adjacent to the right 

Figure 8 looking towards the south elevation from the 
south 

Figure 7 A closer image of the south elevation as seen 
from the south-west 
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Figure 14 Further internal view to the front elevation Figure 15 A retained timber window (without glass) on 
the front elevation 

Figure 16 A view from the highway looking towards the 
cottage, with western gable and chimney to the left of 
image and southern elevation to the right 

Figure 17 A view across the front elevation looking 
eastwards 

Figure 12 A n internal view of the building from the 
western end looking towards the east, block wall to left 
of image, granite front elevation to the right, eastern 
gable centre of image 

Figure 13 Internal view looking towards the front 
southern elevation of the building 
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4 Legislative and 
Planning Policy 
Context 

4.1 Background 

 Section 38(6) of the Planning and 
Compulsory Purchase Act 2004, 
Section 70(2) of the Town and 
Country Planning Act 1990 and 
Paragraphs 2 and 47 of the NPPF 
dictate that ‘applications for 
planning permission must be 
determined in accordance with 
the development plan unless 
material considerations indicate 
otherwise.’ 

4.2 Development plan 
documents  

 The development plan covering 
the area is the Cornwall Local 
Plan (the CLP).  This document 
provides a positive and flexible 
overarching planning policy 
framework for Cornwall, and 
sets, amongst other matters the 
housing and employment 
targets. A high degree of weight 
can be afforded to these policies. 

 The application site falls within 
Ludgvan Parish. The Ludgvan 
Neighbourhood Development 
Plan (the NDP), is at an advanced 
stage of progress for the area 
following examination, a 
referendum is presently 
scheduled for 6th May 2021. 
Thus, policies within the NDP are 
afforded significant weight in the 
decision making process. 

4.3 Material Considerations 
The National Planning Policy Framework 
(the NPPF) 

 The revised NPPF from February 
2019 sets out the government's 
planning policies for England and 
how these are expected to be 
applied. It represents a material 
consideration as outlined 
through paragraph 212, 
consequently a high degree of 
weight should be attached to the 
NPPF.  

 At the heart of the NPPF is a 
‘presumption in favour of 
sustainable development’ which, 
for decision-taking, means 
‘approving development 
proposals that accord with an up-
to-date development plan 
without delay.’ 

Supplementary Planning Documents and 
Other Planning Guidance 

 Supplementary Planning 
Documents (SPD) are documents 
that are produced to provide 
more detailed advice and 
guidance to supplement policies 
and proposals contained in the 
CLP. 

 At the point of writing this 
statement, Cornwall Council has 
adopted two SPDs, The Housing 
SPD was adopted in February 
2020 and the WHS SPD was 
adopted in May 2017. As the site 
falls some distance from the 
designated WHS, this SPD is not 
of relevance to this proposal. 

 The Cornwall Design Guide was 
adopted on 13 March 2013 by 
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Cornwall Council. It is not 
specifically marked as an SPD 
but the introduction (page 6) 
states that it is ‘a significant 
consideration in the planning 
process’ and its purpose is ‘to 
help inform the design of new 
development and ensure all 
factors of good design are 
recognised and incorporated.’ 
We suggest a moderate degree 
of weight can be attached to this 
version of the Cornwall Design 
Guide. 

 Furthermore, Cornwall Council 
recently produced a draft new 
Cornwall Design Guide and a new 
draft Streetscape Design Guide, 
which were consulted on from 
Monday 20 January to Monday 2 
March 2020. We suggest only 
limited weight should be 
attached to these emerging 
documents at this time. 

 The Cornwall Planning for 
Biodiversity Guide was adopted 
as a Council document on 16 
October 2018. It sets out the 
Council’s approach for achieving 
a gain for nature within 
development sites. We suggest a 
moderate degree of weight can 
be attached to the Biodiversity 
Guide. 

 Cornwall Council’s Chief Planning 
Officer has also published a 
series of Advice Notes, the 
purpose of which is to assist in 
decision taking but not to be 
used as a reason for refusal. We 
therefore suggest a moderate 
degree of weight can be attached 
to these Advice Notes. The 

Advice Notes considered most 
relevant to the proposed 
development are those relating 
the Good Design in Cornwall. 

 The Farmstead Guidance was 
produced by Cornwall Council in 
accordance with Historic 
England, and in itself represents 
a material consideration of 
moderate weight.  

Other Material Considerations 

 Material considerations can also 
include matters of design, 
amenity, environmental impact, 
economic impact, etc. 

 The case made for the proposed 
development in this statement is 
consequently structured around 
the most relevant development 
plan policies and, where 
relevant, other material 
considerations applicable to the 
heritage assessment of the site. 
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5 Planning Appraisal 
5.1 Principle 

Policy Context 

 Policy 7.3 of the CLP supports the 
‘Reuse of suitably constructed 
redundant, disused or historic 
buildings that are considered 
appropriate to retain and would 
lead to an enhancement to the 
immediate setting. The building 
to be converted should have an 
existing lawful residential or 
nonresidential use and be ten 
years old or greater.’ 

 Paragraph 79 of the NPPF 
supports ‘b) the development 
would represent the optimal 
viable use of a heritage asset or 
would be appropriate enabling 
development to secure the future 
of heritage assets,’ and ‘c) the 
development would re-use 
redundant or disused buildings 
and enhance its immediate 
setting.’ 

 The NDP has no specific policy on 
the conversion of existing 
buildings for housing. However, 
the Parish Design Guide explains, 
amongst other things that ‘The 
demolition of unlisted buildings 
of merit should be avoided 
wherever possible.’ 

 Policy 24: Historic environment 
supports ‘Proposals that will help 
to secure a sustainable future for 
the Cornwall’s heritage assets, 
especially those identified as 
being at greatest risk of loss or 
decay, will be supported.’ 

 Paragraph 202 of the NPPF states 
that ‘Local planning authorities 
should assess whether the 
benefits of a proposal for 
enabling development, which 
would otherwise conflict with 
planning policies but which would 
secure the future conservation of 
a heritage asset, outweigh the 
disbenefits of departing from 
those policies.’ 

Our Submissions 

 Th proposal relates to the 
conversion and restoration of a 
former farmhouse recorded on 
the site from at least 1839. 
Whilst the structure has had its 
northern wall rebuilt circa 40 
years ago in blockwork, 
nonetheless the remainder of the 
external shell of the building, 
other than some minor adaptions 
to part of the upper floor on the 
front elevation, remains in tact.  

 The proposal will result in the 
restoration and reinstatement of 
the traditional components of the 
building, thereby preserving, 
enhancing and ultimately 
safeguarding a traditional 
building which is evidently 
worthy of retention due to its 
heritage value and retained 
characteristics.  

 The proposal is supported via 
policy 7 of the CLP and paragraph 
79 of the NPPF. 

 Further, as the proposal seeks to 
convert the existing building in a 
sensitive manner to ensure its 
attributes as a heritage asset, 
albeit non-designated, are 
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conserved and enhanced through 
the development, the proposal 
would also achieve the objectives 
of policy 24 of the CLP, 
paragraph 202 of the NPPF and 
the Farmstead guidance to 
secure a sustainable future for 
the building. 

 On this basis, the proposal is 
acceptable as a point of principle.  

5.2 Character and Appearance 
Policy Context 

 Policy 12 of the CLP requires 
through all new development 
that the area’s distinctive 
character is maintained and the 
existing context is considered; 
that new development be of an 
appropriate scale, layout, height 
and mass with a clear 
understanding and response to 
its setting; and that development 
should provide continuity with 
the existing built form and 
respect the natural environment.  

 Policy No. LUD7 of the NDP 
explains that development will be 
supported where it, amongst 
other matters demonstrates a 
high quality of design; respects 
the historic and natural assets of 
the surrounding area, and takes 
every opportunity, through 
design and materials, to 
reinforce local distinctiveness 
and a strong sense of place; and 
respects local landscape quality 
ensuring that views and vistas 
are maintained wherever 
possible. 

 This approach is consistent with 
Section 12 of the NPPF. 

Paragraph 127 requiring 
development to be ‘visually 
attractive as a result of good 
architecture, layout and 
appropriate and effective 
landscaping’ and ‘sympathetic to 
local character and history, 
including the surrounding built 
environment and landscape 
setting, while not preventing or 
discouraging appropriate 
innovation or change (such as 
increased densities).’ 

 Policy 23: Natural Environment 
of the CLP requires development 
proposals to sustain local 
distinctiveness and character 
and protect and, where possible, 
enhance Cornwall’s natural 
environment and assets. It 
explains that development 
should be of an appropriate 
scale, mass and design that 
recognises and respects 
landscape character of both 
designated and un-designated 
landscapes.  

 Section 15 of the NPPF concerns 
the natural environment with 
paragraph 170 setting an overall 
requirement to ensure that 
development contributes to and 
enhances the natural and local 
environment through a number 
of criteria including recognising 
the intrinsic character and 
beauty of the countryside 
(Criterion b). 

Our Submissions 

 The physical alterations to the 
building, which are in effect a 
sensitive restoration to its 
original appearance, will be 
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commensurate in context, and 
will ultimately conserve a rural 
heritage asset.  

 More recent, less sensitive 
additions, including the rear 
block built wall, and adaptations 
to openings to the eastern side of 
the front elevation will in effect 
be reversed through the scheme, 
and restore the building back to 
a manner consistent with its 
original appearance.  

 All domestic outdoor space with 
reflect the historic curtilage to 
the property. Parking is to be 
located to the rear, set behind 
the property on a raised access 
track leading to the adjacent 
barn conversions, this will avoid 
parking to the front elevation, 
and more exposed and 
traditional aspects to the site.  

 On this basis, the proposal is in 
accordance with the aims and 
intentions of paragraphs 127 and 
Section 15 of the NPPF and local 
planning policies contained 
within the CLP, in particular 
policies 12 and 23 and LUD07 of 
the NDP, with regard to good 
design and safeguard heritage 
and landscape character.  

5.3 Living Conditions 
Policy Context 

 The NPPF through paragraph 127 
f) requires development to 
provide ‘a high standard of 
amenity for existing and future 
users.’ 

 Policy 12.2 of the CLP explains 
that development proposals 

should protect individuals and 
property from matters such as 
‘overlooking and unreasonable 
loss of privacy’ and 
‘overshadowing and overbearing 
impacts.’ 

Submissions 

 The application building is sited 
adjacent to a consented barn 
conversion which is currently in 
the process of being developed.  
This property is set back from the 
footprint and form of the 
application building.  

 The proposal does not extend the 
application building towards this 
property and retains the form of 
the building as at present. 
Windows on the adjacent 
building will retain the outlook 
they have as approved, this 
includes access from the first 
floor onto a decked area against 
the gable of the application 
building, with open views to the 
south-east towards Mounts Bay.  

 There are further windows on the 
gable to this neighbouring 
building fronting towards the 
rear garden on the application 
building. The ground floor is for a 
small bathroom and will be 
obscure glazed.  

 At first floor there is a secondary 
window to a living space, whilst 
this will provide some views over 
the rear garden of the application 
building, there are extensive 
areas of garden space that will 
remain private, and thus the 
outdoor space will have private 
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usable amenity space and a good 
standard of outdoor living.  

 No overlooking between the 
application building and the 
neighbouring property will be 
possible due to the angles of the 
windows involved.  

 Ultimately, the proposal will not 
prejudice the living conditions of 
the neighbouring properties and 
the standard environment to be 
provided will be of a good 
standard.   

 The proposal therefore is 
supported by policy 12 of the CLP 
and paragraph 127 of the NPPF in 
this regard. 

5.4 Transport 
Policy Context 

 Policy 27 of the CLP requires that 
all new development should 
‘Provide safe and suitable access 
to the site for all people and not 
cause a significantly adverse 
impact on the local or strategic 
road network that cannot be 
managed or mitigated.’ 

 Policy No. LUD16 of the NDP 
explains that ‘Off-road parking 
provision should be provided for 
new developments in accordance 
with Cornwall Council’s parking 
standards.’ 

 Paragraph 109 of the NPPF 
outlines that ‘Development 
should only be prevented or 
refused on highways grounds if 
there would be an unacceptable 
impact on highway safety, or the 
residual cumulative impacts on 

the road network would be 
severe.’ 

Submissions 

 The site will be accessed via the 
existing access lane serving the 
site and other nearby properties. 
There are no issues of highway 
safety concern arising through 
the proposals on the basis that 
vehicles can enter and leave the 
area in a forward gear. Parking is 
to be provided in accordance with 
Cornwall Council’s maximum 
parking standards. 

 In line with the above, the 
proposal aligns with policy and 
27 of the CLP, policy LUD16 of 
the NDP and paragraph 109 of 
the NPPF. 

5.5 Biodiversity 
Policy Context 

 Policy 23. 3 of the CLP explains 
that ‘Development should 
conserve, protect and where 
possible enhance biodiversity 
and geodiversity interests and 
soils commensurate with their 
status and giving appropriate 
weight to their importance.’ 

Our Submissions 

 A Bat and Nesting Bird Survey, 
dating from October 2020, by 
Sophie Higgins explains that ‘The 
survey has confirmed that the 
cottage does not support a bat 
roost’ and that ‘No further 
surveys are necessary for barn 
owl or nesting birds.’ 
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 Thus, the development can be 
brought forward in accordance 
with policy 23 of the CLP. 

5.6 Other Matters 
 There are no other matters that 

are considered material to the 
planning merits of the 
application. 

6 Conclusion 
 Paragraph 11 c) of the NPPF 

states that where development 
proposals accord with the 
development plan, being the CLP 
in this case, they should be 
approved ‘without delay.’ 

 Through this statement we have 
demonstrated how the submitted 
scheme accords with the 
development plan.  

 The proposal therefore benefits 
from the presumption in favour 
of sustainable development. It 
follows that the application, 
should therefore be approved 
without delay. 
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