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1.0 Summary 

This Design, Access and Planning and Heritage Statement has been prepared to accompany 

an application for Listed Building Consent for the retention and completion of various internal 

alterations within the ‘Arley House’, a Grade II listed building located on North Lane, Marazion.  

The works are part of the broader sympathetic restoration of the building, in summary, 

comprising the removal of recent plaster boarding, ceilings and tiled floor coverings and the 

sympathetic addition of new plaster board walls and ceilings and reinstatement of authentic 

Georgian fireplaces, wooden floorboards and skirting boards, throughout the building. The 

works do not comprise any external alterations, with the exception of minor repainting of 

windows, nor to the historic floor plan. 

The main issue is whether the works preserve the Grade II listed building and any special 

features of special architectural or historic interest that it possesses. A review of photograph 

images of the building pre-works and a building survey has informed this Statement and it has 

been identified that the proposed works safeguard the special historic interest of the listed 

building. The proposal therefore complies with the relevant development plan policies for the 

area, contained within the Cornwall Local Plan and the National Planning Policy Framework, 

in respect to the protection, conservation and enhancement of designated heritage assets.  

 

2.0 Application Site 

The site, as outlined in red in the attached Location Plan, is located on North Street within the 

centre of the historic market town of Marazion. 

 

  

Figure 1 – Extract of Location Plan Figure 2 – Arial imagery of site (Google 

Images) 



 
 

The site comprises a three storey, four-bedroom Georgian townhouse property, constructed in 

the 18th century with rear garden, situated in the heart of the Marazion Conservation Area 

and in proximity to a number of listed buildings.  

The building was listed as Grade II on 9 October 1987 and the following listing description is 

provided: 

 
MARAZION NORTH STREET, Marazion SW 5130 
 
4/29 Arley House 
 
GV II 
 
House in row. C18. Stuccoed front. Asbestos slate roof adjoining taller building on either side with shared 
brick chimneys. Plan: double-depth plan with large reception room, right and entrance/stair hall, left, and 
shallow 2-storey C18 wing at right angles to rear. Exterior : 3 storeys. Slightly asymmetrical 2 window south 
front. Stuccoed plinth, stuccoed rusticated quoins and C18 modillioned wooden eaves cornice. Doorway on 
left. Ground and first floor openings remodelled circa late C19 or early C20 and fitted with canted bays with 
mid-floor stuccoed cornices and hipped roofs. The left hand first floor bay window is carried on 2 simple Doric 
columns forming an open porch in front of the doorway. Horned sashes without glazing bars. Rear wing has a 
wide window opening with pair of 9-pane hornless sashes. Interior not inspected. 
 
Listing NGR: SW5181830639 

 

It is evident that considerable works to the interior of the building have occurred over the years, 

such as the: installation of new fireplaces; repair and replacement of floorboards/ceilings and 

installation of modern cabinetry, wall panels and flooring, such as modern tiles within the 

entrance hall and kitchen. It is likely that most of these works were deemed to be minor in 

nature at the time however, collectively it is clear that much of the internal historic fabric, 

including walls and ceilings, have been replaced, likely as a result of well intentioned 

‘modernisation and repair’ of the building through the years. 

The building has recently changed ownership and during the course of minor internal works 

and fitout of new kitchen and bathrooms, it became apparent that in some areas, key 

structural urgent repairs were required, and damp issues needed to be rectified, far beyond 

what was first appreciated. Modern plasterboard and ceilings have been replaced, new 

wooden flooring has been installed on the first and second floors; authentic fireplaces have 

bee sourced and installed; new electrics and plumbing have been installed and other works 

are required to sensitively restore the building, as detailed further. 

 

3.0 Planning Constraints 

The subject building is Grade II listed, as are a number of the surrounding buildings, and is 

located within the Marazion Conservation Area (CA) that is subject to an Article 4 Direction. 

The site lies to the north of the South Coast (Section 8) of the Area of Outstanding Natural 

Beauty (AONB). 



 
 

4.0 The Proposal  

This application seeks for the retention of the following works:  

• New electrics and plumbing throughout property including removal of poor-quality 

radiators and installation of salvaged Victorian cast iron radiators; 

• Removal of modern and varied skirting boards and installation of high-quality, uniform 

timber skirting boards throughout building; 

• Taking off doors, sanding, repainting where necessary, making good door surrounds 

and fixings and re-hanging doors. 

Ground Floor: 

• Removal of modern tile flooring in entrance hallway and kitchen and replacement 

with high-quality slate tile flooring; 

• Removal of rotten cupboard adjacent to fireplace in entrance hall; 

• Removal of non-original timber panels in entrance hall; 

• Removal of non-original fire places in entrance hall and lounge and replacement with 

authentic Victorian cast iron fireplace and Georgian fire surround respectively, 

including reinstatement of brick firebox and installation of metal flues; 

• Removal of modern plasterwork in living room and kitchen (both ceilings and walls) 

and replastering to a high-quality finish; 

• Removal of 1990s kitchen units and installation of new high-quality bespoke fitted 

kitchen; 

First Floor: 

• Removal of modern plasterwork in all rooms and installation of new plasterwork fixed 

on battens to walls with high-quality plaster finish; 

• Retention of only surviving section of lath and plaster in bathroom, careful re-battening 

over section and new plasterwork ensuring retention of historic fabric; 

• Taking up rotten and poor timbers on floors that have been covered by carpets, 

repairing and relaying and replacing with historic salvaged floorboards where 

appropriate; 

• Installation of floorboard joists onto historic timbers where floorboards have rotted 

away from the wall plate (with noticeable movement in floorboards prior to works 

commencing in rear bedroom above kitchen); 

• Removal of modern bathroom suites and installation of high-quality new bathroom 

units and sanitary goods; 

• Removal of non-original fire and surround and replacement with authentic Georgian 

marble fireplace and reinstatement of brick chimney with internal flue; 

• Installation of sympathetic detailing such as ceiling rose and coving in ‘drawing room’; 



 
 

 

Second Floor: 

• Removal of modern plasterboard and ceilings and installation of modern plasterboard 

with high quality plastering; 

• Replacement of timber skirting boards with new timber skirting boards to create a 

uniform appearance; 

• Doors and surrounds, sanded and painted. 

Roof: 

• Missing chimney pots reinstated where appropriate; 

• Missing/damaged tiles replaced where appropriate; 

Windows: 

• Generally in good condition - to be carefully sanded and painted white where 

required. 

 

5.0 Relevant Planning History  

There are no recent applications (within the last 15 years) detailed on Council’s Planning 

Register. 

 

6.0 Planning Policy Assessment 

Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (LBCA) requires 

special regard to be paid to the desirability of preserving a listed building or its setting or any 

features of special architectural or historic interest it possesses. In addition, Development Plan 

policies are also material considerations, as set out below. 

6.1 Cornwall Local Plan 2010 – 2030  

This document forms part of the Development Plan and is the current local planning document 

that sets out the vision and development control policies that are applicable to Cornwall.  

Policy 1 asks that Council takes a positive approach that reflects sustainable development 

and that Councils work together with applicants to ensure proposals are approved wherever 

possible and to secure development that improves the economic, social and environmental 

conditions in the area.  

Policy 12 relates to the provision of high-quality and sustainable design. Policy 24 advises that 

‘Development proposals will be permitted where they would sustain the cultural distinctiveness 

and significance of Cornwall’s historic rural, urban and coastal environment by protecting, 



 
 

conserving and where appropriate enhancing the significance of designated and non-

designated assets and their settings’.  

Development proposals are expected to: 

• sustain designated heritage assets; 

• take opportunities to better reveal their significance; 

• maintain the special character and appearance of conservation areas; 

• conserve and where appropriate enhance historic townscapes. 

It continues to advise that ‘Any harm to the significance of a designated or non-designated 

heritage asset must be justified. Proposals causing harm will be weighed against the substantial 

public, not private, benefits of the proposal and whether it has been demonstrated that all 

reasonable efforts have been made to sustain the existing use […] or mitigate the extent of 

the harm of the significance of the asset. 

6.2 Neighbourhood Development Plan  

When a Neighbourhood Development Plan (DNP) comes into force, it becomes part of the 

statutory development plan for the area that it covers. At the present time Marazion Town 

Council is yet to produce a draft NDP. 

6.3 National Planning Policy Framework (NPPF) 

The National Planning Policy Framework (NPPF) was updated in July 2021and sets out the 

Government’s overarching planning policies for England and how these should be applied. It 

states that applications are required to be determined in accordance with the development 

plan unless material considerations indicate otherwise, with the NPPF being a material 

consideration in the decision making process, and acting as a principal policy consideration 

where the development plan is out of place. 

Chapter 2 relates to achieving sustainable development with paragraph 8 establishing the 

three overarching objectives being: economic; social and environmental, that includes using 

natural resources prudently as well as moving to a low carbon economy. Paragraph 10 makes 

it clear that there is a presumption in favour of sustainable development at the heart of the 

Framework. Paragraph 11 states that decisions should apply a presumption in favour of 

sustainable development and, for decision-making this means: approving development 

proposals that accord with an up-to-date development plan without delay. 

Paragraph 38 advises that LPAs should approach decisions on proposed development in a 

positive and creative way and work proactively with applicants to secure developments that 

will improve the economic, social and environmental conditions of the area. 47 identifies that 

planning law requires that applications for planning permission be determined in accordance 

with the development plan, unless material considerations indicate otherwise. Decisions on 



 
 

applications should also be made as quickly as possible, and within statutory timescales unless 

a longer period has been agreed by the applicant in writing. 

Chapter 12 relates to achieving well designed places and confirms that the creation of high-

quality buildings and places is fundamental to what the planning and development process 

should achieve.  

Section 16 focuses on conserving and enhancing the historic environment and, within this, 

advice is given on proposals affecting heritage assets. Paragraph 194 of the NPPF states that 

in determining applications, LPAs 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 asset’s importance. 

Paragraph 197 states that in determining applications, LPAs should take account of: 

a) the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local character 

and distinctiveness. 

Paragraph 199 states that when considering the impact of a proposed development on the 

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

conservation with assets of the highest significance being wholly exceptional.  

Paragraph 200 states that any harm to or loss of the significance of a designated heritage 

asset (for example, from development within its setting), should require clear and convincing 

justification. 

 

7.0 Involvement 

Given the scale and nature of the proposal it was not considered necessary to formally seek 

the views of the local wider community. 

 

8.0 Design and Access Statement 

Amount 

The proposal seeks minor internal alterations to a Grade II listed building. 

Design 



 
 

The proposal seeks minor internal alterations to the building that will be entirely in keeping with 

the age and character of the historic building.  

Layout 

The proposal does not alter the historic layout of the property that comprises a reception hall, 

lounge, large kitchen/dining room and utility room on the ground floor; stairs up to a landing, 

large drawing room; principal bedroom including dressing room, bathroom and separate 

bathroom on the first floor; and three bedrooms and a bathroom on the upper floor. 

Scale 

The proposed works are essentially minor in scale and do not affect the historic fabric of the 

building. 

Landscaping and Access 

No alterations are proposed externally to the existing landscaping or access arrangement. 

 

9.0 Heritage Statement 

Significance of the Heritage Asset 

The application site comprises a Grade II listed building located within a prominent, historic 

core of the historic market town of Marazion, one of the oldest towns in the UK. Thought to 

have derived its name from the important fairs and markets that were held in the town, the 

earliest being recorded in 1070. The main road terminated in Marazion in the 1600s, with minor 

roads leading to Penzance and Helston. Tin and copper were exported from Marazion; fishing 

was a booming industry in the area and agriculture remains a major industry, with the area 

being well renowned.  

The arrival of the railway in 1852 saw the area become attractive for Victorian tourists and it is 

understood that at this time, the Georgian house was extended. Arley House itself is thought 

to have been constructed in the mid 1800s, being present on the 1877 Ordnance Survey 

Mapping (published 1887). Externally, the property has changed little over the years, with the 

exception of alterations to external paintwork and an asbestos slate roof that was added prior 

to the listing in 1987. 



 
 

 

Figure 3 – North Street Marazion, circa 1950s showing black paintwork on pillars and windows 

(Courtesy Marazion Chamber of Commerxe, 2021 - https://www.marazion.info/our-history/). 

Internally, the building was not inspected at the time of the listing and so it is unclear as to the 

extent of original features in the property at this time. It is clear from photos of the property 

prior to the commencement of works on site, that the building comprised non-original features, 

as detailed below: 

  

Figure 4: Ground floor living room – modern 

fireplace, surround and mantlepiece  

Figure 5: Modern plasterwork in ground floor 

living room 

  

Figure 6: Reproduction fireplace and modern 

surround, recent timber wall panels and tiles 

(a number cracked and in poor condition) 

Figure 7: Kitchen/dining room with recent 

terracotta floor tiles, modern plasterboard 

walls and ceiling with internal spotlights 



 
 

 
 

Figure 8: First floor drawing room and modern 

cabinetry (installed circa 5 years ago) 

Figure 8: Modern fireplace surround and tile 

detail in first floor drawing room 

  

Figure 9: Bedroom on upper floor, modern 

plasterwork and internal fitted spotlights 

Figure 10: Upper floor bedroom with modern 

fitted wardrobes and recent 

plasterwork/lighting 

 

Assessment of the Proposed Works 

It was the intention of the applicant to ensure that the building is sensitively restored with all 

damp issues rectified, a new central heating system installed and hazardous electrics rectified 

throughout the property and all of the fireplaces brought into working condition and 

reinstated. Minor internal fitout of new kitchen and bathrooms were also required to bring the 

property up to modern day standards.  

Initially, works comprised the careful stripping back of modern plasterboard in some rooms to 

ascertain the significance of the damp and structural issues and lack of internal insulation. It 

was only on doing so that the extent of the issues, including rotten timbers, damp and structural 

issues, became apparent. This was particularly the case in the rear first-floor bedroom where 

the first-floor was insufficiently unsupported resulting in a high level of movement of the first-

floor floorboards and joists. All historic timbers have been retained and a splice joist has been 



 
 

attached and fixed to the wall in this section to improve the structural integrity of this part of 

the building. 

It is understood that internally, all rooms featured modern ceilings, walls and decorative 

schemes. Modern plasterboard and plywood panels were found throughout the property, 

where it was evident that ad-hoc repairs had been carried out over the years. Skirting boards 

were of varying sizes and quality. Most rooms contained typically 19th century six panel doors, 

all of which have been retained, with the view to sand, repaint and rehang with existing 

architraves sensitively sanded and repainted. 

  

Figure 11. Existing doors retained to be 

sanded, painted and rehung 

Figure 12. Doors sanded and painted 

throughout property 

The proposed works result in the removal of non-original wall and ceiling details, flooring and 

fireplace features. Discussion with on-site contractors and the landowner has revealed that 

local contractors have memory of installing flooring, timber panels and fireplaces over recent 

years and that such features were not original – including: the timber wall panels in the 

entrance hall; ceiling, walls and fireplace within the ground floor living room; floor tiles and 

walls within the kitchen/dining room 

On the ground floor, significant damp behind the modern timber wall panels (installed by a 

local carpenter in recent years) revealed a lack of air flow and some water ingress, particularly 

behind the cupboard to the right of the fire, that was extensively rotten. This room has been 

sensitively restored with new plasterboard, plastered to a high quality, the original stonework 

revealed, new flagstone slate flooring laid and original cast iron Victorian fireplace installed. 



 
 

  

Figure 13. Ground floor entrance hall Figure 14. Cast iron fireplace in entrance hall 

Fireplaces and surrounds on the ground floor were not authentic, with the fireplace and 

surround in the entrance way being a reproduction fireplace (as authenticated by a 

reputable fireplace specialist in London). The ground floor living room fire had been blocked 

up and comprised a modern electric fire and timber mantle and surround (Fig 4). The firebox 

has been reinstated to its original condition, exposing the red brick chimney and installing a 

new internal flue (Fig 14). A salvaged high-quality fireplace has been sourced and installed 

(Fig 15). 

  

Figure 15. Original brick fireplace reinstated 

and authentic Georgian surround and 

mantel installed 

Figure 16. New flue installed to bring the fire 

into working order 

The fireplace in the first-floor drawing room had been covered over with a modern timber 

mantel feature fireplace with mosaic tiles (see figures 4, 6 and 8 above). These modern 

features have been carefully removed and a high-quality authentic Georgian fire surround 

has been sourced and installed with brick firebox sensitively reinstated. 



 
 

  

Figure 17. Georgian marble fire surround and 

bespoke plasterwork in ‘drawing room’ 

Figure 18. Original brick firebox reinstated 

and metal flue installed 

Floor structures on the ground floor comprised modern tiles on concrete base that have been 

replaced with high-quality slate tile flooring. The removal of carpet from the stairs and landing 

have revealed what are presumably original boarding with some repairs throughout. It is the 

intention to sand and make good the existing boards, banisters and handrail (Fig 11 and 12) 

leaving them exposed.  

  

Figure 19. Timber staircase and banisters Figure 20. Repaired and sanded flooring in first 

floor landing 

The majority of timber floors throughout the first and second floor rooms were in poor 

condition and not original, replaced with ply/modern softwood timbers over the years, 

hidden under carpet (Fig 21). Timber floorboards have been retained wherever possible and 

salvaged historic timbers have been obtained and laid throughout the first and second 

floors, using existing floorboards where possible. 



 
 

 
 

Figure 21. Example floor joists in bedroom  Figure 22. Salvaged and existing floorboards, 

repaired and relayed in first floor living room 

  

Figure 23. Timber floors returned throughout 

first and second floors, ceiling rose and high 

quality plasterwork  

Figure 24. High-quality timber floors, 

plasterwork and skirting boards 

Careful stripping back of wall and ceiling features indicated that the only remaining section 

of lath and plaster was in the first-floor bathroom, revealed to Council’s Historic Environment 

Officer at the time of site inspection. This section has been retained with new battens and 

modern plasterwork. New plasterboard has been sensitively installed with new plastering 

throughout to a high quality with ceiling roses and coving details. High-quality vintage cast 

iron radiators with ornate detailing have been installed in a number of the rooms throughout 

the property. 



 
 

  

Figure 25. Ceiling rose and coving 

detailing 

Figure 26. Vintage Cast iron Victorian fireplaces  

The recent kitchen and bathrooms have been replaced with a new, bespoke kitchen and 

bathrooms, with high end cabinetry, fittings and sanitary equipment. It is understood that there 

were no original fixtures or fittings, with all timber panelling in such rooms being installed in 

recent years. Externally, terracotta chimney pots have been installed and windows are to be 

carefully sanded and painted. 

Conclusion to Heritage Assessment 

This significant Grade II listed building has had various unsympathetic alterations over its 

lifetime, likely in attempt to modernise and repair the building over the years. Initially it was 

envisaged that minor works such as kitchen and bathroom fitout would be required however, 

once works began the structural issues, poor quality flooring, damp penetration and structural 

defects required sensitive remediation. All works were carried out in good faith, with the view 

to sensitively restore the building and bring it into a new chapter of its history, sustaining it for 

future generations to enjoy.  

As detailed above, the majority of internal features that have been replaced were modern 

additions and the ad hoc plasterwork, plywood and modern softwood timbers throughout the 

property evidenced the piecemeal way in which the building has been repaired over the 

years. Whilst it is acknowledged that Listed Building Consent should have been obtained prior 

to works commencing, the extent of works were not appreciated until contractors were on site 

to carry out the minor internal fitout. It is understood that no historic fabric has been removed 

or affected in any way as part of the proposed works. 

It has been concluded that the level of harm to the historic fabric of the building is minimal, 

namely consisting of the removal of non-original and inauthentic fireplaces and surrounds, 

defective cabinetry and modern plasterwork. Further, the proposed internal works have 

significantly raised the historic interest of the building, reinstating original Georgian fireplaces 



 
 

and vintage cast-iron radiators and installing reclaimed hardwood floorboards throughout the 

first and second floors. The proposed enhancement works will ensure the building is sustained 

into the future; does not harm the significance or historic value of the building; and in fact, 

raises the historic interest of the building.   

It is concluded that the proposed works are consistent with the requirements of Policy 24 of the 

CLP, that seek to protect, conserve as well as enhance designated heritage assets. It is also 

consistent with the intentions of Section 16 of the NPPF, particularly in respect to 195 that seeks 

to assess the significance of any heritage asset and the impact of a proposal on its heritage 

value and paragraph 200, that seeks to mitigate any harm or loss of significance of a 

designated heritage asset. 

 

10.0 Other Material Considerations 

Landscape Assessment 

The site is located to the north of the West Penwith AONB boundary, wholly within the town of 

Marazion. Minimal external alterations are proposed and there will be no implications to 

surrounding landscape character as a result of the proposal. 

Amenity 

No alterations are proposed externally and there will be no implications to surrounding 

residential amenity. 

Ecology 

No alterations are proposed to the roof, other than replacement of damaged/missing slates. 

There is no requirement therefore for a bat/nesting bird survey. 

 

11.  Conclusion 

The proposal seeks the retention of various internal works to the building as detailed within this 

Statement. A detailed review of the age and nature of the elements of the building that have 

been replaced has revealed that much of these, including the flooring, walls and ceilings were 

in poor condition and not considered suitable for repair.  

Authentic fire surrounds; reinstatement of the original working chimneys and fireboxes; high-

quality plasterwork; modern electric and plumbing installations with vintage cast iron radiators; 

hard wood timber flooring and high-quality bathroom and kitchen cabinetry and fittings have 

been installed, all of which serve to heighten the historic integrity of this Grade II listed building. 

Any historic timbers have been retained, including the only surviving section of lath and plaster 

in the first-floor bathroom.  



 
 

Therefore, the level of harm to the historic significance of the building is minimal and the 

legibility and authenticity of the historic and architectural values of the building have been 

retained and, in many respects, enhanced, as a result of the proposed works. The proposal is 

therefore consistent with Policy 24 of the CLP as well as Section 16 of the NPPF, that seeks to 

protect, conserve as well as enhance designated heritage assets and that any harm to such 

assets has been clearly justified. 

In light of the above policy considerations, the proposal can rightly be viewed as being in 

accordance with the policies of the development plan and when assessed against the advice 

contained within the NPPF, when taken as a whole, and should therefore be approved. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

 


