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Executive Summary 

Evans Jones Ltd have been instructed by Kevin and Catherine Newman to submit an 

application to Isles of Scilly Council.  

The proposal is to recover a listed small house roof with slates, and to recover its 

attached flat-roofed garage in GRP. 

The proposal is assessed in relation to potential impacts to heritage and wildlife 

conservation. A condition is recommended to secure any necessary protected species 

mitigations. 

The proposal is acceptable in principle complying with the relevant Development Plan 
policies. This statement has assessed all the other relevant planning considerations 
and found that the scheme is fully compliant with the Development Plan and other 
material policy considerations, including national policy and the pursuit of sustainable 
development.
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1. INTRODUCTION 

1.1 This Planning Statement is submitted in support of the full planning application and 

Listed Building Consent seeking permission for alterations to a house roof, including 

works to install replacement roof tiles and a replacement flat roof covering to an 

attached garage. 

1.2 This Statement sets out the main planning considerations and justifications for the 

scheme. In support of the application, this Statement demonstrates that the proposed 

scheme is acceptable in principle and expands upon issues relating to inter alia the 

special interest, character and appearance of the listed building, the setting of nearby 

listed buildings and the Isles of Scilly Conservation Area and National Landscape. 

1.3 The proposal aims to replace the roof covering in a way that is both suitable to the 

special character of this listed building and that addresses the water ingress problems 

caused by the existing roof covering. 

1.4 The details of the proposal are described on drawings TS-RT-1a “Existing Dwelling” and 

TS-PT-1a “Proposed Replacement of Roof Tiles”. 

1.5 The replacement roof would be in clipped natural Spanish slate sized 400 by 200mm, 

and dry nail fixed with non-corrosive fixings. Also, a replacement Glass Reinforced 

Polymer (GRP) roof would be added to the flat roofed single storey garage to the rear of 

the dwellinghouse. 

1.6 The proposal also includes a commitment to provide timely additional information in a 

protection plan to demonstrate a lack of impact to protected species by demonstrating 

an absence of sensitive receptors and/or by detailing suitable mitigations; it is proposed 

that this protection plan is secured by planning condition. 

1.7 This statement should be read in conjunction with the plans and documents that make 

up the application as a whole, including the Preliminary Roost Assessment (PRA), 

Presence/Absence Surveys (PAS) and the Heritage Impact Assessment (HIA). 
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2. SITE AND SURROUNDINGS 

2.1 This site is located at 10 Upper Strand, Hugh Town, St Mary’s, Isles of Scilly, TR21 0PT.  

2.2 The site comprises an attached Grade II listed house and its plot. This can be seen in 

Figure 1 

 

Figure 1 - Site Location (taken from Google Maps) 

2.3 The small house’s existing roof covering is in the scantle pattern – random width slates 

pegged or nailed to battens and wet laid with a suitable mortar, in a triple lap gauge, in 

diminishing courses and with an inverted V tiled ridge cap. The flat roof to the attached 

garage also needs to be recovered. 

2.4 The existing rooftiles are not in good condition, and are deteriorating, and the wet-laid 

scantle roof has failed including with signs of cracking around the stacks. 

2.5 This row faces The Strand, Town Beach and the Atlantic. Number 10 can be viewed 

from the Town Beach as part of an extended arc of two to three-storey buildings that 

face the beach. Over and beyond this, a view of the tower to Grade II listed Church of St 

Mary’s, Church Road is visible, as is the more distant the Grade II listed Buzza Tower (a 

former windmill on Buzza Hill). 

The Site 
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2.6 The front elevation makes a positive contribution to the character and significant St 

Mary’s Conservation Area and to the settings of the adjacent listed buildings and the 

listed Church of St Mary’s. This site is also within the Isles of Scilly National Landscape 

and is part of the Heritage Coast. 

 

3. DEVELOPMENT PROPOSAL 

3.1 The application seeks planning permission for the alterations to the roof at 10 Upper 

Strand, to include the installation of replacement roof tiles and a replacement flat roof 

covering to an attached garage. The proposed roof plan is shown below in Figure 2. 

  

Figure 2 - Proposed Roof Plan 

3.2 The proposal aims to replace the roof covering in a way that is both suitable to the 
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special character of this listed building and that addresses the water ingress problems 

caused by the existing roof covering. 

3.3 The details of the proposal are described on drawings TS-RT-1a “Existing Dwelling” and 

TS-PT-1a “Proposed Replacement of Roof Tiles”. 

3.4 The replacement roof would be in clipped natural Spanish slate sized 400 by 200mm, 

and dry nail fixed with non-corrosive fixings. Also, a replacement Glass Reinforced 

Polymer (GRP) roof would be added to the flat roofed single storey garage to the rear of 

the dwellinghouse. 

3.5 The proposal also includes a commitment to provide timely additional information in a 

protection plan to demonstrate a lack of impact to protected species by demonstrating 

an absence of sensitive receptors and/or by detailing suitable mitigations; it is proposed 

that this protection plan is secured by planning condition. 

 
4. PLANNING HISTORY 

4.1 A review of the Council’s online planning register shows that, although there are no 

applications available to view for the site itself, the following applications are available 

to view which are of relevance: 

• P/17/079 

4.2 P/17/079, is an application for the replacement of a roof covering with natural slate at 

14-19 Higher Strand. As with the proposal in this instance, the previously approved 

application sought to replace an existing roof with a natural slate finish. The approval of 

this previous application demonstrates that the type of roof finish proposed by this 

application has previously been deemed acceptable by the Council. 
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5. PLANNING POLICY CONTEXT 

5.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that planning 

decisions should be made in accordance with the Development Plan, unless material 

considerations indicate otherwise. 

5.2 Per NPPF paragraph 132, and s66(1) of the Town and Country Planning Act 1990 

(England) (As amended), great weight should be afforded to conserving the heritage 

asset. While NPPF paragraph 134 states that where less than substantial harm to the 

significance to the listed building is proposed, the public benefits of the proposed are to 

be weighed against it; these include continuing the optimum viable continued use of 

the building.  

5.3 Paragraph 72(1) of the Listed Buildings Act 1990 expects that special attention should 

be paid to the desirability of preserving or enhancing the character or appearance of 

the conservation area. 

5.4 Paragraphs 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 

states decision makers will have special regard to the desirability of preserving listed 

buildings and its sett 

The Development Plan 

5.5 The Development Plan policy context for the site and the surrounding area is provided 

by the Isles of Scilly Local Plan (2021). 

5.6 The policies that are of relevance to this application are: 

OE1  Protecting and Enhancing the landscape and seascape 

 Development should conserve the character, quality and scenic beauty of the 

landscape.  

 Criterion 4 indicates support for proposals that would secure a sustainable 

future for heritage assets 

 Criterion 5 protects conservation areas including through appropriate materials 

of construction 
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 Criterion 6 protects listed buildings, and indicates support for development that 

protects significance of heritage assets and their settings, and provides 

appropriate character, materials and design 

 

OE2  Biodiversity and Geodiversity 

 Criterion 1, parts b and e requires development to contribute to and retain, 

protect and enhance features of biodiversity interest. It is acknowledged that 

harm can be accepted where need for the development outweighs the harm. 

 Criterion 5 indicates that mitigations will be sought where avoidance of harm 

cannot be achieved. 

OE7  Development Affecting Heritage 

 This policy seeks to protect heritage assets and requires justification for 

proposals that would harm them. 

 

 National Planning Policy Framework 

5.7 The National Planning Policy Framework (The Framework) was revised on 12th 

December 2024. The Framework sets out the Government’s economic, environmental 

and social planning policies for England and details how these are expected to be 

applied. It is, in itself, a material consideration in planning decisions. 

5.8 The Framework states that the purpose of the planning system is to contribute to the 

achievement of sustainable development, which can be summarised as meeting the 

needs of the present without compromising the ability of future generations to meet 

their own needs. So that sustainable development is pursued in a positive way, at the 

heart of the Framework is a presumption in favour of sustainable development. This 

means “approving development proposals that accord with an up-to-date Development 

Plan without delay” or “where there are no relevant Development Plan policies, or the 

policies which are most important for determining the application are out of date, 

granting permission unless: i) the application of policies in this Framework that protect 

areas or assets of particular importance provides a clear reason for refusing the 

development proposed; or ii) any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the policies in this 
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Framework as a whole.” 

5.9 The Framework defines the three overarching objectives of sustainable development as: 

An Economic Objective – to help build a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right types is available in the right places at the 
right time to support growth, innovation and improved productivity; and by identifying 
and coordinating the provision of infrastructure; 
 
A Social Objective - to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet 
the needs of present and future generations; and by fostering well-designed, 
beautiful and safe places, with accessible services and open spaces that reflect 
current and future needs and support communities’ health, social and cultural 
well-being; and 
 
An Environmental Objective – to protect and enhance our natural, built and 
historic environment; including making effective use of land, improving 
biodiversity, using natural resources prudently, minimising waste and pollution, 
and mitigating and adapting to climate change, including moving to a low carbon 
economy. 
 

5.10 These objectives should be delivered through the preparation and implementation of 

plans and the application of policies in the Framework; they are not criteria against 

which every decision can or should be judged. Planning decisions should play an active 

role in guiding development towards sustainable solutions, but in doing so should take 

local circumstances into account, to reflect the character, needs and opportunities of 

each area. 

5.11 Paragraph 231 of the Framework advises that the policies within the Framework are 

material considerations which should be taken into account in dealing with applications 

from the day of its publication. 

5.12 Paragraph 232 of the Framework advises that existing policies should not be considered 

out-of-date simply because they were adopted or made prior to publication. Due weight 

should be given to them, according to their degree of consistency with the Framework 

and that the closer the policies in the plan to the policies in the Framework, the greater 

the weight that may be given. 

5.13 Section 12 of the Framework provides context to design within planning. Paragraph 131 

states “The creation of high quality, beautiful and sustainable buildings and places is 
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fundamental to what the planning and development process should achieve. Good 

design is a key aspect of sustainable development, creates better places in which to live 

and work and helps make development acceptable to communities.” 

5.14 Per Framework paragraph 212, and s66(1) of the Town and Country Planning Act 1990 

(England) (As amended), great weight should be afforded to conserving the heritage 

asset. While NPPF paragraph 215 states that where less than substantial harm to the 

significance to the listed building is proposed, the public benefits of the proposed are to 

be weighed against it; these include continuing the optimum viable continued use of 

the building.  

5.15 Paragraph 72(1) of the Listed Buildings Act 1990 expects that special attention should 

be paid to the desirability of preserving or enhancing the character or appearance of 

the conservation area. 

5.16 Paragraphs 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 

states decision makers will have special regard to the desirability of preserving listed 

buildings and its setting. 

 

 Other Material Policy Consideration 

5.17 Outside of the Development Plan and the Framework, there are other material policy 

considerations that need to be discussed in relation to this development. In this case, 

the other material policy considerations are: 

• The Isles of Scilly Research Framework SHERF Resource Assessment: Traditional 

Post-Medieval Buildings: this states that many of the older buildings (formerly 

thatched or covered with scantle slates) have been “re-roofed in slate of 

uniform size”. 10 Higher Strand is identified as an example of a particular plan-

form: one-room in front with a service room behind. 

• Priority species for protection are identified in s.40 of the Natural Environment 

and Rural Communities Act (NERC), 2006. Due consideration is required for 

mitigating the potential impact of development on protected species. 
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Appropriate Weight 

5.18 Regarding the weight that is given, Section 70(2) of the Town and Country Planning Act 

1990 and Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that, 

determination of applications must be made in accordance with the Development Plan, 

unless material considerations indicate otherwise. In this instance, full weight is given to 

The Isles of Scilly Local Plan as it forms the Development Plan. 

5.19 As it forms the basis of Government policy for planning applications, substantial weight 

should be given to the policies of the Framework.  

5.20 Since they do not form part of the Development Plan, limited weight can be given to the 

aforementioned SPDs/SPGs. However, they are material considerations and should not 

be overlooked. 

 
6. PLANNING CONSIDERATIONS 

6.1 Having regard for the proposed development; the sites planning history; the relevant 

planning policy context; and all other material issues; the main planning considerations 

for the determination of this application relate to: 

• the potential Impact on the special character of the listed building, the adjacent 

and nearby listed buildings as well as the potential impact on the St Mary’s 

Conservation Area, and  

• the potential for impact to protected species, including nesting birds and bats. 

 

 Principle of Development 

6.2 The main policy considerations relating to the principle of development are set out by 

Isles of Scilly Local Plan policies OE1, OE2, and OE7. 

6.3 The proposal is for the recovering of the roof of an attached listed building, and related 

works. This is a building operation under s55 1A (d) of the Town and Country Planning 

Act 1990 (England) (As Amended), and an alteration requiring Listed Building Consent 

under s7 of the Planning (Listed Building and Conservation Areas Act) 1990.  

6.4 The proposal is required as part of the maintenance of this listed building, which is sited 
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in a location exposed to North-Easterly winds from the Atlantic. The proposal is to 

replace the scantle slate roof with a dry-laid natural slate roof of closely matching 

appearance and to replace the flat roof covering of the attached garage. 

6.5 Paragraph 8 of the Framework sets out the three overarching objectives of sustainable 

development. These are independent and need to be pursued in mutually supportive 

ways, so that opportunities can be taken to secure new gains across each of the 

different objectives. As previously mentioned, these objectives are economic, social and 

environmental. However, they are not criteria against which every decision can or 

should be judged. In the case of this application, the proposal would fulfil and economic 

objective: it would help to employ local SME contractors. It would also achieve a 

positive social objective: it is part of the maintenance of this listed building, it would 

enable its continued residential occupancy helping to facilitate the retention of this 

listed building for continued use for its intended purpose. 

6.6 Local Plan policy OE1 (6) supports development that protects the significance of 

heritage assets and their settings and provides appropriate materials and design, which 

this proposal achieves and is therefore accepted in principle 

 

Planning Assessment 

Potential for Heritage and Landscape Impact 

6.7 The potential impact of this proposal on heritage is described in the HIA. 

6.8 The proposed replacement roof covering would itself replace a roof covering added not 

earlier than the late C19th, as described in the HIA. While this was part of the listed 

building when listed on 12.2.1975, it is of less significance that the earlier parts of the 

building. 
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6.9 The proposal would maintain the special character and qualities of this area and would 

be in keeping with the existing listed small house. The materials would be a good match 

in texture and tone with the existing roof, and the use of dry-laid slate is an acceptable 

alternative within the established local vernacular. 

6.10 The proposal would conserve the sea-front and National Landscape character. 

6.11 The proposal would sustain the character of the St Mary’s Conservation Area and the 

architectural and historic interest of the listed building and the listed row, in accordance 

with the expectations of Local Plan policies OE1 and OE7. 

 

Potential for Impact to Protected Species  

6.12 A preliminary wildlife assessment, the PRA, is provided with this application. 

6.13 It is acknowledged that further surveys and specification of mitigation works where 

necessary is required. However, the proposed works are also urgently required to 

protect this listed building. It is proposed that planning permission is obtained 

conditional on the provision of additional information including mitigation plans as 

necessary together with a requirement to implement those mitigations. This is to 

hasten the programme for implementation of restoration of this roof. This would 

pragmatically resolve all potential planning and listed building issues accepting that 

sufficient wildlife protection mitigations, if required, can be provided; it would allow for 

the advanced scheduling of works including materials sourcing without prejudicing the 

due consideration of and need for wildlife protection. 

Bats 

6.14 The proposal would involve renovating a roof that has been found in the Preliminary 

Roost Assessment (PRA) to have a moderate potential for bat use. 

6.15 Bat PAS were conducted in May and June 2025 to confirm absence and/or specify 

necessary mitigations. No bats were observed emerging from the building during either 

of the surveys and no further surveys are required to provide an appropriate ecological 

baseline. 
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6.16 The submitted PAS outlines a Precautionary Method of Works to be followed by 

contractors and states that, as the proposal does not affect any confirmed roosts, 

commuting routes or foraging habitat that no habitat creation or enhancement is 

required.  

Nesting Birds 

6.17 The preliminary wildlife assessment did not find any evidence of nesting birds but did 

identify potential opportunities for nesting birds to use fascia and eaves of this building; 

it advises the implementation of the proposed development to be cognisant of this. This 

would entail either timing works outside the breeding season (March to September) or 

requiring visual inspection for bird nests to ensure works do not commence until chicks 

in any observed nests affected by the works have fledged. 

Protected Species Impact Assessment and Mitigation Conclusion 

6.18 This householder proposal is exempt from Biodiversity Net Gain requirements, and no 

priority habitat loss is proposed.  

6.19 The applicant acknowledges their responsibilities to protected species, including the 

need for additional bat Presence / Absence Survey work and submission of a mitigation 

scheme as necessary.   A condition to both secure this and to thereafter ensure any bat 

roost areas and agreed openings are maintained is advised and subject to this the 

proposal can be made acceptable in accordance with the expectations of Local Plan 

policy OE2 (1b, e). 

 

7. LISTED BUILDING: ASSESSMENT OF IMPACT ON SIGNIFICANCE 

Outlining the Significance of the Listed Building 

7.1 The special architectural and historic importance and key features of the building is set 

out in the list description for this one of a group of ten Grade II listed small houses on 

The Strand. This is reviewed and the impacts of the proposed development are assessed 

in the HIA. 

 

Need for the Proposed Changes 
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7.2 The HIA states that the proposal is necessary because the roof is at the end of its 

natural life and is failing. Furthermore, as local policy identifies, there is a general lack of 

suitably skilled craftspeople to reproduce this wet-laid scantle style of roof covering and 

therefore an alternative acceptable vernacular style of a dry-laid slate roof is 

appropriate. 

 
The Impact of the Proposal on the Significance of the Listed Building 

7.3 The proposals would replace the failing scantle roof with a new substantially similar 

looking and acceptable alternative local vernacular roof covering detailing in natural 

slate. 

7.4 The HIA suggests that this roof covering is not the original roof to this building (which 

has historically been raised) and that this diminishes the contribution to the significance 

of this listed building. It also explains that the current roof covering is at or beyond its 

natural lifespan, it needs to be replaced; the changes are necessary and amount to an 

appropriate restoration of the roof of this listed building. The replacement roof would 

be only a subtle, very slight change in roofing material and its detailing that would not 

result in any change to loss of significance or harm to the conservation area or the 

settings of other adjacent and nearby listed buildings.  

7.5 The proposed replacement roof covering would blend well with the attached listed 

small houses, and with the arc of buildings facing the Town Beach and would acceptably 

contribute with a suitable textural and colour foreground to the setting of the Church of 

St Mary’s as viewed from Town Beach. 

7.6 The HIA shows that this slight change does not amount to harm to the significance of 

the listed building, it would be a neutral change from one acceptable form of local 

vernacular to another, and as such s72(1) of the Listed Buildings Act 1990 is not 

engaged. It is material that it is acknowledged that there is limited availability of local 

builders capable of carrying out the specialist task of installing wet laid scantle slate 

roofs, and it is recent practice of the Local Planning Authority to therefore accept the 

similar looking dry-laid slate roof alternative. 

7.7 It would be beneficial to this listed building to secure a suitable weatherproof covering 
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to its roof, enabling it to be continued to be used as a dwellinghouse. Also, this slight 

change is within the type of change to heritage assets that is anticipated by the NPPF 

and as expressed as a sound principle of management of heritage assets in earlier 

guidance (e.g. PPG15).  

7.8 This proposal is therefore in accordance with the expectations of Local Plan policies OE1 

and OE7.  

 

8. SUMMARY AND CONCLUSIONS 

8.1 The application seeks planning permission and listed building consent for alterations to 

a house roof, including works to install replacement roof tiles and a replacement flat 

roof covering to an attached garage 

8.2 The proposal aims to replace the roof covering in a way that is both suitable to the 

special character of this listed building and that addresses the potential water ingress 

problems caused by the existing failing roof covering. 

The Planning Application 

8.3 This roof tile and flat roof replacement proposal is necessary to secure the continued 

use and to protect the special interest of this listed building. The potential impact of the 

proposals is assessed in the HIA. While the existing roof is wet-laid scantle slate, it is 

established local practice that a suitable local vernacular alternative of dry-laid slate is 

appropriate given both the need for the works and lack of availability of skilled builders. 

The proposal would conserve the sea-front and National Landscape character and 

would conserve the character of the St Mary’s Conservation Area and the architectural 

and historic interest of the listed building and the listed row, in accordance with the 

expectations of Local Plan policies OE1 and OE7. 

8.4 There is potential for protected species to nest, roost or otherwise use the roof of this 

building. It is therefore acknowledged that further bat surveys and report, including 

mitigation measures are required to be undertaken, submitted to and approved by the 

local planning authority and implemented prior to commencement of the proposed 

works. 
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8.5 The applicant acknowledges their responsibilities to protected species, with appropriate 

precautionary methods being included in the submitted PAS.   

The Listed Building Consent Application 

8.6 The proposed alterations to this Listed Building are assessed in the HIA, and 

summarised in this statement, they are found to be necessary and to not impact the 

special interest of this listed building, in accordance with the expectations of Local Plan 

policies OE1 and OE7. 

Recommendation 

8.7 This Statement has reviewed the relevant Development Plan Policy Framework as it 

applies in this case, together with the other material considerations. On the evidence 

presented it has been demonstrated that the proposal accords with all relevant 

Development Plan policies and national guidance, and there are no other material 

considerations present to override them. 

8.8 The Local Planning Authority is therefore respectfully requested that planning 

permission and listed building consent is permitted for this development. 

 
Ian Williams 

Senior Planner 
DDI. 03450580474 

E. ian.williams@evansjones.co.uk 
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