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1. Background 
In 2017, the acquisition of 8 Boscawen Road (formerly a bank) was undertaken with the initial intent of 
preserving the existing cash machines and facilitating some form of banking services for Perranporth. In 
2019, Perranzabuloe Parish Council (PPC) embarked on a consultation process to explore the 
transformation of this property into Civic Offices, a Library, and rental accommodations. Regrettably, the 
project faced a setback when a grant application was unsuccessful, leading to its suspension due to 
financial constraints. The building was purchased for £270k. So far, costs on this building (including legal 
fees, professional fees, rates etc) have totalled £374k to date. 

2. Introduction 
Fast forward to January 2024, PPC initiated a comprehensive review of its property portfolio in alignment 
with the Draft Strategic Objectives 2023-2025 (which was reviewed and updated in the new Council year 
2024 – Objectives and Key Results 2024-2025) and the Management of Property Portfolio and Disposal of 
Council Land Policy. Recognising the need to decide on the future of 8 Boscawen Road, a strategic 
approach involved evaluating other properties and their potential uses. The overarching goal was to ensure 
optimal utilisation of each building within the portfolio, considering opportunities for increased usage and 
alternative purposes. This policy encompasses detailed records of each meeting, aiming to transparently 
inform the public about the reasons behind decisions and the process leading to the formulation of the 
Strategic Plan. 

3. Objectives and Key Results (OKRs) 
The following OKRs were taken into consideration. 

 
Adopt a strong focus towards key community and social resources. 

 Commit to continued services provided by Perranporth Library. 
 Support the work of local voluntary organisations (such as the Pain Café, RNLI, Perranporth 

Community Hub, and Memory Café). 
 Identify and provide a space for youth and community groups within the parish. 

Provide new community-owned recreation facilities in the parish and maintain existing 
spaces 

 Maintain public toilets and develop where necessary. 

Improve the local retail/commercial environment in the parish 
 

 Continue to maximise the potential and expand the commercial offer of the council’s 
commercial property portfolio. 

4. Initial Feasibility Studies 
4.1. Preceding an Extraordinary Council Meeting scheduled for January 8, 2024, Perranzabuloe Parish 

Council (PPC) commissioned Crossley Hill Surveyors to conduct preliminary feasibility studies on 
both 8 Boscawen Road and the Parish Offices. The primary objectives were to gain insights into 
the following aspects:  

 Identifying the potential facilities and services that can be provided at each site, aligning with 
the OKRs.  

 Estimating the associated costs.  
 Evaluating the advantages and disadvantages of each site. 

The envisioned features for a multi-use building encompassed a comprehensive "wish list," including:  
 Expanded library space (aligned with objective 2).  
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 Provision of a rest area and kitchen space, addressing the absence of a break-out room for Library 
and Parish Office staff.  

 Meeting space for 15 individuals, with additional room for public attendance (up to 25) for Parish 
Council meetings.  

 Community space designed for versatile use, accommodating activities such as youth groups 
(aligned with objective 2), community group rentals, exercise/yoga classes, support groups for 
vulnerable individuals, book clubs, loneliness support sessions (e.g. knit and natter) and more.  

 Adequate space to host Sandy Toes activities, as the current library space is insufficient. 
 Installation of a disabled toilet/changing place facility (aligned with objective 5). 
 Where possible, provision for the Rugby Club's needs, with a preference to expand into the Parish 

Office Building. If the Bank was deemed impractical, efforts would be made to secure a space for 
the Rugby Club within any established community hub.  

 Enhanced collaboration between library and parish office staff to address lone working issues and 
facilitate meetings and training sessions within a unified building. 
Initial drawings are attached in Appendix 1. These were for the purpose of discussion. 

At this meeting, the feasibility studies were discussed. A concise overview of the studies is provided 
below. 

4.1.1. 8 Boscawen Road 
An evaluation revealed the deteriorated state of the building. To enable the establishment of a 
multi-use space, it was deemed necessary to remove existing internal finishes and services 
down to the foundational structure. Additionally, a suggestion was made to replace all external 
roof and wall finishes, along with windows and doors. Many internal partitions would need to 
be dismantled and reconfigured to generate the desired open space. Even with the increased 
space, the evaluation determined that the current structure could not meet all the requirements 
specified in the wish list. This led to the need for a rear extension, incurring substantial costs 
that would require yet another grant application due to insufficient funds. 
The Bank total sqm is 218sqm.  

4.1.2. Chyanhale Building 
An evaluation revealed this building was in a far better condition; however, it still falls short of 
the required space outlined in the wish list in the current design. To address this limitation, a 
feasible solution involves adding a new room within the roof structure, incorporating dormers to 
create supplementary space. Notably, due to the presence of solar panels on the rear roof 
slope, the dormers would be positioned at the front to retain these panels. The original design 
proposed siting the library within the current parish office, which was notably smaller than the 
existing library space. However, in response to the Council's preferences, a decision was 
made to conduct a site visit to explore whether a different spatial arrangement could yield a 
larger library area. The Clerk was instructed to engage with Crossley Hill for an alternative 
design that solely integrated the library space along with a community area/meeting room. 

Chyanhale total sqm is 249.90 sqm (currently). 

4.2. A wide-ranging discussion was had in relation to 8 Boscawen Road and the Parish Offices. Queries 
were raised and suggestions made. A summary of those discussions is outlined below: 

 Before any decisions are made with regards the future of 8 Boscawen Road, a strategic 
approach is needed. Until PPC know what they want to deliver, it cannot make an informed 
decision. 

 Whilst the costs exceeded what councillors thought it would be, it was good to have a reality 
check. Must be financially viable. 

 The importance of growing the library and the services. Nowhere for older children to 
socialise, limited support for the older generation, as well as disadvantaged groups. 
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Cornwall Council is re-branding the library as “Community Hubs.”  There are so many 
resources available, but we need the space to deliver those. 

 Objectives could be delivered in different buildings. Do not have to be in one building. 
Important not to try and “shoe horn” something into a building and it is not fit for purpose. 

 If none of the buildings are satisfactory for delivering strategic objectives, could consider 
other locations. 

 Rugby Club has outgrown its current building. The plan was to move into the Chyanhale 
building if the grant application for the Civic Building at the Bank was approved. Now that is 
not going ahead. 

 Acknowledgement that PPC is not a property developer and needs to seek expert advice. 
 Must consider the parish. Not just Perranporth when looking at delivery of services. 
 End of the High Street requires development and increased footfall. 
 Any space that is created needs to be attractive, inspiring, and fully accessible. 

5. The Library Provision 
5.1. The current library is estimated to be 98sqm. It only has 2 car parking spaces and cannot cope with 

increasing numbers for Sandy Toes (up to 45 children at peak times). It aspires to becoming more 
of a community hub, which could attract more funding to deliver more support to the community 
through groups such as Hope, Multiply, MS Groups, Book Groups etc. A discussion followed 
regarding the library, and it became apparent that further investigation was needed. Questions that 
will need to be asked: 

 Where to people live who use the library? 
 Do people drive or walk? Cllr Arthur reported that 70% walk. 
 Would people still go to the library if it were relocated? What are the barriers? 
 How important is parking? Currently no parking at the Library or the Bank. 
 What is currently being delivered in terms of community support? Perranporth Community 

Hub was discussed and the excellent work that they deliver. Is there a need for another 
community space? 

6. Options Appraisal 
An options appraisal is a technique for reviewing options and analysing costs and benefits of each one.  It 
helps to ensure informed decision making by providing a process that requires: 

 The objectives and key results that must be achieved and identified. 
 The different ways of achieving these objectives/key results to be described; and 
 The pros and cons of each of these ways to be considered in terms of the benefits (financial and 

non-financial) that they can deliver.  

An initial discussion took place; it was acknowledged that a full Options Appraisal will need to be 
undertaken once information has been gathered.  PPC will then develop an evaluation criteria, a short list 
of options and a validation of processes and outcomes that will determine next steps for progressing.  The 
following options were discussed: 

6.1. Chyanhale as the Library/Parish Offices/Community Space 
The presented drawing for Chyanhale was subject to discussion, with acknowledgment that these 
were preliminary sketches produced in a brief timeframe. Consequently, it was recognised that 
adjustments to the plan were possible. Following feedback, consensus was reached to provide 
input to Crossley Hill Surveyors and request modifications to the drawing, particularly with the aim 
of expanding the library space. The existing drawing included a community space and roof space 
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for offices but fell short in providing a sufficiently large library, indicating a need for revisions to 
meet all the specified criteria. 
In addition to the feasibility study, investigation into the foundations would need to be carried out to 
find out whether going into the roof space was indeed viable.  This would be arranged ahead of the 
meeting in February. 
 
Project Cost: This would currently cost in the region of £347k plus £15-£20k IT costs. The cost of 
this would be met with selling 8 Boscawen Road and use of EMRs. This project would be financially 
viable without grant funding. 

6.2. 8 Boscawen Road as the Library/Parish Office/Community Space 
The drawing of the Bank was discussed. As mentioned in 1.2.1 earlier, the current layout only 
allows for the inclusion of the library and parish offices. However, this setup does not result in an 
enlargement of the library space. This alternative also fails to meet all the specified criteria. 
Following feedback, a consensus was reached to engage with Crossley Hill Surveyors to amend 
the drawings to maximise the library space by excluding parish offices and a community area. This 
approach aims to explore the potential size of the library without compromising other essential 
services, which would be accommodated elsewhere. 
 
Project cost: The current cost, without community space would be £258k plus  £15-£20k IT costs. 
The cost including an extension to provide community space would be £601k. Without selling the 
Bank, only £200k earmarked, and further grant funding would need to be secured otherwise not 
financially viable.  

6.3. Moving the Parish Offices to the Library 
Given the constraints in building size, there was a discussion about relocating the Parish Offices to 
the Library and, reciprocally, moving the library to the Parish Offices, potentially incorporating a 
community space if feasible (or needed) upstairs. A modified drawing would be requested from 
Crossley Hill, along with an assessment of the potential area for the library at Chyanhale. Crossley 
Hill would also be directed to conduct a feasibility study of converting the Library into Parish Offices 
and meeting space if the library space at Chyanhale showed significant potential for enlargement.  
Concerns were raised by staff regarding the location in terms of parking, increased visits by the 
public (affecting productivity) and lack of ventilation/windows. 
 

7. Conclusions from EO Meeting 8 January and Further Steps Agreed 
(a) Whilst some of the questions in 1.2 above were answered, it was still unclear regarding which 

building, if any, could effectively fulfil all the strategic objectives. In addition, due to time 
constraints, the discussion on the Youth Hostel was deferred. Recognising that this options 
appraisal is an ongoing process, it was acknowledged that there was more work ahead. To 
facilitate a well-considered plan, the Strategic Plan would be a standing agenda item. The 
following actions would be implemented by the Clerk before the next meeting. 

(b) A draft Communications Strategy to be created. 
(c) A draft Public Consultation to be created. 
(d) Revised drawings on both buildings and revised costs. 
(e) Seek estimates for the expenses involved in bringing the Bank building to a condition suitable 

for rental to add to the current PPC Commercial Property Portfolio (Objective 9). 
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8. Extra Ordinary Full Council Meeting – 3 June 2024 – Consultation Discussion 
As outlined in 7c above, a public consultation was created in March 2024 and ran for a period of 6 weeks.  
This public consultation was marketed digitally via Facebook and the PPC website as well as on 
noticeboards, in local businesses, with hard copies available in the Library and Parish Council offices.   

 

Main findings from the consultation:  
 Further community space not needed. Community spaces – 31% satisfied. 46% neither satisfied. 

19% dissatisfied.  Good provision with the Memorial Hall, Perranporth Garden Charities, St Michaels 
and Goonhavern Village Hall. Continue to support local organisations instead by way of grants to 
improve their space/facilities.  

 64.6% felt their venues suitable for foreseeable needs. 35.4% no. Mostly rugby club.  
 What facilities could help your group thrive?  Very mixed. 22.1% parking.  Community transport 

10.3%  Lots of comments from Rugby club.  Fitness classes also featured.  
 Most of the responses regarding inadequate facilities/space were from the Rugby Club (larger 

premises/changing rooms).  
 82% were not interested in hiring space at the Library or Parish Offices. 17.8% would.  Lots of 

different ideas for use of space including fitness sessions, meetings, youth club. Community 
support.  

 Youth Club – overwhelming support (77%) for a youth club/facility by the new skatepark.  Whether 
this is provided by the Parish Council (i.e. create space, outreach worker etc.) subject to further 
discussions/budget.  

 People feel the library should stay in the High Street (75%). Whether this is in the existing location 
or moved to the Bank, will be subject to further discussions on the property portfolio strategy/options 
assessment, which will inform the budget. 18% no preference.  

 If the Library was located in Ponsmere Valley, 53.7% felt no impact to them. 36.4% would visit less. 
9.0% would visit more.  Comments were too far to walk, although some felt it was a better location 
because of parking.   

 61% felt parking at the library would be valuable.  It was noted that there would be no parking at the 
Bank and currently no parking at the existing location.  

 People want services they can access on foot or better parking facilities.   
 Cllr Byfield suggested possible zoning for service provision.  Facilities adjacent to each other to 

encourage hubs to develop and take part in multiple activities/family/outdoor leisure.  
 Cllr Trevethan put forward an idea for a multipurpose community hub at Ponsmere Valley, providing 

space for a doctors surgery, facilities for sports clubs/fitness, library and youth club.  
 Need for skatepark ancillary facilities – toilets (83.9%), shelter (71.1%). Café (53.8%) Outdoor gym 

equipment (34%). Need to encourage social interaction and encourage families to use the space.  
 Library and Parish Offices together 42.9% had no opinion.  50/50 split between valuable and not 

valuable.  
 Space to meet in the Library was requested. Clerk noted that it is already enabling this in 

September with the Wednesday community opening times.  
 Rewilding at Cligga.  This confirms development plan for Cligga (zoning).   
 Allotments – 69.7% would like to see allotment provision.    

  
Outcomes to be discussed further as part of Strategic Property Portfolio/options assessment and 
OKRs  

 Continue to provide grants for local organisations to improve their spaces – Key result (more grants 
given)  

 Youth club – Key result (a facility created; youth outreach worker employed or organisation 
contracted)  

 Allotments – Key result (investigate possible location and create business plan for allotment 
provision)  

 Provision for toilets at skatepark and infrastructure – Key result (budget for ancillary facilities 
Autumn 2024)  
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 Library to stay in the village – current location or bank 75% in that location – Continue discussions 
as part of Strategic Property Portfolio/options assessment  - Key Result (increase library provision) 

 Rewilding at Cligga – Key result (Rewild area at the end of the Industrial Estate)   
  

It was resolved to use the consultation in order to inform OKR document (which will replace Strategic 
Objectives format), including follow-up discussions on supporting other demographics (e.g. retired/older 
generation). PPC to continue to work on the Strategic Plan for the Property Portfolio.  
 

In addition to this public consultation, the Clerk visited Perranporth Primary School to meet the School 
Parliament to find out more about what young people think of Perranporth, the Parish Council and the 
facilities provided.  There were 12 students present from year groups 2 to 6.   Discussions involved the 
skatepark, other facilities in the parish (including use of play areas), youth club provision and ideas for 
the acoustic fence.  Ideas of the School Parliament are outlined below: 

Where do you live? 58% of students lived in Perranporth.  The rest Bolingey, Rose 
and Goonhavern 

What percentage of students 
knew there was going to be a 
skatepark 

25% - friends and family (word of mouth) 

Discussion regarding play 
facilities/equipment 

Looking forward to the skatepark. Would like to see more 
seating/benches/deckchairs, parkour, outdoor gym equipment, 
table tennis facilities. 

If there was a café at the 
skatepark, what would they like 
to see being sold? 

Salads, crepes, cake, soft drinks. 

What other facilities would they 
like to see in the Parish? 

Swimming pool, crazy golf 

Existing play facilities Use Bolenna and Goonhavern Parks.  33% were members of 
sports clubs.  Everyone goes swimming in the sea. 

What is the best thing about 
living where you live? 

Sea, beach, trees (blossom), surf shops, co-op 

What is the worst thing about 
living where you live? 

Too busy in the Summer.  Traffic. 

Would they attend a youth club 
if there was one in Perranporth 

66% yes 

What activities would they like to 
see organised at a youth club? 

Pool table, games, gymnastics, card games (uno, go fish, 
dobble), shuffle boarding, chess, board games (monopoly, 
snakes & ladders), music, gardening, arts and crafts, and 
cooking. 

Would you like to take part in 
some community art projects? 

100% yes.  Had ideas for hidden messages in murals.  
Themes – what we love about where we live/beach/sea.  
Would be interested in creating sculptures. 

Asked the Year 6s whether 
there was enough to do in 
Perranporth 

They attended sports clubs (tennis, rugby, football) with 
friends.  Beach.  Lack of good shops.  Would like extra seating 
to socialise. 

Asked whether they knew the 
Old Bank building and their 
thoughts about use. 

Everyone knew the building and commented how it looks 
really bad.  Would like it used for community.  Bowling alley, 
soft play. 

 

Thanks to the Headteacher, his staff and students: Annie, Francesca, Grace, Iggy, Xavier, Summer, 
Rowan, Elodie, Isaac, Stanley, Flyn and Mimi. 

Visit to Goonhavern Primary School to be organised. It was noted that there is a new Headteacher, so a 
change in staffing may have caused a delay to this visit. 
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9. Full Council Meeting – 15 July 2024 
Due to half of the members being absent on 24 June, this discussion was deferred to an Extra Ordinary 
Meeting on 15 July.  The report on opening up works had also not been received at the June meeting. 

Building on the previous discussions, and the actions outlined in 6.2, 7(d) and (e), a further Options 
Assessment took place, focussing on 8 Boscawen Road and the Parish Offices, considering the 
consultation and the evaluation of the whole of the property portfolio comprehensively.  Revised 
drawings, opening up works and an estimate of works required for turning the property into a rentable 
space were available.  In addition, costings were secured to move the Parish Offices to the Library.  

Revised drawings – 8 Boscawen Road 

Revised drawings (Version 3) of Boscawen Road were discussed (Appendix 5).  The drawings were 
amended to create the maximum possible space for a larger library, as requested by Library staff.  This 
involved reducing the office space and the kitchen area from the previous plan.   

Existing library space Old Bank Building 
Public space/library   62.2sqm Public space/library   111.5sqm 
WC & Corridor    12.5sqm WC/Kitchen    15.1sqm 
Office     14.0sqm Office     12.5sqm 
Lobby area    4.8sqm Lobby area    1.6sqm 
Store n/a Store     4.45sqm 
TOTAL    93.5sqm TOTAL    145.15sqm 
  

More space/less space 

The estimated cost of doing this work will be in the region of £258- £280k plus £15-20k IT costs 
(approximately £5,421 per sqm) This does not include any architect fees.  There is an EMR for property 
development of £200k (£220k available), which would be required in its entirety.  That would leave a 
shortfall of around £80k-£100k so currently not financially viable unless reserves increased over next few 
years and/or funding secured.  This would bring the total investment in 8 Boscawen Road to around £680k 
- £700k (including purchase). Cllr Byfield feels this further investment in the building would represent value.  
He noted that if PPC bought a purpose-built library in the centre of the village, the cost would be 
comparative.  Cllr Byfield acknowledged the members concern about the burden on finances. Vacating the 
library could potentially result in financially supporting the Museum until they find a tenant.  Cllr Byfield 
understood the concerns of office staff moving into the Library (interruptions, possible issue with 
ventilation/windows/limited parking, lack of meeting space, refuse/electric vehicle access). However, it is a 
very useable space and feels the space is comparative to Chyanhale.  The Clerk noted that if there was a 
need to sell 8 Boscawen Road in the future, PPC would need alternative library provision, and it is unlikely 
that this large investment in the building would be recouped.  Cllr Arthur suggested a solution for parking for 
staff at the library – use 8 Boscawen Road parking.  Clerk raised concerns about space at the library to 
hold Full Council Meetings.  Whilst office space comparative, there is no meeting space which would 
require either meeting in the actual office or using the Library (taking equipment and files). 

Cllr Higgins wanted confirmation that the building was not mundic.  That was confirmed as the case.   

Revised Drawings – Ponsmere Valley 

Cllr Trevethan suggested demolishing the existing offices and rugby club to construct a steel-structured 
multi-use community hub. This new facility could include a doctor's surgery, a youth club, offices, and a 
sports facility. There were some concerns about the risks associated with concentrating all resources in a 
single project, however, it was generally agreed that this could be a long-term strategy, requiring some 
years of research, planning and funding.  Cllr Rogers noted that having any kind of medical facility would 
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require privacy.  Cllr Wyn Jones reported that the Golf Club has already offered land for this purpose 
(advanced plans).  Cllr Byfield agreed with Cllr Trevethan if you can get everything in one location, it would 
be an excellent long-term strategy for community provision.  It has highlighted that there is much frustration 
by the community around delivery of projects and the bank being unused for some time.  It is therefore 
important to ensure that it starts to address the urgent needs identified in the consultation, namely 
library/community hub provision and youth provision.  The Clerk emphasised that it's good practice to 
establish short, medium, and long-term objectives along with key results. This approach will help ensure 
that budget forecasting aligns with achieving these key results. 

Cllr Wyn Jones pointed out that the consultation results indicated a public preference for youth services to 
be located at Ponsmere Valley. 

The discussion reverted to the amended drawings for Ponsmere Valley.  The amendments were made to 
create the maximum possible space for a larger library retaining office space upstairs for staff.  However, it 
was noted that even with creating the maximum space, per sqm, this was not cost effective.   The cost to 
move the Library to Ponsmere Valley and move the Parish Offices upstairs would cost in the region of 
£347k plus £15k-£20k for IT (Cornwall Council estimate). This is only financially viable if 8 Boscawen Road 
was sold to invest in the building at Ponsmere Valley, either in this form, or as part of an entirely new 
community hub development as outlined by Cllr Trevethan.  In any event, the consultation was clear that 
the public wanted the library/community hub provision to stay in the High Street. 

The question of internet/IT connectivity was raised by Cllr Yeo. The Clerk is waiting on a visit from a 
provider regarding a bespoke line into Ponsmere Valley.  Currently, there is an issue with connectivity now 
that IT is cloud based.  There is only an ASDL line, which gives 18Mbps.  A bespoke line would achieve 
200Mbps.  Clerk will update once the visit has been completed but it was acknowledged that connectivity is 
key to establishing any further services in this location. Cllr Yeo stated that it is not simply a case of  
plugging in at another building. The Clerk reiterated that it would cost in the region of £15-£20k to move the 
Cornwall Council system to a new building (for IT library services). 

Opening up works at Ponsmere Valley  

MBA Consultants undertook this inspection and report.  The findings were that it if the roof space were 
used for office space, this would not require work to footings.  However, there would be a weight limit and 
so heavy storage/archives/safe, would have to remain downstairs.  The MBA Consultants report is attached 
in Appendix 7.   

Estimate for work to get Bank into a condition to rent out £169k (based on existing footprint). 

As per the Property Manager’s Market Appraisal dated 13 July 2023, renting out the property could bring in 
rental income in the region of £20,000-£25,000 per annum.  The Clerk highlighted The Statutory Guidance 
on Local Government Investments (3rd edition) 3.7 which states that “local authorities should consider 
whether the asset retains sufficient value to provide security of investment using the fair value model in 
International Accounting Standard (ISA) 40”.  It was felt that this could provide a long-term return. There 
has been some interest in the building, and the consultation was briefly discussed in terms of uses for the 
building. 

Cllr Bowers raised his concerns.   A lot of money has been spend on the building already.  Is this not 
spending good money after bad?  Does the Parish Council want to spend even more money on this 
building? Cllr Bowers felt that the Parish Council offices should stay where they are, as there is sufficient 
parking and a meeting room.  Cllr Trevethan agreed that the money should be invested in a multi-use 
building at Ponsmere Valley.  Cllr Rogers also raised concern about the money spent so far, and a lot has 
been spent completing projects, so reserves are depleted. 
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Cllr Gaisford summarised the discussions.  In order to keep the bank and repurpose it, each proposal will 
cost in the region of £300k.  The cost for moving the parish offices upstairs and refurbishing downstairs for 
youth provision/sports facilities has not been budgeted for yet.  This will need further research and 
discussion.  Further discussion also needs to be had regarding what could be delivered at the bank in 
terms of community services, e.g. post office.   It is clear that it cannot afford to do everything in the short 
term, so priorities need to be set.  The Clerk outlined a proposal to narrow down options so it can focus on 
further feasibility assessments in order to resolve on a plan ahead of the budget discussions in the Autumn 
and completion of a 3–5-year forecast. 
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10. List of Options including Pros and Cons 
The following options have been mooted either in Council discussions, the consultation, social media feedback, or feasibility studies 

Option Cost Pros Cons/ 
considerations 

Consider Full Options 
Appraisal Yes/No 

Option 1 
Keep the Bank but Rent out to 
generate income 

    

Refurbishing the Bank and renting out to 
generate income.  Library and Parish 
Offices to remain where they are. Library 
and Parish Offices will need some form of 
investment refurbish/redecorate offices 
((ventilation at library, new 
toilet/kitchen/break out space at offices).  
Income to support other objectives/key 
results 

£169k to get 
to rentable 
condition, plus 
refurbishment 
£20k and cost 
of bespoke 
fibre 
connection 
(unknown at 
present) 

Sufficient money in 
property development 
EMR to refurbish without 
need for funding 
 
Retains the asset 
 
Building utilised 
 
Income to support other 
objectives/key results 
 
Keeps library in the High 
Street  
 
Can be done immediately 

Library is at capacity.  Does not 
fulfil objective to commit to 
continued services provided by 
the Library. 
 
Staff not happy with current 
working conditions in the Library 
 
Would need bespoke line in order 
for the Parish Office staff to 
function  
 
 
 
 
 
 

No.  However a 
feasibility study needs to 
be done into budget 
costs for moving offices 
upstairs/refurbishing 
downstairs for youth 
provision/sports facility. 

Option 2 
Keep the bank for the 
Library/Community Hub 

    

Moving library to the Bank to create a 
library/community hub and Parish 
Offices to move to the Library.  Rent 
out Parish Offices and/or use for Youth 
Club/Toilets/Sports use/café etc 

£280k to 
move the 
library 
£15-20k for IT 
costs 
£37k to move 
Parish Offices 
to existing 
Library space 

Fulfils objective to commit 
to continued services 
provided by the Library 
 
Provides more (but limited) 
parking for library users 
 
Parish offices benefit from 
better connectivity 

Increases investment in 8 
Boscawen Road to between 
£650-£700k 
 
Need to increase EMR  next year 
 
Any additional funding may be 
difficult due to having an existing 

Yes 
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Option Cost Pros Cons/ 
considerations 

Consider Full Options 
Appraisal Yes/No 

 
Total £337k 
 

 
Fulfils objective to provide 
youth services 
 
Consultation identified 
Ponsmere Valley as the 
preferred location to run 
youth facilities 
 
Funding could be secured 
for the youth facility 
 
Rugby Club could also rent 
out space as have 
outgrown their premises 
 

facility and moving just up the 
High Street 
 
Need ventilation investigations in 
the Library 
 
Limited to 2 parking spaces for 
office staff (currently employ 6) 
 
No meeting space – would need 
to hold meetings in the new 
Library or hire other premises 
 
Potential increased interruptions 
for staff as located in the High 
Street.  Would require office to 
close to the public in order to 
ensure efficiency/workload 
unaffected. 

     
Option 3 
Moving library to the Bank to create 
library/Community Hub 
and Parish Offices stay where they but 
move upstairs to free up space below 
refurbish/redecorate offices  
Rent out Parish Offices and/or use for 
Youth Club/Toilets/Sports use/café etc 

£280k approx. 
£15-£20k for 
IT 
 
Cost unknown 
to move office 
space upstairs 
and refurbish 
downstairs 
into youth 
facility/space 
for sports 
provision 
 
 

Fulfils objective to commit 
to continued services 
provided by the Library 
 
More (but limited) parking 
for library users 
 
Fulfils objective to provide 
youth services 
 
Funding could be secured 
for the youth facility 
 
Consultation identified 
Ponsmere Valley as the 

Increases investment in 8 
Boscawen Road to between 
£650-£700k 
 
Need to increase EMR next year 
to fund 
 
Any additional funding may be 
difficult due to having an existing 
facility and moving just up the 
High Street 
 
Loss of income for the Museum 
 

Yes 
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Option Cost Pros Cons/ 
considerations 

Consider Full Options 
Appraisal Yes/No 

preferred location to run 
youth facilities 
 
Rugby Club could also rent 
out space as have 
outgrown their premises 
 
 

Meetings on a Monday night 
could still be held downstairs if no 
clashes with other users or use 
existing office space as a meeting 
room for hire.  

Option 4 
Sell the bank and invest in Ponsmere 
Valley 

    

Move the Library to the Parish Offices 
and move offices upstairs 

£374k approx. 
£15-£20k IT 
 
Bespoke line 
for internet – 
costs 
unknown 
 
 

Covered by sale of Bank 
and EMR 
 
Process of sale can start 
promptly 
 
Easier for those library 
users outside Perranporth 
village to get to the library.   
 
Ample parking 
 
 
 

PPC loses an asset 
 
Loss of income for the museum 
 
The building could be developed 
into something the village would 
not want 
 
Consultation results showed that 
public do not want the library in 
this location (75%) 
 
Does not provide youth provision 
objective 
 
Library offer would be limited due 
to space 
 
Relies on having a bespoke line 
at Ponsmere Offices to operate 
efficiently 
 

No 

   .  
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Option Cost Pros Cons/ 
considerations 

Consider Full Options 
Appraisal Yes/No 

Option 5 
Use the income, EMR and funding to 
create a Community Hub at Ponsmere 
Valley (including Youth Club, sports 
provision, café/toilets and Library) by 
demolishing current building.  Could be 
provision for doctors if Golf club plans do 
not come to fruition. 

Unknown but 
likely to be in 
excess of £1m 

Excellent long-term 
strategy 
 
Utilises the buildings to 
their maximum 
 
Easier for those library 
users outside Perranporth 
village to get to the library 
 
Ample parking 
 
Services under one roof 
and in one location 
 
Development potential and 
significant social impact 

Lose a PPC asset in the High 
Street 
 
Need to increase EMR over a 
number of years 
 
Funding required and this 
requires substantial work and 
planning 
 
Doctor surgery could already be 
located at the Golf Club 
 
Consultation showed that public 
do not want the library in this 
location (75%)  
 
 

Consider as a long-
term plan.   

     
Option 6 
Use the income, EMR and funding to 
create a Community Hub at Ponsmere 
Valley (including Youth Club, sports 
provision, café/toilets) by demolishing 
current building.  Library to stay where 
is.  

Unknown but 
likely in 
excess of £1m 

Excellent long-term 
strategy 
 
Utilises the buildings to 
their maximum 
 
Easier for those library 
users outside Perranporth 
village to get to the library 
 
Ample parking 
 
Services under one roof 
and in one location 
 

Need to increase EMR over a 
number of years 
 
Requires significant funding 
 
Library is at capacity.  Does not 
fulfil objective to commit to 
continued services provided by 
the Library. 
 
Staff not happy with current 
working conditions in the Library 
 
Need investment in connectivity 
 

No 
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Option Cost Pros Cons/ 
considerations 

Consider Full Options 
Appraisal Yes/No 

Development potential and 
significant social impact 

Sell the bank and invest in other PPC 
property portfolio 

    

Use income to invest in other property 
(e.g. Youth Hostel 
development/refurbishment, development 
at Cligga to generate income). Library 
and Parish Offices to remain where they 
are. 

Legal fees 
and estate 
agent fees 
 
Refurbishment 
costs at Youth 
Hostel 
unknown 
depending on 
specification 
of 
improvements.  
Dilapidations 
in excess of 
£46k. 
 

Fulfils commercial 
objectives but not 
community 
 
Generates income at 
Cligga and in turn towards 
development of area 
 
Generates income for PPC 
to offset precept 
 
Does not require increase 
in EMRs 
 

Does not fulfil community 
objectives in the short term or 
long term 
(library or youth provision). 
 
Loss of an asset 
 
Building could be developed into 
something that the village do not 
want 
 
Staff not happy with working 
conditions 
 

No 

 

It was resolved to undertake further feasibility studies into options 2 and 3.   

Option 2 

Moving library to the Bank to create a library/community hub and Parish Offices to move to the Library.  Rent out Parish Offices and/or use for Youth 
Club/Toilets/Sports use/café etc  

Further feasibility studies will include: 

 Up to date costings for work to move the Library to the Bank.  Engagement with building contractor to do a site visit. 
 Clerk to investigate possible post office counter/facility in the Library/Community Hub.   
 Ventilation investigations at the Library. 
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 Office staff to visit Library.   
 Alternative parking provision (Methodist Church, permit Wheal Leisure) 
 Alternative space for council meetings if not in the new Library.   
 Design and costs to repurpose Chyanhale into youth facility/sports facility.  
 Discussions with Rugby Club.  
 Clerk to investigate possible funding streams for youth provision and/or community hub. 
 Clerk to investigate organisations who could provide youth provision.   
 Investigation into costings to employ a Youth Worker. 
 Further consultation with the public  

Option 3 

Moving library to the Bank to create library/Community Hub and Parish Offices stay where they but move upstairs to free up space below. Rent out 
Parish Offices and/or use for Youth Club/Toilets/Sports use/café etc  

Further feasibility studies will include: 

 Up to date costings for work to move the Library to the Bank.  Engagement with building contractor to do a site visit. 
 Clerk to investigate possible post office counter/facility in the Library/Community Hub.   
 Up to date costings to move offices upstairs (retaining some storage for archiving downstairs) 
 Design and costs to repurpose Chyanhale into youth facility/sports facility.  
 Discussions with Rugby Club.  
 Clerk to investigate possible funding streams for youth provision and/or community hub. 
 Clerk to investigate organisations who could provide youth provision.   
 Investigation into costings to employ a Youth Worker. 
 Further consultation with the public  

These further feasibility studies were proposed by Cllr Byfield and seconded by Cllr Hunter 6-0(4abs) as reflected in the minutes. 

Once further feasibility undertaken, Council to discuss again in September in order to budget for 2025-26 and create a 3-year forecast. 

Full Council resolution and validation of process and outcomes at meeting 23 September 2024 

This working strategy will be updated at the meeting in September. 
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11. Full Council Meeting – 23 September 2024 
 

Version 3 of the Strategic Plan for PPC’s Property Portfolio was distributed ahead of the meeting, 
together with updated costs and fees for the proposal to relocate the Library to the Bank building, 
transforming it into a Community Hub/Library. The total cost is estimated at £358,000, which includes 
£35,000 for fees and a £33,000 contingency. This does not include Cornwall Council IT costs which 
remain at an estimated £15-£20k. The move would take approximately 1 year to complete and is of 
course subject to the necessary planning consents and finances being in place. Currently, £200,000 is 
available in earmarked reserves (EMR) for this project. 

The Clerk looked into the feasibility of establishing a post office at the Community Hub/Library. Insights 
from a recent SLCC (Society of Local Council Clerks) Forum provided valuable information, with the 
majority strongly advising against pursuing this option. Initial setup costs would be around £60,000, 
covering essentials such as the security "cage," safe, and shop fitting, in addition to ongoing running 
costs estimated between £10,000 and £50,000 per annum. 

The Administration Officer has reached out to the Post Office regarding the possibility of offering a rural 
service but, despite follow-ups, has yet to receive a response. [Further to the meeting, the Post Office 
confirmed that they would not consider an outreach post office or branch due to the close proximity of 
Goonhavern Post Office]. 

The Clerk also contacted “Access for Cash” to enquire about the feasibility of establishing a banking 
hub in Perranporth, potentially within the Community Hub/Library. Access for Cash will be arranging a 
visit to gather more information and will provide a report within the next 12 weeks. 

Updated costs and fees for relocating the Parish Offices to the Library building were also discussed, 
with the estimated cost being in the region of £37,000. However, the Clerk spoke on behalf of staff who 
have reiterated that parking remains a concern.  The Clerk has investigated parking options at the 
Church. Parking availability is inconsistent due to popular classes and activities, meaning it cannot be 
guaranteed daily. Although current Library staff can usually park there, there is no designation of 
spaces, and no certainty that the available spaces would be sufficient for the Parish Office staff. 
Additionally, the grounds team and parish ranger frequently visit the office for meetings and supplies, 
and the access to the Library is not ideal for larger vehicles.  Previous discussions raised the issue of 
space for meetings and parking for councillors. 

The Clerk presented an alternative —swapping buildings with the Rugby Club. In this scenario, the 
Parish Offices could move next door into the Rugby Club building (changing rooms to stay), while the 
Rugby Club could take over the Parish Offices. This arrangement would be contingent on creating 
space for a weekly youth club, hosting Monday evening PPC meetings, and making the facility available 
for community rental by groups. This plan would maximise the building’s usage, as only a small portion 
of the space is currently in use. A letter from the Rugby Club was circulated before the meeting outlining 
their position. 

Planning permission would be required for the change of use of each building. The Parish Office is 
currently classified under Class E, while the Rugby Club operates under a mix of Class E (office, food 
and drink for on-site consumption) and Class F2 (outdoor sport or recreation). The inclusion of a youth 
club or community rentals falls within the F2 classification, so it is unlikely to present any issues. 

Potential issue of holding meetings in a licenced premises if the bar area is accessible from/to the 
community area/meeting space. Police have also indicated that they would not wish to share the 
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building with a licenced premises (public perception).  There are potential funding opportunities if there 
was collaboration with the rugby club to provide a multi-purpose facility centred around community, 
sports and recreation. 

Councillors were not in support of this suggestion. 

Connectivity Issues 

The Clerk also researched broadband for the Parish Offices.  Currently it is running on ASDL which is 
causing major issues now that everything is cloud based and there is an extra member of staff 
(sometimes 2 when the archivist is in).  This is resulting in almost unworkable internet speeds.  Options 
were received from three companies.  To install a bespoke line would cost in the region of £4,800. This 
would also be subject to a survey which would cost in the region of £350.   A leased line would cost in 
the region of £327 per month, with a minimum term of 36 months.   

Location of the Parish offices 

Cllr Byfield felt that the right location for the Parish Offices is the Library in the centre of the village to 
allow the parish council staff to be more accessible to the public. This could mean extra staff are 
needed to help with increased enquiries. Library offices could also be used as a meeting space as there 
is ample room.  Meetings could also take place in St Michaels Church or Goonhavern Village Hall. This 
would meet a previous aspiration to hold parish meetings in different locations to engage with the 
community. 

Cllr Higgins questioned whether the vault removal was included in the costings for the bank.  The Clerk 
confirmed that it was. The vault has been removed to maximise the public library space. 

Cllr Hunter supported the idea of the Library moving into the bank but felt that the vault should stay and 
serve as a secure area for a post office. He would like to see a post office service 2-3 days per week. 

Cllr Hunter would also like to see the offices being open at least 5 days a week. Staff should stay at 
Ponsmere Valley as building sufficient in current form.  Cllr Hunter took the opportunity to raise 
concerns about the day council meetings were held; that they should be on a Tuesday night not 
Monday.  

The Clerk reiterated that the offices were not fit for purpose in their current form and needed investment 
in terms of connectivity and refurbishment. Staff are more than happy to stay if issues addressed. The 
risk assessment highlighted a need for a break out room for staff. The meeting room is not a pleasant 
room to spend any time in. 

The objectives and key results need to be considered for Chyanhale, in particular, the key result of 
establishing a youth hub at Chyanhale. 

Cllr Arthur would also like to see the parish offices moved to the library.  Meetings could take place in 
the Memorial Hall.   

It was resolved to move the library to 8 Boscawen Road to create community hub/library.  PPC to 
identify what other services can go alongside current library offer. 

Proposed:  Cllr Byfield    Seconded: Cllr Hunter 7-0(2abs)  283/24/FC 

Location of the Parish Offices to be discussed at the next meeting 21 October 2024. 
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12. 21 October 2024 – Location of Parish Offices and update on the Youth Hostel 
Summary of discussions was distributed ahead of the meeting.  This summary forms part of the working 
document – The Strategic Plan for PPC’s Property Portfolio.  

Cllr Byfield spoke to this item. Focus for Chyanhale as a sports hub. Currently looking at adding more play 
equipment to enhance teen provision. Youth hub a perfect opportunity to refurbish this building. Building is 
currently underutilised.  Action for Children interested in running a youth club from this location. It was 
resolved to work in partnership with Action for Children to use Chyanhale for a youth club at no charge 
(307/24/FC). Does not think that the current building is suitable for the parish offices long term. Discussion 
had regarding meetings - could hold meetings in the new Library with Summer meetings held in 
Goonhavern.  Will draw more people. Acknowledged issue with parking but reiterated important for Parish 
Offices to be in the centre of the village so more people can access the offices. Clerk outlined the issues 
that staff have, including parking, access for council vehicles, access for councillors and public to meetings, 
lack of space for meetings in the Library and logistics of moving meetings around the Parish. Has a 
practical impact on staff (need to set up and set down, potential IT issues). If location was in the village, 
would likely need to employ an additional member of staff to deal with any increased footfall into the office, 
however, most people email and phone.  Cllr Pentecost felt it important to listen to the staff and let the 
office stay here.  Also cost to consider - £37k to move office plus potential cost of an additional member of 
staff, whereas Chyanhale office refurbishment/broadband will cost far less. Does not see benefit of moving 
into the village, as culture is moving away from visiting offices and instead contacting via online/phone.  
Moving into the Library won’t change that culture.  Important to continue to improve building.  Improving the 
office shows our investment in staff. Can review when the Library moves. Trigger to cease lease when 
Library moves into the bank. 

The Youth Hostel will be discussed at the next meeting. 

It was resolved to invest in Chyanhale for a youth hub, improved office (internet priority).  When the Library 
moves into the Old Bank, will review office location. Lease on current library to be kept until Library moves.  

Proposed:  Cllr Byfield   Seconded:  Cllr Pentecost    8- 0(3abs) 309/24/FC 

13. Youth Hostel Building, Droskyn Point 
In September 2024, PPC was made aware that the Youth Hostel Association may not renew their lease.  
The YHA were in the process of reviewing all their premises in order to consider a long-term strategy and 
were looking to concentrate on dealing with their freehold properties and identified 23 such units that they 
are looking to dispose of, including Droskyn Point.  It was noted that the Youth Hostel was run more like an 
Airbnb, whereby the whole building was rented out rather than the traditional rent of a bed/room. 

In light of this information, a review of the market rent was undertaken by Charterwood (our Property 
Agents) who confirmed that the rent currently being paid by the YHA was significantly below market value.  
In alignment with the Management of Property Portfolio and Disposal of Council Assets Policy 2a (Optimise 
the use of assets for the benefit of the community. This strategy aims to offset PPC costs and maintain the 
precept at a level deemed acceptable by PPC and the community it serves) and 2f (Safeguard the financial 
interests of PPC), a rent more in line with the market value was proposed.  Further discussions were held 
between the YHA and the Property Manager, and it was clear that it was unlikely that they would renew the 
lease on the terms proposed.  In preparation for a possible change in a tenant, the Clerk undertook an 
options assessment on the building, including selling, it being used as a furnished holiday let (FHL), and 
renting the property. The archivist also provided a report on the history of the site.  These reports were 
discussed at a Full Council Meeting on 23 September.  It was resolved to appoint Charterwood (285/24/FC) 
to provide advice and market the property. After receiving market valuations for selling, it was decided that 
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this was not a viable option and that PPC was keen to retain the asset for the community and also to 
safeguard the financial interests of PPC.  

Once PPC were confident that the YHA would not renew the lease, it then advertised the rental opportunity.  
Expressions of Interests (EOIs) were sought, and the Finance & Operations Committee were delegated 
with the task of shortlisting EOIs.  After assessing nine proposals, three were shortlisted for presentations 
in on 6 January 2025 and a panel of councillors selected together with the Property Manager (380/24/FC).  

Following the shortlisting on 6 January 2025, Full Council resolved that Gramelan assume the lease from 1 
April 2025 and work started on the lease.  Due to the complexity of the lease, and acknowledging concerns 
from the public, the lease took far longer than expected to sign.  However, this was completed on  26 June 
2025.  The result was that the rent for this property increased by £31k per annum, retaining its use as a 
Youth Hostel with ancillary facilities such as a community café and activities related to wellbeing. 

14. Cligga Industrial Estate 
In December 2023, a Sub-Committee was set up to look at the development of Cligga Industrial Estate.  Its 
focus was initially on clearing up the site (unauthorised persons, caravans, boats, vehicles and rubbish), 
and once done, look to re-wild the top end of the site and develop the commercial offer.  After a lengthy 
court process, legal possession was awarded to PPC, and at the end of April 2025, all unauthorised 
persons left site.  MV Services were contracted to clear the site and level the ground which was completed 
by mid-May. A gate was installed to secure the top end of the site, which has one tenant (due to leave June 
2026).  In May 2025, the group was disbanded, and responsibility for the development work was divided: 
Public Spaces & Services will now lead on the rewilding aspects, while Finance & Operations will focus on 
developing the commercial offer.  At the Public Spaces & Services meeting held on 14 July 2025, PACE 
(Perranzabuloe Action for Climate Emergency) was assigned the responsibility of rewilding Cligga, along 
with a £5,000 budget to carry out essential investigations and ecological assessments to support the 
planning of the project. These aspirations for Cligga Industrial Estate are included in the Objectives and 
Key Results (OKRs) for the period 2025-2029. 

15. Chyanhale – Youth Hub 
In February 2025, the Clerk submitted a grant application to the Community Levelling Up Programme 
(CLUP), part of Cornwall Council’s Good Growth Strategy.  The grant application was to help fund the 
Community Library at 8 Boscawen Road (£50k) and turning the underutilised space at Chyanhale into a 
vibrant Youth Hub/community space (£30k).  £20k was ear marked in the 2025-26 budget for the Youth 
Hub, following a public consultation on youth facilities in the Parish.  Action for Children committed to run a 
Youth Club at this location, with Perran Skate Collective donating an indoor skate ramp for use during 
Skate Club sessions.  Included in the plan (see Appendix 9) were accessible toilets, an office (for 
counselling, social prescribers), new lighting, new windows, flooring and a partition to enable office staff to 
access the kitchen when the room is in use.  The grant was successful, and work will start 1 September to 
transform this space into a multi-use space for young people and the community. 

16. Full Council Meeting 21 July 2025 – Discuss Library Building/Parish Office  
At the Finance & Operations Committee meeting held on 7 July 2025, a letter from the Museum was 
circulated alongside a report from the Clerk. These documents addressed the proposal to relocate the 
Council offices to the Library building, once the Library moves to Boscawen Road. However, Perranzabuloe 
Museum expressed its intention to reclaim the ground floor space in order to expand, and made clear it did 
not support a change of use from a Library to Parish Offices. As a result, the location was deemed 
unavailable for office use. 

The Committee resolved to recommend to Council that the lease be terminated in March 2026. However, at 
Full Council on 21 July, it was resolved to terminate the lease at an agreed date with the museum.  It was 
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noted that solicitors for the museum were not yet appointed, and whilst the museum were happy for the 
lease to end early, a mutually agreeable date needed to be discussed.  

Additionally, it was agreed to retain the parish offices at their current location for a minimum of two years, 
while continuing to explore future opportunities at Ponsmere Valley (198/25/FC). 

On 21 July 2025, following a review of the Strategic Plan for PPC Property Portfolio, it was resolved to 
approve the document and publish it on the website (200/22/FC). The plan will be reviewed if 
circumstances change with the property portfolio. 
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Appendix 1 - Initial drawings – 8 Boscawen Road (Existing to Library, office and 
community space) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
                                               
 
 

Page 24 of 31 

 

Appendix 2 – Subsequent drawings from 8 January meeting (Version 2) – Bank to 
Library Only 
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Appendix  3 – - Chyanhale –  Existing to Library, Community Space and Office 
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Appendix 4 - Chyanhale  
(Enlarged library and office space/community space upstairs).  Please note, that the stairs, lift would need 
to be moved if upstairs was used as a community space) 
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Appendix 5 -  24 June/15 July  meeting – Library to Bank largest area available.   
Cost £6k per sq m plus £15-£20k for IT costs 

Version 3 
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Appendix 6 – Offices to move to Library – cost £37k  
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Appendix 7 – Opening Up Works Report MBA 
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Appendix 8 – Updated plan for the Community Library, 8 Boscawen Road 
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Appendix 9 – Updated Plan for the Chyanhale Youth Hub 

 

 


