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PLANNING COMMITTEE DATE: 15/12/2014

REPORT OF THE SENIOR PLANNING AND ENVIRONMENT SERVICE MANAGER

DOLGELLAU

Application Number:  C14/0284/00/LL

Date Registered: 02/04/2014

Application Type: Full - Planning

Community: Barmouth

Ward: Barmouth

Proposal: CONVERT HOTEL INTO 8 TWO BEDROOM FLATS AND A SINGLE THREE BEDROOM
HOUSE ALONG WITH ALTERATIONS AND DEMOLITION OF EXTENSION

Location: VICTORIA HOTEL, 11-12, MARINE PARADE, BARMOUTH, LL421NA

Stmmanylofithes TO APPROVE WITH CONDITIONS
Recommendation:

1 Description:

1.1.  The application is a full application to convert a former private hotel into eight self-
contained two bedroom flats and a single three bedroom unit with alterations that
would include creating parking spaces to the rear of the property.

12 The building is located in a prominent position at the end of the striking Marine
Parade terrace which forms part of the Barmouth Promenade areg, it is located within
the development boundary as defined in the Gwynedd Unitary Development Plan. It
is a double fronted three-storey building with bay windows on the prominent
elevations to the front and side. Public parking spaces are located to the front of the
building while a public road leads past the side of the site with an access road to the
rear of the terrace. There is a yard to the rear of the site which includes ‘lean-to’
buildings of varying sizes. The building has been empty since 2006, but it appears
that the use of the building had ceased prior to this date.

13 This proposed development seeks to convert the ground floor, first floor and second
floor into 2 two bedroom flats while a three bedroom unit would be created within the
rear section of the building. The building will have accesses to the front, side and
rear with a specific space for bin storage to the rear of the site. It is intended to
demolish ‘lean-to’ buildings to the rear of the property in order to create eight parking
spaces and aso reduce the height of the stone wall to the side and remove the entire
rear wall. Also, it is intended to install enclosed stairs to the rear of the building
within an extension in the form of glass panels and to the front of the building, it is
proposed to excavate a section of land in order to create an access to the lower ground
floor that would include stores for the flats.

14 The application was amended from its original submission following concern from
the Transportation Unit regarding the element that would create a vehicular access
from the road which passes the site. It can now be seen that the access to the parking
spaces would be from the access road that passes the rear of the site.

15 The following were also submitted as part of the application:
e Design and Access Statement

Community and Linguistic Statement

Valuation Report

Report on the current accommodation in Barmouth

Marketing Report

Planning Statement

Financial Feasibility Report and building costs

Flooding Survey
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2. Relevant Palicies:

21 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph
2.1.2 of Planning Policy Waes emphasise that planning decisions should be in
accordance with the Development Plan, unless material planning considerations
indicate otherwise. Planning considerations include National Planning Policy and the
Unitary Development Plan.

22 Gwynedd Unitary Development Plan 2009:

POLICY Al — ENVIRONMENTAL OR OTHER IMPACT ASSESSMENTS - Ensure that
sufficient information is provided with the planning application regarding any significant
likely environmental or other impacts in the form of an environmental impact assessment or
other impact assessments.

POLICY B22 — BUILDING DESIGN - Promote good building design by ensuring that
proposals conform to a series of criteria aimed at protecting the recognised features and
character of the local landscape and environment.

POLICY B23 — AMENITIES - Safeguard the amenities of the local neighbourhood by
ensuring that proposals conform to a series of criteria amed at safeguarding the recognised
features and amenities of the local area.

POLICY B24 - ALTERATIONS AND BUILDING EXTENSIONS WITHIN
DEVELOPMENT BOUNDARIES, RURAL VILLAGES AND THE COUNTRYSIDE -
Ensure that proposals for aterations or extensions to buildings conform to a series of criteria
aimed at protecting the character and amenity value of the local area.

POLICY B25 — BUILDING MATERIALS - Safeguard the visual character by ensuring that
building materials are of a high standard and are in keeping with the character and appearance
of thelocal area.

POLICY B29 — DEVELOPMENT ON LAND AT RISK OF FLOODING - Manage specific
developments in the C1 and C2 flood zones and direct them towards suitable land in zone A
unless they conform with a series of criteria relevant to the features on the site and to the
purpose of the devel opment.

POLICY C1 - LOCATING NEW DEVELOPMENT — Land within town and village
development boundaries and the developed form of rural villages will be the main focus for
new developments. New buildings, structures and ancillary facilities in the countryside will
be refused with the exception of a development that is permitted by another policy of the
Plan.

POLICY C4 — ADAPTING BUILDINGS FOR RE-USE — Proposals to adapt buildings for
re-use rather than demolish them will be approved provided they conform to specific criteria
relating to the suitability of the building, visual considerations, design and the effect on the
vitality of neighbouring towns and villages.

POLICY CH11 — CONVERSION OF BUILDINGS WITHIN THE DEVELOPMENT
BOUNDARIES OF LOCAL CENTRES AND VILLAGES FOR RESIDENTIAL USE -
Proposals to convert buildings for residential use within the development boundaries of
villages and local centres will be approved provided they conform to criteria relating to local
need, impact on holiday accommodation and community services and occupancy of the
dwelling.
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POLICY CH30 — ACCESS FOR ALL — Refuse proposals for residential/business/industrial
units or buildings/facilities for public use unless it can be shown that full consideration has
been given to the provision of appropriate access for the widest possible range of individuals.

POLICY CH33 — SAFETY ON ROADS AND STREETS - Development proposals will be
approved provided they conform to specific criteria relating to the vehicular entrance, the
standard of the existing roads network and traffic calming measures.

POLICY CH36 — PRIVATE CAR PARKING FACILITIES - Proposds for new
development, extension of existing development or change of use will be refused unless off-
street parking is provided in accordance with the Council’s current parking guidelines and
having given due consideration to the accessibility of public transport, the possibility of
walking or cycling from the site and the proximity of the siteto a public car park.

23 National Policies:

Planning Policy Wales (Version 7) 2014

TAN 12: Design

TAN 15: Development and Flood Risk

3. Relevant Planning History:

31 Application CO8M/0057/00/LL — Conversion of hotel into nine flats including
alterations - refused 10.07.08.

3.2 Application CO7M/0027/00/LL — Conversion of hotel into nine flats - refused

19.04.07.

4, Consultations:

Town Council: No objection

Transportation Unit: By amending the plans relating to the parking arrangements it is
accepted that the proposal is acceptable, and suggest including
relevant conditions.

Natural Resources Wales: Confirm that the site is located within an A flood zone, TAN 15
states that flooding is not likely to restrict development in this zone,
but it is likely that the site could suffer from tidal flooding. It is
suggested that a flood consequence assessment should be submitted
because of this, and a further appropriate assessment has been
submitted and Natural Resources Waes are satisfied with its
contents.

Welsh Water: Standard conditions and advice.

Biodiversity Unit: No objection

Strategic Housing Unit: Offer observations on affordability matters
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Public Consultation: A notice was posted on the site and nearby residents were

511

512

5.13

5.2
521

notified. The original advertisement period has expired and a
second consultation was held following amendments to the
proposal, this period has also expired. Two correspondences
were received objecting on the grounds of :

No need for flats

Need for local affordable units

Loss of hotel/tourist facility

Parking problems

In addition to the above objections, abjections were received
that were not valid planning objections which included:

e Arrangements for the sale/value of the building
A letter was received supporting / providing observations on
the application on the grounds of :

e The appearance is currently unkempt, by approving
it, the elevations of the seafront area of Barmouth
would be improved

e Current use/demand for placesto stay islow

Assessment of the material planning consider ations:
The principle of the development

A number of factors in relation to this application must be considered, including the
principle of changing the use of a building, the location of the site,
affordability/linguistic issues etc.

In this case, the location of the building is within the development boundaries of
Barmouth and the building is suitable to be converted for the proposed use in terms of
its size and structural condition, it is therefore considered that the principle of the
proposal is acceptable and that it meets with the requirements of policies C1 and CA4.
In terms of Policy CH11, it is not considered that criterion 3 is relevant and in terms
of criterion 2, it is considered that sufficient and strong evidence has been submitted
with the application to prove that the property has been marketed for a reasonable and
fair price for a continuous 12 month period without any success. Criterion 1 of the
policy asks for affordable units to be provided, unless it would be inappropriate to do
so, and this is considered in the section of the assessment relating to ‘Affordable
Housing Matters'. In this respect, it is considered that the proposal is acceptable in
terms of Policy CH11 which relates to the conversion of buildings.

Detailed reports and assessments have been submitted to support this application and
it is therefore considered that the requirements of policy Al have been satisfied. The
principle of the proposal is acceptable, however we must also consider its merits in
the context of all other material planning matters, including local and national
policies, and these are discussed below.

Visual amenities

The location of this building is in a prominent spot near Barmouth sea front. The
building forms part of a row of buildings that are striking for their size and
appearance and for decades, they have formed a visually important part of the
attraction of the town as atourist centre.
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522

523

With this in mind, its current condition is damaging to the elevations and visual
amenities of the nearby area as the ground floor windows have been boarded up. All
nearby buildings appear to be in current use, and therefore it is believed that this is
the only building that is truly empty at the moment.

The proposal shows that the most prominent elevations of the building will be
retained and that the work of bringing it back into use will retain and improve the
elevations. The most notable changes will be made to the rear of the building where a
general variety of extensions/features can be seen at the rear of the street's buildings.
It is believed that currently, the condition and appearance of the building is harmful to
the amenities of the local area. With thisin mind, and given the proposal to undertake
aterations, it is believed that this proposal is acceptable and that it meets the
reguirements of policies B22, B23, B24 and B25 of the UDP.

5.3 General and residential amenities

531

532

Observations have been received from a neighbour stating that the current condition
of this building affects their bed and breakfast business on ground of visual amenities,
incidents of vandalism and pollution. As noted above, the current condition affects
the general amenities of the area and therefore, it inevitably affects nearby residential
amenities, for both permanent residents and visitors who choose to stay at one of the
many bed and breskfasts or hotel accommodation nearby.

It can be seen from the history that this building has been used for residential
purposes in the past, in the form of serviced holiday accommodation of course, but it
isaresidential use nonetheless. This proposal would be for permanent residential use
and it is not considered that the proposed use would lead to a substantial change in
the character of the use of the building compared with what it could be used for at the
moment. Therefore, it is not believed that the proposed development would affect the
general amenities of the area or local residents any more than if it were to retain its
current use and therefore it is believed that the proposal meets the requirements of
policy B23.

54 Transport and access matters

54.1

54.2

55

551

Following initial concerns regarding the site's proposed parking arrangements, the
application was amended by removing the access to the two spaces from the road
running past the building’ s gable end, and turning these spaces and creating an access
to them from the back road. In doing so, it has been confirmed by the Transportation
Unit that the proposal is acceptable and therefore it is considered that the proposd is
acceptable and that it meets the requirements of policies CH33 and CH36.

The approach to the building is level and accessible. The proposal shows that this will
be retained and that two internal lifts will be provided in order to facilitate access to
the building's upper floors. It is therefore believed that the proposal is acceptable in
terms of providing access to a wide range of people and therefore meets the
reguirements of Policy CH30.

Relevant planning history

It can be seen from the planning history that two previous applications to redevelop
the building for residential use, as intended in this case, have been refused in the past.
The primary reasons for refusing the previous applications related to the lack of
evidence of sufficient marketing (also a different policy framework existed at the
time).
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5.5.2

553

554

5.6

56.1

56.2

5.6.3

5.7

571

Evidence was submitted with this application in the form of aformal report showing
and explaining the steps taken to market this building for its current use. It is believed
that in this case, the applicant has submitted sufficient and indisputable evidence to
justify changing the use of this building to residential use and that this evidence
confirms that formal arrangements have been undertaken in an (unsuccessful) attempt
to market the building for its re-use as a hotel. The building has been empty since
2006, but it appears that the use of the building ceased before this date.

Observations have been submitted that refer to the loss of a holiday accommodation
resource of this type within a popular tourist location such as Barmouth. In terms of
the information received regarding the site, since its purchase in the early 1960s, the
building has been used as a private hotel for members of the Church Gresey Old
Folks Guild only. It was let to the members during a 14 week period within any year
and was not open to members of the public while in the ownership of the ‘Guild’.

It therefore appears that the building has not been a conventional holiday
accommodation for many years and approving its use for permanent residential units
will not lead to any actual loss of holiday accommodation.

Flooding I ssues

The initial observations of Natural Resources Wales stated that the site was located
within an 'A' flood zone, namely an areathat could suffer tidal flooding.

It was suggested that a Flood Consequence Assessment (FCA) should be submitted
prior to determining the application in order to assess the probability of this occurring
and the impact it would have on the property.

Further information was received from the applicant regarding the finished floor
levels of the building and the comparison made with the flood risk data of Natural
Resources Wales. It was found that stormy weather would not pose a significant risk
to the building.

Natural Resources Wales have acknowledged this information but note that not
enough attention was given to the likely climate change. However, it is acknowledged
that the floor level of the building complies with the guidelines of TAN 15 and it is
suggested that appropriate measures be included within the development in order to
protect it in the event of storms. It is therefore believed that it is possible to protect
the building and that the proposal would not be contrary to the relevant requirements
of Policy B29 or TAN 15.

Language Matters
As required, a Language Assessment was submitted in relation to this application.

The content of the report was assessed by the officers of the Joint Planning Policy
Unit. A number of factors that must be considered in relation to this application were
noted, including the low number of Welsh speakers in Barmouth, protecting the use
of the units for permanent residential use rather than holiday use and the importance
of pricing the units in order to help keep the local population within the local
community and to encourage residents to move back to the area. As a whale, it is
considered that the proposal is acceptable in this context and that it accords with
Policy AL.
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Affordable Housing Matters

58.1

5.8.2

59

59.1

6.1

7.

7.1

The Strategic Housing Unit states that there is general demand for affordable housing
in Barmouth and that therefore two affordable units should be included in this
scheme. It appears that the average price of two bedroom flats in the Barmouth area
is £122,000. The applicant has provided detailed reports in relation to the
viability/costs of the proposed development along with an assessment of the local
housing market. These details show the individual prices of the units and it is seen
that the cost of two units would be £75,000 and £95,000 (units 2 and 8) while unit 9
would be £102,000. It can be seen that these prices are below the area's current price
and adding an usual discount of 30% to these units would make them much lower in
price than the current average. The requirements of policy CH11 ask for a proportion
of affordable units as part of any development, but it is believed in this case on the
grounds of size and valuation, that at least two of these units are affordable and
adding a further discount to them is likely to lead to concerns in terms of viability.

In terms of the first criterion of policy CH11, it can be argued that not al residential
developmentsin local centres such as Barmouth must provide affordable units unless
it is appropriate to do so. In this case due to the size and the price of the units, it is
believed that the units are aready affordable. Having considered all the relevant
factors, it is believed that it would not be appropriate to provide affordable units
through a formal 106 agreement on this specific site as there is no need for this
obligation to make the development acceptable in planning terms as it is considered
to all intents and purposes that the proposal is already affordable. It is considered that
the proposal continues to comply with the requirements of the first criterion of policy
CH11, but there is no need to limit this further through a 106 Agreement in order to
apply a discount on the open market price.

Response to the public consultation

It is believed that full consideration has been given to the relevant planning matters
raised in observations submitted in relation to this application. These matters have
been discussed in the above paragraphs and have received the appropriate attention
and weighting in the assessment of this application.

Conclusions:

Having considered the above assessment and all the relevant planning matters
including the local and national policies and the observations received, it is believed
that this application to convert a former hotel into nine residential units is acceptable
and that it complies with the requirements of the relevant policies noted above.

Recommendation:
To approve the application subject to conditions:

Time

Comply with plans
Materials

Highway conditions
Welsh Water

SUE AN

NRW Note
Welsh Water Note.
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