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Marine Buildings, Penarth Marina, Penarth
Conversion and extension of existing derelict fire and water damaged building to create the boutique four-star Marine Hotel, with 55 bedrooms, a Cafeteria and Wine Bar.  To include the retention of the building's northern and western facades, reconstruction of the roof and chimneys to the original design, construction of side and rear extensions and creation of car parking and landscaped external areas

SITE AND CONTEXT

The proposal relates to a three storey Grade II Listed building within Penarth Marina, near the Cardiff Bay barrage and the Penarth Headland.  This building is actually a terrace of five individual properties, although has the appearance of one singular building from the front elevation.  These buildings were built circa 1865 and are of French Renaissance style, with French Pavilion Roofs.  They are vacant, and have been for some time.  The building is currently in a partially derelict condition, though the front façade remains (albeit with clear signs of wear and damage).  There is a car parking area to the front of the buildings, with a cliff/sloping land to the south of the site.  There is an electricity sub station on the site adjacent to the cliff.  The site extends to approximately 0.48 hectares.
The Marine Buildings are to the eastern edge of the Penarth Marina, with the Cardiff Bay barrage to the north. Penarth Marine is predominately a residential area, developed in the 1990’s and featuring, for example, apartments and town house style dwellings.  The nearest dwellings to the Marine Buildings are Custom House Place, which includes 14 dwellings and is located approximately 60-70m to the northwest of the site. 

To the immediate east is The Custom House (also a Grade II Listed Building), which has been restored and converted in recent years to a restaurant (ref: 2000/01335/FUL).  The Marine Buildings is under the same ownership as the Custom House with visitors to this restaurant frequently parking to the front of the Marine Buildings.

DESCRIPTION OF DEVELOPMENT

The proposals are to include the partial demolition of the Marine Buildings, maintaining primarily the front façade.  There is also a modern three storey side extension to the east elevation.  This proposal is to develop a 55 bed 4-star ‘boutique’ hotel, with a cafeteria and wine bar in the ground floor of the side extension. 

The proposals include:

· Demolition of the south (rear) and east (side – facing the channel) elevations, along with what remains of the roof (two of the five sections have already collapsed) and the internal areas of the buildings. The front (north) and side (west) façade is proposed to be maintained and restored. 

· Behind the restored elevations will be a three storey hotel, with rooms on all three floors.  There will be 13 hotel rooms to the ground floor (including two for disabled customers), 15 to the first floor, with 15 to the second floor.  Two of the second floor rooms are annotated as suites, with spiral stairs into the pavilion roof sections at either side of the building.  There are three stairwells proposed in the main building with two lift shafts.  The ground floor of the main building includes an office for the manager and administration, plus the lobby / reception area. 

· The building will also include a lower ground floor to be formed, which will include 15 parking spaces, along with a cellar, boiler room, and  laundry/housekeeping rooms.  This lower ground floor is connected by both the stairwells and lifts. 

· The proposed hotel will increase the depth of the building from existing by approximately 4.6m, with the depth from the main front façade to the rear elevation proposed to be 15m (though there is a slight projection to the rear elevation to accommodate the lift shafts and a glass screen which adds approximately 1m to the depth at this point). 

· The proposed rear elevation is a modern style elevation, with no traditional characteristics prevalent in its appearance.  The rear elevation is to be predominantly painted render.  This elevation will primarily look towards the slope / cliff to the rear of the site. 

· The main entrance will be to the front elevation using the existing façade and two side-by-side doorways.  Steps and a ramp will be formed to access these doorways, which are set approximately 600mm above ground level.  A cantilevered glazed canopy is proposed above this entrance. 

· The proposals include a modern side extension, with a predominantly glazed link between this extension and the main building.  The proposed side extension has a lower height than the main building with a horizontal emphasis.  The side extension itself projects forward of the existing façade by approximately 7.5m, although it is generally in line with the proposed rear elevation.  The side extension has an overall depth of approximately 22.4m.  The side elevation of the extension faces towards the Bristol Channel and is at an angle to the main building.  As such, the extension is narrower at the front elevation, widening towards the rear (9.6m to the front and 12.3m to the rear).  The glazed link is approximately 2m in width and is to provide a lightweight break between the old façade and the modern extension. 

· The ground floor of the extension is to be used as a café/wine bar, with a small terrace to the front.  There is a small kitchen area within the ground floor.  There are five rooms (with one being a larger suite) on both the first and second floors of the extension, with a further mezzanine floor (third floor) accommodating two large studio suite rooms. The rooms in the proposed modern extension are orientated to mainly have view east towards the Channel, with the balconies to this east elevation. 

· There is a parking area formed to the front of the building (reconfigured from the existing parking layout), to include a drop-off area and circulation routes around the parking area.  There is also an access drive to the east of the proposed side extension which would link with the parking to the rear.  This rear parking includes access to the lower ground floor parking under the building, and also the proposed parking platform which is to be cut into the face of the slope.  This will include parking both underneath and on the platform.  A 7m retaining wall is proposed to ensure land stability following the excavation works.  There are no proposed felling of the trees above this proposed parking area on the slope. 

Documents submitted with the scheme include a Design and Access Statement, a Method Statement for Demolition and Structural Retention of the Retained Facades, and a Structural Report (prepared by Hubert Jenkins and Partners and dated October 2011).

PLANNING HISTORY

Currently under determination: 

2011/01177/FUL : Conversion and extension of existing derelict fire and water damaged building to create a hotel, with 55 bedrooms, a Cafeteria and Wine Bar. To include the retention of the building's northern and western facades, reconstruction of the roof and chimneys to the original design, construction of side and rear extensions and creation of car parking and landscaped external areas.
Older historical applications:

2004/00801/LBC : Marine Buildings, Penarth Marina, Penarth.  Demolition of left hand town house and complete refurbishment internally and externally as part of a comprehensive re-development of remaining.  Withdrawn 10 February 2005.

2004/00575/LBC : Custom House, Penarth Marina, Penarth.  Construction of 2 No. single storey stores at rear. Clay facing bricks to match existing/riven slats.  Approved 2 July 2004.

2004/00555/FUL : Land adjacent to the Custom House, Penarth Marina, Penarth.  Refurbishment and part demolition of existing residential. New apartments in an 18 storey tower, comprising 3 town houses and 63 apartments.  Withdrawn 10 February 2005.

2004/00457/FUL : Custom House, Penarth Marina, Penarth.  Retention of retaining walls and construction of single storey stores at rear.  Approved 16 July 2004.

2002/00042/LBC : The Custom House, Penarth Haven, Penarth.  Vary proposals for conservatory lantern light, include additional door opening to rear and eternal stairs, and omit rear external duct, timber framed windows / doors to front elevation, railings.  Refused 26 April 2002.

2001/01504/FUL : Custom House, Penarth Haven, Penarth.  Variation of condition 5 to amend hours of opening from those approved under application 00/01335/FUL.  Approved 1 February 2002.

2000/01348/LBC : Custom House, Penarth Haven, Penarth.  Alteration, extension and change of use from Custom House to restaurant.  Approved 8 May 2001.

2000/01335/FUL : Custom House, Penarth Haven, Penarth.  Restoration, extension and change of use of former Custom House to restaurant.  Approved 11 October 2001.

1998/00671/LBC : Custom House, Marine Buildings, Penarth.  Retention of temporary fibre glass clad flat roof over fire damaged section of building.  Approved 8 December 1998.

1995/00142/LBC : Customs House, Marine Buildings, Penarth.  To construct a temporary fibreglass clad flat roof over a fire damaged section of the building including stabilisation of walls and pediments.  Approved 15 May 1995.

1988/00285/FUL : Marine Buildings and Customs House, Penarth.  Erect temporary palisade fence.  Approved 15 April 1988.

CONSULTATIONS

Penarth Town Council supports the application subject to requirements for a financial contribution towards the beach path and transport links.

Ancient Monument Society welcome re-use of listed building.  Some reservations regarding the design such as the loss of the internal fabric resulting in ‘facadism’; the extension design should be more responsive to the listed building; the glazed canopy failed to respond to the rhythm of the façade.

CBA Wales Cymru Listed Buildings – No comments have been received to date.

Georgian Group – Not in remit of groups interest so no comment.

Society Protection of Ancient Buildings – No comments have been received to date.

Victorian Society – No comments have been received to date.

Royal Commission on the Ancient and Historical Monuments of Wales – states reservations regarding amount of demolition.  If approved requires a condition for drawn and/or photographic records to be produced.

Local Ward Members – No comments have been received to date.

Also, the proposals were presented to the Design Commission for Wales on the 8 February 2012.  The following is a summary of their main points, covered in the report dated 21 February 2012:

· Stated the proposal was a “well-considered proposal”.

· Welcomed the restoration of the main façade and to bring the building back to active use.

· The contemporary extension works well, though raised concern regarding the blank west wall of the extension projecting forward from the original façade.

· The glazed link and roof element need to be refined.

· The mansard type roof to the extension should more reflect the external treatment of the new extension.

· The quantum of additional car parking should be re-assessed.

· A landscape architect should be engaged to make better use of the area of the site to the front of the building.

· The budget for the development should be sufficient to ensure suitable quality with the development.

· Advised that the building should try to attain a higher BREEAM standard.

· A lighting scheme could exploit the existing façade.

· Signage should be minimal, with the legibility of the building considered sufficient to render advertisements unnecessary.

REPRESENTATIONS

Consultation of both this listed building application was through site notices and also a press advertisement.  Site notices were displayed on the 6 December 2011, with press advertisements displayed on the 15 December 2011.  There has been one email of support for the development.  Also a letter of support from the ‘Penarth Marina and Haven Residential Association’ has been received.  There have been no objections raised.
REPORT

Planning Policies

The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18 April 2005, and within which the following policies are of relevance:

ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV27 - DESIGN OF NEW DEVELOPMENTS

Issues

The primary issue to be considered with this application is the impact of the proposal to this listed building; the appropriateness of the level of demolition proposed as part of the development; the design and scale of the proposed new build development, including the contrast between the original façade and the modern style extension.  These issues will be considered below.

Demolition of Elements of Listed Building

The Marine Buildings is a Grade II listed building.  The proposals include the demolition of the majority of the building, maintaining just the front and one side elevation of the building.  The other elevations, roof and internal layout are all to be substantially or wholly demolished. In usual circumstances any substantial demolition to a listed building would be resisted as this would likely result in some of the historic fabric of the building being lost or its character altered irreversibly. However, the approach taken with this application to demolish much of the Marine Buildings is due to the poor state and structural decay with the building at its present state. 

The structure of the building has been assessed with the submitted Structural Report, produced by Hubert Jenkins and Partners.  This report states that:

· The timber floors and timber suspended floors have lost their structural integrity and should be classed as dangerous and removed.

· If the elevations are left without support they could collapse, including the ornate front elevation.

· All above ground drainage will have to be replaced.

An inspection has been undertaken, including gaining entry to view areas of inside the Marine Buildings.  It was evident that the building was generally in a very poor state, with many areas not accessible due to unsafe structures.  The building has been clearly neglected for many years and there has been a fire to further damage the building.  There was also some evidence of theft and vandalism to internal areas. 

Considering all of the above, in this particular circumstance it is determined that there is little in the way of viable options available when considering developing this building without demolition.  The building is evidently past the point of being restored to its original form and any restoration work would likely be a replacement to mimic what was original rather than repair, due to the levels of decay to the fabric and structure of the building.  As such, the approach taken to demolish the majority of the building is considered acceptable.

Although the demolition of much of the building may be accepted as an approach, it is important that the front and side (west) elevation are maintained and restored, as these are the most important elements that remain with the listed building and are in relatively good condition.  The proposed hotel will therefore be built behind the existing façade, which is often termed as facadism.  Although not usually an acceptable approach for the development of a historic building, the main façade and the west side elevation are the most prominent aspects of the listed building, with the majority of the original character still evident.  As it has been accepted that the remaining building will have to be demolished, in this case facadism is considered an acceptable approach, which will ensure that the Marine Buildings is not completely lost and its distinctive character remain evident, integrated into the new modern hotel as proposed. 

The architect has submitted a method statement to demonstrate how the demolition and structural retention of the retained facades would be achieved. The demolition work would have to be undertaken very carefully (‘soft strip’ hand demolition) to ensure that there is no damage or collapse of the facades set to remain.  Temporary supports are proposed to ensure the retention of the facades until the steel structure of the hotel can be constructed to provide a permanent support for these elevations.  Specialist scaffolding is proposed as the main method of temporary support for the façade. 

Design and Scale of Development 

From the most prominent and visible front and side (west – facing the Custom House) elevations, the building will appear as if the Marine Buildings have been restored.  The elevations will be repaired with the installation of new timber windows. There will also have to be repairs to the brickwork, new rainwater goods, and also work needed to the balconies and other characteristic features. The only addition to the front façade will be the glazed canopy over the entrance doors, which is a lightweight transparent addition with very limited visual impact. The entrance is via two existing doorways, with no new openings proposed in the elevation. Also, the roof is to be rebuilt using the same French Pavilion style that is so characteristic of the existing building (albeit some of the existing roof has already collapsed). 

The restoration of the main front and side elevations, coupled with the rebuild of the roof in the original form, is considered appropriate and should ensure that the traditional appearance of the Marine Buildings will be incorporated into the hotel.

The rear elevation as proposed is of a more simplistic and modern design, although as pointed out in the Design and Access Statement this is not a primary elevation and the existing building also has a very simple rear elevation compared with its ornate front façade.  The rear elevation of painted render will not be particularly prominent from any public areas as it faces onto the steep slope that forms part of the headland.  As such, the proposed rear elevation is considered acceptable. 

To the east elevation there is proposed a large side extension to the marine buildings, which will be linked to the main building by a 2m wide glazed link.  The extension is of a distinctly modern architectural appearance, with the approach taken to deliberately contrast the old traditional main building with the modernist extension.  There is no objection to this approach, with a suitably designed modern addition often an improvement over a design that tries to mimic older architectural styles. 

The extension is a building of its time, though it does reflect the scale and architectural lines of the main building’s front façade.  The extension is proposed to use light yellow brick and reconstituted bathstone to be in keeping with the yellow brick and bathstone with the existing building.  The extension is clearly subservient to the main building, having a lower overall height and narrower width.  The glazed link does allow there to be a visual break between the two contrasting architectural styles, which is a common approach for this type of development that appears to work well with this proposal. 

The side elevation of the extension, facing towards the channel, is angled back from the front elevation.  This means that the front elevation is narrower than the rear elevation.  This widening of the extension towards its rear elevation does reflect the shape of the plot in this section of the site and does not compromise the overall design of the extension. 

There have been some amendments to the proposed design of the extension from that originally submitted.  The extension projects forward from the existing front façade, meaning that there is an area of wall, which is full height of the extension that is visible from the front of the building. Initially, this part of the extension was considered particularly blank with a lack of visual interest. However, this has been amended with a new window and canopy proposed at first floor level, above a modern style glazed addition with flat roof, which will incorporate the primary entrance to the cafeteria/wine bar from the front of the building.  These amendments further add to the appearance and are a positive inclusion to the design. 

The car parking platform and associated retaining walls are located to the rear of the building and therefore will have very minimal visual impact.  The appearance of a car parking platform may not usually be considered of any particular aesthetic value, though its discreet position mitigates any potential visual impact.

The proposed hotel will be a significant enlargement from the existing Marine Buildings, in terms of the additional depth to the main building and also the large modern side addition with glazed link.  However, this is a site large enough to accommodate this resultant building, whilst still having space for parking provision and landscaping.  The added depth of the main building will utilize space which has no current or obvious use to the rear of the building adjacent to the steep slope.  This added bulk will not be readily visible from public areas and will be obscured by the retained primary façade.  The side extension is a significant addition that has been proposed, though the site is large enough to accommodate it and also it is designed to be subservient to the main building. 

Overall, the scale of the hotel on this site is considered acceptable and not a form of over-development.  It will also not have an overbearing impact to the listed Custom House, with the proposed extension at the far side of the Marine Buildings from this neighbouring building. 

Car Parking and Landscaping

The proposals include 100 car parking spaces, to be both to the front and rear of the hotel building, plus some to the undercroft lower ground floor area.  This includes 38 parking spaces (including two disabled bays) to the front of the building, plus 46 on or under the parking platform to the rear (with one disabled bay), and 16 in the lower ground floor (with one final disabled bay – being four in total).  It is considered that the provision of 100 car parking spaces at the Marine Buildings site is an appropriate number, which should be sufficient to avoid any significant on-street parking pressure as a result of the combined restaurant and hotel uses. 

Though the front of the Marine Buildings would be predominantly either car parking or circulation routes for vehicles, there is some landscaping included with the proposals.  There are strips of landscaping, such as towards the front boundary of the site and immediately to the front of the Marine Buildings façade. There is also an area of landscaping set towards the front of the main entrance, with three flagpoles indicated at this position.  It is considered that ideally there would be more landscaping provision, although it is acknowledged that a sufficient level of parking provision is essential to avoid any detrimental impacts to this area of the Marina.  As such, the balance of parking and landscaping provision is considered acceptable in this circumstance. 

The landscaping as indicated includes palm trees to the front of the hotel. Whilst in some situations this would be a suitable approach, it is considered that this is a coastal area with the façade of the hotel open to the elements.  As such, the type of landscaping indicated with the plans may not be suitable in this location and a more appropriate form of landscaping should be investigated.  It is considered that a full landscaping condition should be included with any approval of this application. 

CONCLUSION

The recommendation has been made having regard to Section 16 of the Planning (Listed Building and Conservation Areas), Act 1990.  In considering whether to grant listed building consent, this requires the Local Planning Authority to have special regard to the desirability of preserving the building, or its setting, or any features of architectural or historic interest which it possesses.

Having regard to Policy ENV17 - Protection of Built and Historic Environment of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, it is considered that the proposals are acceptable, with inclusion of the restoration of the front façade and the development of the building to bring it back into active use, with appropriate use of design, materials and scale.  The proposals therefore comply with the relevant planning polices and supplementary planning guidance.
RECOMMENDATION

1.
The development hereby permitted shall be begun before the expiration of five years from the date of this permission.


Reason:


To comply with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2.
This consent shall relate to the plans originally registered on the 22 November 2012 other than where amended by plans reference 37311:01 Rev A, received 20 December 2011, 37311:21 Rev B, 37311:22 Rev A, 37310:23 Rev A, 37310:24 Rev A, all received 22 March 2012, plus 37311:30 Rev C received on 2 April 2012.


Reason:


To ensure a satisfactory form of development and for the avoidance of doubt as to the approved plans.

3.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used (including details of the brick to be used with the rebuilt chimneys), including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


To ensure a satisfactory standard of development and to ensure compliance with Policies ENV27 and ENV17 of the Unitary Development Plan.

4.
No development (including any demolition) approved by this permission shall commence until an appropriate photographic survey of the existing buildings on the site has been carried out in accordance with details that shall have first been submitted to and approved in writing by the Local Planning Authority. The resulting photographs shall be deposited with the Local Planning Authority prior to first beneficial use of the development hereby approved in order that they may be forwarded to the Historic Environment Record, operated by the Glamorgan Gwent Archaeological Trust (Heathfield House, Heathfield, Swansea SA1 6EL Tel: 01792 655208).


Reason:


In order that records are kept of any features of archaeological interest and to ensure compliance with Policies ENV18 and ENV19 of the Unitary Development Plan.

5.
Prior to the commencement of development a schedule of repair works to the elevations of the building to be retained shall be submitted to any approved in writing by the Local Planning Authority. The development shall be undertaken in strict accordance with the agreed schedule, unless otherwise agreed in writing by the Local Planning Authority.


Reason:


To ensure appropriate restoration works are undertaken for the retained elevations, in accordance with Policies ENV27 and ENV17 of the Unitary Development Plan.

6.
The demolition works and the retention and structural support of the elevations to be retained shall be in accordance with the submitted 'Method Statement for Demolition and Structural Retention of the Retained Facades', submitted to support the application, unless otherwise agreed in writing by the Local Planning Authority. 


Reason:


To ensure the retention of the facades that is to remain, in accordance with Policies ENV27 and ENV17 of the Unitary Development Plan.

7.
Notwithstanding the submitted plans, further details of the glazed canopy over the main entrance, including how it proposed to be fixed to the existing facade, to be illustrated using drawings at a 1:10 or 1:20 scale, shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


In the interests of visual amenity and to ensure the development accords with Policies ENV27 and ENV17 of the Unitary Development Plan.

8.
Notwithstanding the submitted plans, further details of the new windows to the retained facades hereby approved, including submission of a partial window sample and details of glazing bars (at a scale of 1:1), shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


In the interests of visual amenity and to ensure the development accords with Policies ENV27 and ENV17 of the Unitary Development Plan.

9.
The Local Planning Authority* shall be notified in writing by the developer or his agent of the proposed commencement date of the works hereby granted consent.  The notification shall be provided not less than 14 days prior to the commencement of work on site.


Reason:


To ensure that all conditions relating to this consent are discharged appropriately, and to ensure for the preservation of the special character of this building in this respect.

NOTE:
1.
Where the proposal requires both Planning Permission and Listed Building Consent or Conservation Area Consent work must not be commenced until both consents have been obtained.
2. * Contact:
Peter Thomas,
Planning and Transportation Policy,
Directorate of Environmental & Economic Regeneration,
Vale of Glamorgan Council,
Dock Office,
Barry Dock,
Barry.
CF63 4RT
Tel: 01446 704628.

3.
A ‘style sheet’ is available from the Glamorgan Gwent Archaeological Trust detailing a methodology for undertaking such photographic survey work, which can usually be undertaken without the need for external assistance.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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