Item 5 - Report on Planning Applications

Application Ref: NP/23/0281/LBA

Case Officer Rob Scourfield

Applicant Mr N Walsh

Agent Mr Andrew Vaughan-Harries, Hayston Development &
Planning Ltd

Proposal Alterations in association with changes to existing guest

house & residential dining (Class C1) with bespoke gin

distillery (B2) & small bar/restaurant (Mixed Use C1/A3).
Site Location St Davids Distillery, Restaurant & Rooms, 11-13, Nun

Street, St. Davids, Haverfordwest, Pembrokeshire, SA62

6NS
Grid Ref SM75322539
Date Valid 06-Jul-2023 Target Date 30-Aug-2023

This application is being brought to the Development Management Committee
as the Local Member has requested it be brought as it raises matters of public
interest and due to the Officer recommendation differing from that of the City
Council.

Consultee Response

St Davids City Council: Supporting

Mid and West Wales Fire Service: Concern as to whether the proposals meet the
requirements of B5 Approved document B (Wales) 2020 in relation to water supplies
and vehicle access for firefighting purposes. The developer should consider the
need to provide adequate water supplies and vehicle access for firefighting purposes
on the site and general guidance on this matter is given in the attached Appendix
PCC Public Protection: No objections subject to a condition being imposed
requiring submission of extraction system details.

Health and Safety Executive: The proposal is not likely to require Hazardous
Substances Consent. This is for the applicant to check. The health and safety
enforcing authority is the Local Council

Public Response

A site notice and neighbour notification letters were posted in accordance with
requirements of the Town and Country Planning (Development Management
Procedure) (Wales) Order 2012, which requires that proposed developments are
advertised by way of either neighbour letters or a site notice. In this case, both
methods of notification were utilised in order to ensure notification in an area where
many dwellings are only occupied seasonally.

When the application was first publicised, it came to light that the certificate of
ownership was incorrect, and the applicant was not in fact, the owner of the
premises. These details were corrected, with the submission of certificate of
ownership B, with notice being served on the owner of the premises.

A new site notice was erected, and new neighbour letters sent.
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Correspondence has been received raising concern/objection on the following
matters:-

the application for LBC has failed to identify, explain or illustrate in sufficient
detail the specific elements of fabric affected by the alterations and the
materials to be used in any new work.

The Heritage Impact Statement submitted with the application does not
appear to have followed best practice guidance.

Other concerns:-

The presence of a licenced bar open to the general public will bring about
unacceptable impacts on amenity and highway / pedestrian safety in this area
of Nun Street.

It is of concern that the highway authority seek no further information on traffic
and movement impacts

The intensification of use brought about by the proposed bar / restaurant
would generate significant additional impacts in a context where the current
impact from noise, smell, fumes, sewage disposal and general disturbance is
already unacceptable

The use of the commercial kitchen would result in more fumes and noise from
the kitchen area

The extended hours of use along with the bar and restaurant will result in
additional waste being generated from the site, in particular, food waste. the
increased number of visits to the outside bin store will result in further noise
and disturbance to the neighbours

The proposed uses could impact the general ambience in the area

The events referred to in the Heritage Impact Statement could generate
substantial additional impacts on amenity within the locality

Health and Safety concerns as regards the installation of a still and the use of
ethanol. No details in relation to containment measures have been provided
as part of the application

Concerns as regards the control / operation of the distillery

No evaluation made regarding the public protection requirements for the
distillery within the Public Protection Team's consultation response.

The material considerations above have been addressed within the report below.

Constraints

Biodiversity Issue

Historic Landscape
Safeguarding Zone

Ancient Monument - within 500m
Hazardous Zones

Recreation Character Areas
Article_4_Directions

Affordable Housing Submarkets
Conservation Area St Davids
Landscape Character Area
Listed Building
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Policies considered

As this application is for listed building consent, section 16 of the Planning (Listed
Building and Conservation Areas) Act 1990 requires the local planning authority to
have special regard to the desirability of preserving the building, its setting or any
features of special architectural or historic interest. There is, therefore, no statutory
requirement to determine the application in accordance with the policies of the
development plan.

Planning Policy Wales Technical Advice Note 24 (The Historic Environment) 2017 is
a material consideration, with guidance provided by Conservation Principles for the
Sustainable Management of the Historic Environment of Wales (Cadw, 2011).

Officers Appraisal

11 & 13 Nun Street, Grade Il listed, are situated on the west side of Nun Street,
within St Davids conservation area. The properties form part of a group of three
gable-fronted three-storey late C19 houses with marginal-paned sash windows and
stuccoed walls. The houses are set behind shallow railed forecourts. Simple interior
detail, much modernized. No. 13 retains some detail to its ground floor front room, as
well as the stick-baluster staircase. Both houses retain some four-paneled doors to
the first floor. Modern basement extension to rear with long lean-to timber
conservatory above. Small-paned sash windows to rear.

Listed building consent is sought for the alterations in association with changes to
existing guest house & residential dining (Class C1) with bespoke gin distillery (B2) &
small bar/restaurant (Mixed Use C1/A3).

The rear elevation is prominently visible from Quickwell Hill, with views also existing
from the Cathedral Close and Feidr Chwech Erw.

A consideration of works requiring planning permission is contained within the
accompanying planning application (NP/23/0280).

Relevant Planning History
NP/23/0281/LBA — under consideration

NP/22/0603/DOC - Discharge of condition No's 3, 5 & 7 of NP/19/0622/FUL —
Discharged 10-Nov-2022

NP/19/0623/LBA - Replacement of UPVC windows with timber sash windows and
minor internal alterations — Approved 04-Mar-2020

NP/19/0622/FUL — Change of use to B & B — Approved 02-Jun-2020

NP/19/0473/FUL — Change of use of bed and breakfast household to public bar /
restaurant on first floor and new metal balcony to rear elevation — Withdrawn 07-
Nov-2019
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NP/19/0474/LBA - Construction of first floor balcony to rear (West) elevation,
including replacement of uPVC windows with timber sash windows. Minor internal
alterations — refused 05-Nov-2019

Current Proposal

The proposal comprises:-

. Addition of steel kitchen flue to rear elevation exiting at first floor level (painted
black).

. Internal alterations to lower ground floor (addition of partitions to create
protected lobbies to the staircases).

. Internal alterations at ground floor level to create protected lobbies to rear

kitchen (existing office) and to rear bar. Both lobbies are placed within the rear
rooms fitted with fire doors, the bar lobby providing a further fire door into the
proposed (front) distillery room (reducing the existing modern opening).
Partitioning to right-hand front room to create a disabled upvc, closing-up the
existing door off the hallway. Insertion of fire door between two right-hand

rooms.

. Internal alterations at first floor level to create two protected lobbies and
blocking of two existing doorways.

. Internal alterations to (modernized) second floor including new partitions to
create a suite of guest rooms.

. Fitting of suspended acoustic ceilings to ground and first floor levels.

In terms of Cadw's Conservation Principles:-

1. Evidential value. The evidential character of two separate houses was
lessened to some extent when the rear conjoining doorways and conservatory
was added. The removal of most of the surviving panelled doors does have
an impact on character, as does the addition of suspended ceilings. The
surviving plan-form is retained broadly intact, the added lobbies/blocked
doorway readily capable of reversal.

2. Historical Value. The proposal has little impact in this regard.

3. Aesthetic value. The proposed flue is considered to have a detrimental impact
on the special architectural and historical importance of the listed building
being visible from the garden and those of adjacent properties.

4. Communal value. The building’s communal value as part of a terrace of three
substantial Victorian villas remains intact.

Paragraph 5.13 of Technical Advice Note 24 requires the consideration of the
following issues when determining a listed building consent application:-

. The importance and grade of the building and its intrinsic architectural or
historic interest/the impact of the works on its significance. The building is
Grade Il listed, its tall Victorian gabled form prominent both from the
streetscape and from the Cathedral Close, Quickwell Hill and Feidr Chwech
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Erw. The proposed metal flue introduces an incongruous feature, a stark
contrast to the Victorian proportions and style of the property, as well as the
traditional style and construction of the abutting conservatory.

The physical features of the building justifying its listing and contributing to its
significance. The list description justifies the listing as included for group
value. The group value is not specifically determined, but this clearly refers to
other listed buildings along Nun Street. Part of this group (including Nos 1,3,5
and 7) is prominently visible from areas mentioned above, the flue visible from
the rear and adjoining gardens. In that context, the proposed flue is
considered to be an alien feature, even within the context of the typical later
alterations and additions to the rear premises of the group of listed buildings.

The contribution of curtilage and setting to the significance of the building as
well as its contribution to its local scene. 11-13 Nun Street forms part of a
wider setting of a number of buildings, not least St Davids Cathedral and
Porth-y-Twr. From the Cathedral Close, Quickwell Hill and Feidr Chewch Erw,
the buildings along Nun Street form part of the skyline, effectively marking the
junction between the townscape and the open green character of the Close.
The proposed flue is considered to adversely affect the settings of nearby
listed buildings, notably No.1 Cathedral Villas (aka 9 Nun Street).

The extent to which the proposed works would bring substantial community
benefits. Whilst it may be contended that the proposal would contribute to the
area’s economy, this is arguably not substantial and does not outweigh the
impact the proposal has on the character of the building.

In terms of the material issues raised by objectors to the proposal:-

The application for LBC has failed to identify, explain or illustrate in sufficient
detail the specific elements of fabric affected by the alterations and the
materials to be used in any new work. Whilst the submitted plans and
Heritage Impact Statement clearly denote the proposed changes, there
remains an element of doubt as to whether containment measures are
required in terms of the distillery use and if so, what impact this would have on
the character of the building or indeed whether it is an appropriate building for
a distillery. The removal of the surviving historic doors and addition of
suspended ceilings require justification.

The Heritage Impact Statement submitted with the application does not
appear to have followed best practice guidance. It is considered that the
Statement is commensurate with the scale of the proposal, but insufficient
evaluation has been made of the character of the interiors.

The proposal is contrary to Policy 30 (Amenity), and Policy 57 (Town and District
Shopping Centres) of the Pembrokeshire Coast National Park Local Development
Plan 2. In that this Authority is recommending a corresponding application for full
planning permission under NP/23/0280 it is considered premature to to grant listed
building consent for the alterations proposed in the absence of acceptable detailed
proposals. To do so would be contrary to advice contained in paragraph 5.14 of
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Technical Advice Note 24 : The Historic Environment (May 2017) and be harmful to
the character and appearance of the listed building whereby the abovementioned
alterations would be made without justification.

Paragraph 6.1.13 of PP Wales advises that applicants for listed building consent
must be able to justify their proposals and show why the alteration or demolition of a
listed building is desirable or necessary. The applicant has not fully justified the
proposal or demonstrated what other options were considered in arriving at the
current scheme.

Conclusion

The proposed scheme is considered to be unacceptable in terms of the preservation
of the building and its setting together with the lack of justification of the works. As
such, it does not comply with the requirements of current listed building legislation
and guidance and the application is recommended for refusal.

Recommendation
The recommendation is that of refusal for the following reasons:-

1. The proposed development would have an unacceptable impact on the
character and setting of the listed building in terms of the proposed metal flue
and impact on historic internal fixtures and fabric, notably doors and ceilings.
As such, the proposal does not have ‘special regard to the desirability of
preserving the building or its setting or any features of architectural or historic
interest which it possesses’ (section 66, 1990 Act).

2. The proposed development would have an unacceptable impact on the
setting adjacent listed buildings in terms of the proposed metal flue when
viewed from the north. As such, the proposal is contrary to the provisions of
Section 66 of the 1990 Act.

3. The proposal is contrary to Policy 30 (Amenity), and Policy 57 (Town and
District Shopping Centres) of the Pembrokeshire Coast National Park Local
Development Plan 2. In that this Authority is recommending a corresponding
application for full planning permission under NP/23/0280 it is considered
premature to to grant listed building consent for the alterations in the absence
of acceptable detailed proposals. To do so would be contrary to advice
contained in paragraph 5.14 of Technical Advice Note 24 : The Historic
Environment (May 2017) and be harmful to the character and appearance of
the listed building whereby the abovementioned alterations would be made
without justification.
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