DEVELOPMENT MANAGEMENT COMMITTEE

16th May, 2012
Present:
Councillor SL Hancock (Chairman)

Ms C Gwyther, Mrs G Hayward and Mrs M Thomas, Messrs A Archer, D Ellis and EA Sangster; Councillors JS Allen-Mirehouse, JA Brinsden, ML Evans, M James, PJ Morgan, RM Lewis and WL Raymond.
1.
Apologies

Apologies for absence were received from Councillors RR Evans, HM George, RN Hancock and M Williams.
2.
Disclosures of interest

The following Member(s)/Officer(s) disclosed an interest in the application(s) and/or matter(s) referred to below:

	Application and Reference
	Member(s)/Officer(s)
	Action taken



	Minute 7(a) below

NP/11/527 

Installation of 15Kw wind turbine and associated foundation pad and underground cable – Philbeach Farm, Dale, Haverfordwest


	Councillor JS Allen-Mirehouse
	Withdrew from the meeting while the application was discussed

	Minute 7(b) below
NP/12/0133

Erection of single wind turbine with hub height of 48m and total height to tip of blades of 64.7m – Trelessy Farm, Amroth, Narberth


	Councillors JS Allen-Mirehouse and JA Brinsden
	Withdrew from the meeting while the matter was discussed

	Minutes 7(c) and 7(d) below
NP/12/0025 and NP/12/0027 (Listed Building Application)
Change of use and conversion of vacant private school buildings to hotel use, including extensions to existing buildings, part and full demolition of classrooms, erection of new plant room building and associated car parking and landscaping – Netherwood School, Saundersfoot


	Councillor JS Allen-Mirehouse 
	Withdrew from the meeting while the matter was discussed

	Minute 7(i) below

NP/12/0158 (Listed Building Application)
Conversion and extension to existing cottage and outbuilding to form two bed dwelling – Penbanc, Brynberian, Crosswell 


	Ms V Hirst
	Withdrew from the meeting while the matter was discussed

	Minutes 7(j) and 7(k) below
NP/12/0110 and NP/12/0111 (Listed Building Application)
Conversion of first and second floors from pub and restaurant (and ancillary residential uses), to 3 flats (2x 1 bedroomed flats and 1x 2 bedroomed maisonette), with basement for storage uses plus associated internal and external alterations – Sun Inn, 24 High Street, Tenby 


	Councillor ML Evans
	Withdrew from the meeting while the matter was discussed

	Minute 8(a) below
EC12/0022

Unauthorised construction of a wooden bungalow in grounds of Lamack Vale House, Lamack Vale, Tenby
	Mr D Ellis and Councillor SL Hancock
	Withdrew from the meeting while the matter was discussed


3.
Minutes

The minutes of the meeting held on the 21st March, 2012 and Site Meeting on 2nd April, 2012 were presented for confirmation and signature.

It was RESOLVED that the minutes of the meetings held on the 21st March, 2012 and the 2nd April, 2012 be confirmed and signed.

4.
Right to speak at Committee

The Chairman informed Members that due notification (prior to the stipulated deadline) had been received from interested parties who wished to exercise their right to speak at the meeting that day.  He added that, following the decision of the National Park Authority at its meeting held on the 7th December 2011, speakers on planning applications received up to the 31st December 2011 would have 3 minutes to address the Committee, while speakers on planning applications received after the 1st January 2012 would – under the new arrangements – have 5 minutes to speak:

	Reference number
	Proposal
	Speaker



	NP/12/0133
Minute 7(b) refers

	Erection of single wind turbine – Trelessy Farm, Amroth, Narberth

	Councillor JA Brinsden (Objector);
Ms Theri Bailey (Objector)



	NP/12/0116
Minute 7(f) refers

	New dormer windows to front & rear elevations – The Moorings, Fort Road, Solva


	Community Councillor Sandra Young (Objector) – on behalf of Solva Community Council

	NP/12/0157
Minute 7(g) refers

	Replacement waterfront walling with access ramp – Ferryway, The Alley, Cosheston

	Mr M G Allingham (Objector) – Chairman of Cosheston Community Council

	NP/12/0095

Minute 7(h)
refers

	Alterations to existing dwelling to form new rear dormer – Pattys, Little Haven
 
	Ms Christine Bonner (Objector) – speaking on behalf of Mr J Brown

	NP/12/0049
Minute 7(l)
refers

	Demolition of existing visitor centre, extension and change of use of existing store building to provide visitor reception, shop and toilet and associated landscaping – Carew Castle, Birds Lane, Carew, Tenby

	Mr Andrew Muskett (Applicant/Agent)

	NP/12/0050

Minute 7(m)

refers
	Re-surface car park – Carew Castle Pembrokeshire Coast National Park Car Park, Carew, Tenby
	Mr Andrew Muskett (Applicant/Agent)


5.
Planning Applications received since the last meeting


The Head of Development Management reminded Members of the protocol that had been introduced whereby “new” applications would now be reported to Committee for information.  These “new” applications were ones that had been received since preparation of the previous agenda and were either to be dealt with under Officers’ delegated powers or at a subsequent meeting of the Development Management Committee.  The details of these 82 applications were, therefore, reported for information.  

NOTED.
6.
Human Rights Act


The Head of Legal Services reminded the Committee that the Human Rights Act provided that, from the 2nd October 2000; the rights set out in the European Convention on Human Rights are accessible direct in the British Courts.


The Act required that, as far as was possible, existing legislation had to be read and given effect in a way which was compatible with the Convention rights.  Furthermore, it would be unlawful for public authorities to act in a way that was incompatible with Convention rights.


In the planning sphere, relevant rights could attach both to applicants for planning permission, and also to third parties who might be adversely affected by a proposed development.  Consequently it was essential that the way in which the Authority decided planning issues was characterised by fairness, and that the Authority struck a fair balance between the public interest, as reflected in the Town and Country Planning legislation, and individual rights and interests.


Accordingly, the following reports of the Head of Development
Management, which were before Members that day, had been prepared with express and due regard to the Convention on Human Rights.  In particular:

A.
In assessing each application, every effort had been made to consider, and place before Members, all the arguments put forward:

(i)
by those seeking planning permission;

(ii)
by those opposing the grant of planning permission, and 

(iii)
by those suggesting conditions deemed appropriate if permission was to be granted.

B.
Each planning application to be considered by the Committee was the subject of an individual Appraisal and Recommendation.  These embraced a balancing of any competing interest.

It was RESOLVED that the report of the Head of Legal Services be noted.

7.
Reports of the Head of Development Management
The Committee considered the detailed reports of the Head of Development Management, wherein were listed the comments of various organisations that had been consulted on a number of applications for planning permission.  Upon consideration of all available information, which included late representations that were reported verbally at the meeting, the Committee determined the applications as recorded below (the decision reached on each follows the details of the relevant application):
	(a)
	REFERENCE:
	NP/11/527

	
	APPLICANT:
	Mr P Smithies

	
	PROPOSAL:
	Installation of 15kW wind turbine and associated foundation pad and underground cable

	
	LOCATION:
	Philbeach Farm, Dale, Haverfordwest


It was reported that this was a full planning application for a 15kw wind turbine, to generate electricity for Philbeach Farm and its diversified tourism enterprise.  The turbine was classed as “small scale”, measuring 15m to the hub and 21m to the blade tip, and was to be located south west of the existing farm buildings.  The application was reported to Committee at its March 2012 meeting when it was resolved that Members undertake a site visit in order to fully assess the visual impact of the turbine.  The site visit was conducted on 2nd April 2012 during which the applicant erected a pole at the site location to display both hub and blade tip height.  This was measured and confirmed to be correct by the officer on site.  Members had then visited numerous sites within the local area to assess the visual impact the turbine would have on the surrounding landscape. 

Following the site visit, it remained the officer’s view that the proposed turbine conflicted with the relevant policies of the Local Development Plan in that the proposal, by reason of its prominent location, its height and scale resulting in a skyline development would have an adverse visual impact upon the special qualities of the National Park, and as such the application was recommended for refusal.

Mr A Archer stated that the site visit had been a very useful exercise, which had enabled him to gain an appreciation of the character of the area.  The erection of the pole had also been extremely helpful.  He went on to say that he was more convinced by the landscape assessment undertaken by the Authority’s officers than that undertaken by consultants on behalf of the applicant and he was, therefore, inclined to support the officer’s conclusion.  He considered the detrimental impact of the proposed turbine on the landscape significant and he proposed that the application be refused.

Other Members referred to a recent Workshop that had been held by the Authority where they had been given the impression that small turbines were to be supported, albeit dependent upon where they were sited.  They therefore sought clarification on what was considered a “small turbine” and officers confirmed that Supplementary Planning Guidance specified that anything under 25m was classed as “small”.  This was, however, with a proviso about visual amenity.  Officers acknowledged that small turbines had been approved in the past but that was due to the fact that officers considered they had less impact on the surrounding landscape.  In this particular instance, when considering the topography of the area, lines of sight from public rights of way, and the prominence of the site in the landscape, the balance favoured refusal of the application.
Members queried whether the turbine would be more acceptable if it were to be sited closer to the existing building complex.  Officers advised that the land sloped down closer to the buildings which would make the turbine less prominent in the landscape however it would have to be sited a certain distance from hedgerows and buildings and further assessments would need to be undertaken in deciding a new location.  

Some Members felt that the turbine would have a detrimental effect on the landscape whilst others disagreed saying that other prominent features, such as the oil refineries and the ‘leading lights’ at Milford Haven would all be visible as a backdrop to the proposed turbine from certain vantage points.  The latter also referred to the fact that Marloes Community Council supported the application and this was an important detail that should also be taken into account.  Officers accepted that there were a number of other buildings in the area but they advised that the balance between renewables versus the landscape in this particular instance leaned more towards the landscape.

Councillor JA Brinsden reminded Members that they needed to be  cognisant of the Sandford Principle which, in his and Mr D Ellis’ opinion, overrode all other arguments put forward in this case.  The proposed turbine would be located in a flat, open landscape and would have a detrimental effect on its surroundings.  Members were also reminded that a number of planning applications for wind turbines had been submitted in the vicinity and were advised to think of the cumulative impact on the landscape.

It was RESOLVED that planning permission be refused for the following reasons:
Policy 8 of the Pembrokeshire Coast National Park Local Development Plan seeks to protect the special qualities of the National Park, including amongst other things, the pattern and diversity of the landscape being protected and enhanced.  Policy 15 of the Pembrokeshire Coast National Park Local Development Plan states that development that adversely affects the qualities and special character of the National Park will not be permitted.  Policy 33 of the Pembrokeshire Coast National Park Local Development Plan requires small scale renewable energy schemes to not have any over-riding environmental and amenity considerations.  The proposal by reason of its prominent location and scale, which comprises skyline development from many views, will have an adverse visual impact due to its visual prominence.  As such, the proposal would significantly detract from the special qualities of the National Park at the Marloes Peninsula.  The proposal is therefore considered contrary to both national and local policies and detrimental to the special qualities of the National Park.

	(b)
	REFERENCE:
	NP/12/0133

	
	APPLICANT:
	Mr R Lawrence

	
	PROPOSAL:
	Erection of single wind turbine with hub height of 48m & total height to tip of blades of 64.7m

	
	LOCATION:
	Trelessy Farm, Amroth, Narberth


It was reported that this application was for the erection of a wind turbine at Trelessy Farm in Amroth.  The application site comprised an agricultural field that formed part of Trelessy Farm which lay near the boundary of the National Park.  The surrounding land was distinctly rural in character with the valley and hills rolling southwards towards the Pembrokeshire Coast.   A band of woodland stretched along the east of the application site and boundary of the National Park down towards the village of Amroth to the south west.  Dispersed pockets of development lay to the north of the site and outside the National Park.  
The application had been brought to Committee at the request of a Member of the Authority. 

The application proposed the erection of a single wind turbine in an agricultural field to the south east of the main farm buildings.  The turbine would face south and have a hub height of approximately 48m and a 16.3m blade radius giving a maximum height to blade tip of 64.7m classing it as a “medium scale” turbine falling just below the 65m threshold for a “large scale”.  There was also the provision of a concrete plinth, area of grasscrete surrounding and grasscrete access road along with a building referred to as ‘invertor housing’.  Plans also showed that the turbine would be connected to the adjacent farmstead via an underground cable laid across the agricultural fields.  

Officers reported that since writing the report they had received a further 10 letters of objection which brought the total number received to 50 together with a petition.  One e-mail in support of the application had also been received.
Officers had assessed the potential visual impact the turbine would have on its surroundings and viewpoints further away in the landscape and had created an analysis that was reproduced at the meeting for Members’ information.  The analysis showed, by means of a GIS application, areas from which the turbine could be viewed.  A number of photographs were also exhibited to give Members an idea of the impact such a structure would have on the surrounding landscape.
The case officer went on to say that officers of both the Transportation & Environment and Public Protection Departments of Pembrokeshire County Council had objected to the application on the grounds of insufficient information to form a decision.  He added that the applicant had, since writing his report, submitted a Visual Impact Assessment but, due to the lateness of its receipt, could not be considered that day.
Following consideration of the planning merits of the scheme and its impacts, it was concluded that the proposal was of a scale and appearance which would result in an adverse effect on the character and appearance of the surrounding land within the National Park.  Furthermore, there was insufficient information and detail available to allow a full consideration of the impact of the turbine on the local highway network and highway safety, the amenities of nearby residents by virtue of noise pollution, archaeological interests and cumulative impact.  There were no material considerations put forward which would outweigh the policy of the Local Development Plan which aimed at conserving or enhancing the natural beauty, wildlife and cultural heritage of the National Park and the public understanding and enjoyment of those qualities.  It was, therefore, recommended that the application be refused.

Councillor JA Brinsden then addressed Members under the Committee’s Public Speaking Rights Scheme.  He began by saying that he was not anti wind power provided proposals were sited where they did not conflict with landscapes or seascapes.  However he believed this would have a massive visual impact.  He said this was an extremely unpopular application which was evidenced by the petition with more than 360 signatures.  He encouraged Members to remember the statutory purposes of the National Park and to also take into account the Sandford Principle when deciding this application. 
Councillor Brinsden referred to national policies including TAN 8 and Planning Policy Wales, both of which sought to ensure that international and national statutory obligations to protect designated areas, species and habitats and the historic environment were observed.  In addition, the National Park’s own Local Development Plan Policy 33 stated that medium scale schemes would be permitted subject to there being no overriding environmental and amenity considerations.  He went on to say that Annex 2 of the Supplementary Planning Guidance showed the site to be in a moderate to high sensitivity area for medium scale wind turbine development and that any wind turbine development should not sacrifice the essential integrity, coherence and character of the landscape or the special qualities of the National Park which he believed this turbine would.  The Design and Access Statement submitted by the applicant stated that the proposed turbine would not be visible from any short/medium distance public vantage points, which he believed to be untrue.  It went on to say that it would not be visible on the skyline – another point which was disputed.  He concluded by urging Members to accept the officer’s report and recommendation of refusal. 
Ms Theri Bailey then addressed Committee on behalf of the local residents and wider community.  She said there was huge local objection to this turbine which was based on four main points including visual impact, noise pollution, access and safety and wildlife and biodiversity.  She believed the statement that this turbine would not be seen locally was untrue as it would be visible over a very wide area.  The majority of local people were dependent on tourism for their livelihood and tourism was dependent on the appearance of the landscape.  She believed this would have an effect on local employment and local property prices.  There was also concern about the noise levels from the turbine.  The safety of recreational horse riders should also be taken into account as it would be situated close to a very well used bridle path.  Several local biodiversity experts believed that bats and birds of prey could be at risk.  In summary the local community urged Members to refuse this application, as supporting the application would go against the principles of the National Park.
Members felt that there were correct and incorrect locations in which to site these turbines and felt that this was entirely the wrong location.  They also took into account the lack of information provided with the application and the tremendous community objection to this proposal.
It was RESOLVED that planning permission be refused for the following reasons:
1. The proposed wind turbine would by virtue of its scale, siting, appearance and visual impact result in a significant visual intrusion which would impact to an unacceptable degree on the character and appearance of the National Park to the detriment of the unspoilt surrounding landscape.  The turbine would be a prominent addition to the coastline and visible along key tourist viewpoints, public highways and from private land and as a result would harm the special qualities of the National Park and be in direct conflict with the purpose of the National Park in promoting enjoyment of its special qualities.  As a result the proposal would conflict with Policy 1 (National Park Purposes and Duty), Policy 8 (Special Qualities), Policy 15 (Conservation of the Pembrokeshire Coast National Park), Policy 30 (Amenity), Policy 33 (Renewable Energy) as well as Supplementary Planning Guidance ‘Renewable Energy’ (Adopted 12 October 2011), Technical Advice Note 8: Planning for Renewable Energy (July 2005) and National Policy contained within Planning Policy Wales (Edition 4, September 2011).

2. Insufficient information has been submitted to enable the local planning authority to fully assess the impact of the wind turbine and its delivery to the site upon the local highway network and highway safety, the amenities of nearby residents by virtue of noise pollution and archaeological interests.  As a result the application fails to demonstrate that the proposed development complies with Policy 53 (Impacts of Traffic) criterion (c) and (d), Policy 30 (Amenity) criterion (c) and Policy 8 (Special Qualities) criterion (d).

3. Insufficient information has been submitted by means of a Visual Impact Assessment to enable the local planning authority to properly assess the cumulative impact of the wind turbine proposed and existing wind turbines within Pembrokeshire County Council upon the National Park and wider area.  As a result the application fails to accord with the aims of Policy 1 (National Park Purposes and Duty), Policy 8 (Special Qualities), Policy 15 (Conservation of the Pembrokeshire Coast National Park), Policy 30 (Amenity), Policy 33 (Renewable Energy) as well as Supplementary Planning Guidance ‘Renewable Energy’ (Adopted 12 October 2011), Technical Advice Note 8: Planning for Renewable Energy (July 2005) and National Policy contained within Planning Policy Wales (Edition 4, September 2011).

(Planning applications NP/12/0025 and NP/12/0027 [Minutes 7(c) and (d) below] were considered together as they related to the same development.)

	(c)
	REFERENCE:
	NP/12/0025

	
	APPLICANT:
	Mr D Lewis, The Hean Castle Estate

	
	PROPOSAL:
	Change of use & conversion of vacant private school buildings to hotel use, including extensions to existing buildings, part and full demolition of classrooms, erections of new plant room building and associated car parking and landscaping

	
	LOCATION:
	Netherwood School, Saundersfoot

	
	
	

	(d)
	REFERENCE:
	NP/12/0027 (Listed Building Application)

	
	APPLICANT:
	Mr D Lewis, The Hean Castle Estate

	
	PROPOSAL:
	Change of use & conversion of vacant private school buildings to hotel use, including extensions to existing buildings, part and full demolition of classrooms, erections of new plant room building and associated car parking and landscaping

	
	LOCATION:
	Netherwood School, Saundersfoot


It was reported that the applications were for the change of use and conversion of a vacant private school to a fifteen bedroomed hotel with function rooms at Netherwood School, Saundersfoot (part of the Hean Castle Estate).  The school was a Grade II Listed Building and a Listed Building Consent application had also been submitted to the Authority for consideration.  The site was located to the north of Saundersfoot in the open countryside.  It was elevated above the level of the road, and the buildings and playing fields were surrounded by trees.  It was originally constructed in c1840 as a private house with associated outbuildings.  From 1946 it was used as a public school until its closure in 2009, since which time it had been vacant. 
The planning application and its Listed Building Consent Application had been brought before Committee because the planning application was a major scheme, the full details of which were incorporated in the report before Members that day.
It was anticipated that the use of the hotel and its associated facilities would provide three full-time jobs and five part-time jobs.  The hotel’s function rooms could be used independently from the hotel, and would provide a venue for business and social functions.
The case officer was of the opinion that the proposal would bring back into use a vacant Listed Building, bring employment to the area, and provide a facility of community benefit.  Subject to the conditions recommended in the report, the proposal was not felt to harm the special historic and architectural qualities of the Listed Building, nor harm the special qualities of the National Park.  It was, therefore, recommended that the Chief Executive and/or the Director of Park Direction and Planning and/or the Head of Development Management be authorised to grant planning permission for the development, subject to the conditions referred to in the report before Members that day.
Members in general felt that it would be good to see the building improved as it was in a state of disrepair.  They had several queries including one on the staircase and whether it should be saved.  The Building Conservation Officer advised Members that the staircase was a plain straight flight and was not considered to be the original for the property and he saw no problems with removing it.  One other query was whether the windows were being replaced or repaired.  Members were advised that there was some vandalism to the windows, however they felt that where possible they should be repaired.  The case officer replied that a condition could be imposed which required an assessment to be undertaken of all windows to ascertain whether or not they needed to be restored.
DECISION:
1. That planning permission be granted for planning application NP/12/0025, subject to the conditions set out in the report, together with the requirement to undertake a survey on the windows, and

2. That Cadw be recommended to grant Listed Building Consent for planning application NP/12/0027, subject to the conditions set out in the report.

	(e)
	REFERENCE:
	NP/12/0086

	
	APPLICANT:
	Mr S Lewis

	
	PROPOSAL:
	Provision of off-road parking for two cars to include part removal of stone wall with reconstruction of wall with visibility splays, associated construction work to include lowering of kerbs

	
	LOCATION:
	Hill Cottage, Heywood Lane, Tenby


The application was before the Development Management Committee as the recommendation to approve was contrary to the view expressed by Tenby Town Council.

It was reported that Hill Cottage was a detached dwelling located on the junction of the B4318 and A4218 main roads, at Heywood Lane, Tenby.  The property did not have off-highway parking facilities, and the proposal involved the opening of an access to the highway to provide such facilities.  The matter had been the subject of negotiations with the Highways Authority, and the proposal complied with the recommendations made by the Highways Development Control Officer at a site inspection in December 2011.  Pembrokeshire County Council Highways Department did not object to the application subject to conditions.  The part of the existing high boundary wall to be removed would be re-built to its original height to the rear of the required visibility splays, such that the existing townscape effect of the wall would be substantially retained.  It was, therefore, recommended that the application be approved.
While Members acknowledged the Town Council’s concerns, they felt that the overriding amenity benefits for the residents of the property had to be taken into consideration.  Members queried whether the stonework to be removed would be used to rebuild the splay walls and officers confirmed that it would.  They queried the design of the gates and were informed that such design would have to be approved by officers prior to their installation.

DECISION:  That planning permission be granted, subject to standard conditions, including the design of the gates to be approved prior to their installation.

	(f)
	REFERENCE:
	NP/12/0116

	
	APPLICANT:
	Mr F Lord

	
	PROPOSAL:
	New dormer windows to front and rear elevations

	
	LOCATION:
	The Moorings, Ford Road, Solva


The report stated that planning permission was sought to extend the main house at The Moorings with a total of 6 no. pitched roof dormer windows to the front and rear to allow greater use of the attic space for an enlarged bedroom, plus a new bathroom and new en-suite bedroom.  The proposed dormers would have painted render walls and slate roofs to match existing.
The case officer reported that the application had been brought before the Committee as the recommendation differed from the view of Solva Community Council, who considered that the six dormer windows seemed excessive for a relatively small bungalow and believed that the overall effect would result in the potential overcrowding of windows.

The case officer, however, was of the opinion that, whilst altering the character of the host property, the alterations were considered to be acceptable, would not adversely affect the host property, would preserve the appearance of the Conservation Area and would not affect neighbouring amenity.  The proposal was, therefore, recommended for approval subject to conditions and the inclusion of an informative note in respect of the fact that the final part of the access to the property was via a public right of way and that vehicular access along that section was restricted.
Councillor Sandra Young addressed the meeting on behalf of Solva Community Council.  She said that they had looked at the application based on design, appearance, layout and impact on the area and the two main points they objected to were visibility and aesthetic appearance.  As the property could be viewed from many locations in and around Solva they believed it would have an adverse impact on the landscape and views.  The Community Council also felt six dormer windows to be excessive and a disproportionate use of glass.  They felt that there was insufficient space between the upper and lower windows which would give the property a compressed appearance and would look very out of character for the area.

Two Members expressed sympathy with the views of the Community Council and felt that the property was in a very prominent location and could be seen from many vantage points around the area.  Other Members, however, felt that the property needed renovating and improving.

DECISION:  That planning permission be granted, subject to standard conditions and the inclusion of an informative note regarding the public right of way.

(Messrs A Archer and D Ellis voted against the above-mentioned decision.)
	(g)
	REFERENCE:
	NP/12/0157

	
	APPLICANT:
	Mr & Mrs MF Smith

	
	PROPOSAL:
	Replacement waterfront walling with access ramp 

	
	LOCATION:
	Ferryway, The Alley, Cosheston, Pembroke Dock


It was reported that the application site comprised a large detached two-storey dwelling, set within a substantial garden plot, and with access to the adjoining foreshore and estuary accessed via a rural lane running north from Cosheston Village to Jenkins Point on the east bank of the Cleddau Estuary.  The property sat centrally within the plot which sloped down from east to west to the estuary.  An existing dry dock and adjacent terrace was located to the south west corner of the site, with access to the adjacent foreshore and estuary via an existing concrete slipway.  A driveway to the north of the plot led to a garage, and there was a raised timber deck beyond this in the north corner of the plot.  There were residential properties immediately to the south of the site, and a large field to the north.  
The application was on the agenda as the recommendation of the case officer differed from the view of Cosheston Community Council.
Planning permission was previously submitted for works including the replacement of the waterfront wall which formed the boundary between the garden of Ferryway and the foreshore, and the creation of a canopy over the existing dry dock area.  This was refused at Development Management Committee in October 2011, as Members considered the curved canopy element to be unsympathetic in design to the character of the setting.  Members had no objection to the works and cladding of the waterfront wall. 

The new submission was for the construction of a new waterfront wall, which would be constructed of blockwork, as per the original structure, and clad in vertical spaced larch.  Also proposed was new secondary walling to the front of the existing terrace adjacent to the dry dock, timber gates to the front of the dry dock and an access ramp linking the garden to the foreshore at the northern end of the curtilage.
The case officer considered that the proposal would not have a significant impact upon neighbouring amenity, would not adversely affect the adjacent estuarine character and setting, and would not have an adverse impact upon the wider Historic Landscape, the Special Area of Conservation or the Site of Special Scientific Interest.  The views of the Community Council had been taken into consideration but, in this instance, the case officer considered the proposal to be acceptable, subject to conditions.
Mr G Allingham, Chairman of Cosheston Community Council addressed the Committee.  He believed the proposed development relating to the replacement of the existing wall was not appropriate to this property in its location at the water’s edge.  He believed that the adjoining property had dealt with the issue by using old red brick which was much more in-keeping with the character of the area.  He felt that the larch would weather and would clash with the red brick adjoining.  He also stated that the Cosheston Community Council had no objection to the ramp element of the application. 
Some Members were concerned regarding the use of larch fencing.  They felt that it might deteriorate over a long period of time in such a location and the property might be left with just a brick wall, however officers stated that it was the applicant’s intention to replace sections of cladding when they became damaged rather than the entire structure.  Members then enquired whether a condition could be imposed that the larch cladding be kept in reasonable condition.  The Solicitor replied that national guidance stipulated that conditions regarding maintenance should only be imposed in special circumstances, while the Head of Development Management stated that this would be a difficult matter to enforce.
DECISION:  That planning permission be granted, subject to standard conditions requiring that the larch cladding be maintained in a reasonable condition.  
	(h)
	REFERENCE:
	NP/12/0095

	
	APPLICANT:
	Mr J Brown

	
	PROPOSAL:
	Alterations to existing dwelling to form new rear dormer 

	
	LOCATION:
	Pattys, Little Haven, Haverfordwest


The application was on the agenda as the recommendation of the case officer differed from the view of The Havens Community Council.

It was reported that Patty’s Cottage was a small end of terrace stone residential property located on a corner plot at the junction of Walton Hill and Settlands Hill within Little Haven Conservation Area.  The property had previously been altered to allow first floor accommodation by installing 2 pitched roof dormers within the front elevation and a central rear doorway within the rear elevation (to allow access to the small rear garden area) and conservation rooflights to either side.
The case officer reported that planning permission was sought to construct a flat roof dormer to the eastern half of the rear elevation of the property.  The dormer would be full height and cover the roof from the chimney at the east to approximately a third of the way across.  Within the rear elevation, a set of double doors were proposed to serve the existing bedroom.

The application was a resubmission of a similar proposal with planning reference NP/11/490 but was withdrawn before being determined.  In dealing with NP/11/490 officers considered the proposed flat dormer roof to be unacceptable; this application amended the proposal to construct a flat roof dormer window to the rear of this small traditional stone cottage reducing its width and changing materials.   However the revised design of the dormer window, by virtue of its modern and utilitarian appearance was still considered to be out of keeping with the property and surrounding Conservation Area.  It was, therefore, recommended that planning permission be refused.
The Chairman then informed the Committee that Ms Christine Bonner had expressed an interest in speaking at Committee but was not present at the meeting.
Members felt that the scale of the works proposed were too large for the cottage and expressed regret that the scheme could not have been more in-keeping with such a quaint cottage in such a prominent location.  

It was RESOLVED that planning permission be refused for the following reasons:
4. The proposed rear dormer by reason of its size and modern utilitarian design would be out of keeping with the property and surrounding area, failing to protect or enhance the special qualities of the Little Haven Conservation Area.  As such the proposal is contrary to policies 8 (d), 15(a)(b) and 30(d) of the Pembrokeshire Coast National Park Local Development Plan (Adopted September 2010).

	(i)
	REFERENCE:
	NP/12/0158 (Listed Building Application)

	
	APPLICANT:
	Mr & Mrs Butler

	
	PROPOSAL:
	Conversion & extension to existing cottage and outbuilding to form two bed dwelling

	
	LOCATION:
	Penbanc, Brynberian, Crosswell


The application was before Development Management Committee as the applicant was related to a member of staff.

It was reported that Penbanc, Brynberian was a historic, formerly thatched cottage situated adjacent to the B4329 and forming part of an informal cluster of properties between Brynberian and Crosswell.  Full planning permission had been granted under NP/11/419 and the proposal before Members that day was the sister application to that scheme.  It was at the time of consideration of the planning application that the property was considered of significant architectural and historic value, worthy of listing and was spot-listed by Cadw on 06/01/12 (Grade II).  The case officer considered that the proposal offered a good balance between the refurbishment and conservation of the semi-derelict cottage whilst ensuring the building was maintained to a level that provided a positive impact on the amenity and character of the area.  It was, therefore, recommended that Cadw be recommended to grant planning permission.
Members noted the concerns of Eglwyswrw Community Council who felt the thatched roof would not be in keeping with the surrounding area and that the cottage would not have been thatched originally but the Building Conservation Officer disagreed as some of the thatch from the original roof had survived. 
DECISION: That Cadw be recommended to grant Listed Building Consent subject to appropriate conditions.

[Planning applications NP/12/0110 and NP/12/0111 below were discussed together as they related to the same proposal.]
	(j)
	REFERENCE:
	NP/12/0110

	
	APPLICANT:
	Mr M Evans

	
	PROPOSAL:
	Conversion of first and second floors from pub and restaurant (and ancillary residential uses), to 3 flats (2 x 1 bedroomed flats and 1 x 2 bedroomed maisonette), with basement for storage uses plus associated internal and external alterations

	
	LOCATION:
	Sun Inn, 24 High Street, Tenby

	
	
	

	(k)
	REFERENCE:
	NP/12/0111 (Listed Building Application)

	
	APPLICANT:
	Mr M Evans

	
	PROPOSAL:
	Conversion of first and second floors from pub and restaurant (and ancillary residential uses), to 3 flats (2 x 1 bedroomed flats and 1 x 2 bedroomed maisonette), with basement for storage uses plus associated internal and external alterations

	
	LOCATION:
	Sun Inn, 24 High Street, Tenby


It was reported that The Sun Inn was situated in a prime corner position fronting Tenby High Street on its west and Crackwell Street, a quieter residential street, on its east side.  A narrow alley ran along the south side of the property linking High Street and Crackwell Street.  It was linked to adjoining buildings on its north side. 

The application was to be considered by the Development Management Committee because one of the Directors of the applicant company, was a Member of the National Park Authority. 

The case officer reported that the Sun Inn had been used as a pub and restaurant in the past but over recent years the restaurant side of the business had closed down and there had been a number of attempts to run the business as a pub only but these attempts had been unsuccessful.  As a result, the building had fallen into an untidy and deteriorating condition. 
The internal structure had been altered over the years and very little original features remained.  Externally the building had been less altered, and the basic form and fenestration openings were probably original.  There was little alteration proposed to the facades of the property apart from upgrading some windows to make them more in keeping with the rest of the building, together with the insertion of some new windows and doors.  It was considered that the proposal to bring the Sun Inn back into active use with a mix of commercial and residential use was to be supported given its prime location within the centre of Tenby and was, therefore, recommended for approval.
Members were also advised that a statement had been provided to pay the appropriate commuted sum in accordance with the Affordable Housing Supplementary Planning Guidance and if this application were approved a suitable condition would be included in the Decision Notice to secure this payment.  

Members sought clarification that internally any historic features would be preserved and the Building Conservation Officer confirmed that they would and that most of the internal work would be done to the former bar area.  Members also queried the insertion of a new doorway in the alleyway and the fact that this would be a partly glazed fire door.  They would prefer to see this as a solid door which would be more in keeping with the character of the property.  
DECISION:
5. That planning permission be granted for planning application NP/12/0110, subject to appropriate conditions, including the insertion of a solid door to the alleyway and a condition relating to the commuted sum for affordable housing, and
6. That Cadw be recommended to grant Listed Building Consent for planning application NP/12/0011, subject to appropriate conditions.

[The Authority’s Solicitor drew attention to the fact that the following applications were ones in which the Authority was the applicant.  He reminded Members that, when deciding such applications, they must ignore any interest the Authority had in them and determine the applications solely on their planning merits.] 
	(l)
	REFERENCE:
	NP/12/0049

	
	APPLICANT:
	PCNP

	
	PROPOSAL:
	Demolition of existing visitor centre, extension and change of use of existing store building to provide visitor reception, shop and toilet and associated landscaping

	
	LOCATION:
	Carew Castle, Birds Lane, Carew, Tenby


It was reported that planning permission was sought to upgrade and extend the walled garden workshop to provide reception, office and toilet facilities at Carew Castle; this also involved the removal of the existing portakabins.  This application was to be considered by the Development Management Committee as the applicant was the Pembrokeshire Coast National Park Authority.  

The proposed works were part of a wider scheme of repair, renewal and improvement to the Castle, for which funding had been approved (but for which separate planning applications were being processed).  The proposals had been developed in close consultation with the relevant officers of the Pembrokeshire Coast National Park Authority, Countryside Council for Wales (CCW) and Cadw to ensure the best possible outcome for the redevelopment of the Walled Garden and the site’s historical and ecological importance.

The current application proposed removal of all the existing portakabins on site, upgrading of the existing Denis’ Shed building to provide reception, office and retail, and extension of Denis’ Shed to provide public conveniences.  

Taking into consideration the design proposal and the reasons behind them the proposed improvements were considered to be a welcome upgrade to the existing visitor facilities at the entrance to the castle to ensure the enhancement and future preservation of an important historical asset in this part of the National Park.  The application was recommended for approval, subject to conditions.

Mr A Muskett, the Authority’s Building Project Officer, addressed the Committee by saying that funding had been received to undertake a project of improvements and repair to the fabric of the Castle and its environs.  The project was made up of three schemes, one of which – roofing the Lesser Hall of the Castle – had already been approved.  This particular scheme related to improving the visitor reception within the walled garden, while the third scheme was for improvement works to the car park.  The whole package concentrated upon improving the visitor experience to the Castle, which was managed on a long-term lease by the National Park Authority.
Members felt that this was a long overdue project that had been held up in the past due to financial constraints.  They were pleased that the portakabins would be removed from the site and that the facilities would be improved as the Castle was, in their opinion, a tourist asset to Pembrokeshire.  
DECISION:  That planning permission be granted, subject to standard conditions.

	(m)
	REFERENCE:
	NP/12/0050

	
	APPLICANT:
	Pembrokeshire Coast National Park

	
	PROPOSAL:
	Re-surface Car Park

	
	LOCATION:
	Carew Castle PCNP Car Park, Carew, Tenby


The application was considered by the Development Management Committee because the applicant was the Pembrokeshire Coast National Park Authority.  

It was reported that planning permission was sought to provide sufficient car parking for Castle visitors (which could also be used by visitors to the village and local people).  The existing car park already had planning consent for that use; the proposal now was to change its surfacing from grass to stone to make it more durable throughout the year and to resurface the existing metalled part of the car park.  This would allow for continued long term access to the site by locals and visitors.
The proposed works were part of a wider scheme of repair, renewal and improvement to the castle, for which funding had been approved.  

The car park was passively designed using simple local materials which were all reclaimable and reusable so the land could revert to agriculture in the future.  A membrane to separate the natural ground from the proposed stone covering would be employed.  

Members were pleased to see the improvements to the car park but had some concerns regarding the highway access from the car park onto the road.  They felt that pedestrian safety was paramount, but wanted to retain the low key character of the existing facility so that it did not compromise the setting of the Castle itself.  The Authority’s Building Projects Officer informed Members that the owner of the Castle had agreed to improve the access to the car park by lowering the hedge to give better visibility.
DECISION:  That planning permission be granted, subject to standard conditions.

8.
Enforcement
(a)
EC12/0022 – Lamack Vale House, Lamack Vale, Tenby – Unauthorised construction of a wooden bungalow in grounds of house
It was reported that this enforcement matter concerned the non return of a Planning Contravention Notice which had been sent out on 10th February, 2012 following enquiries into a new build residential wooden bungalow, unauthorised use of a granny annexe, change of use of house into multiple occupation and other unauthorised erections.  Officers informed Members that the Planning Contravention Notice should have been returned within 21 days but had not been received to date.  

Authority was now sought to prosecute the owner of Lamack Vale House in the Magistrates’ Court.  


It was RESOLVED that the Head of Development Management be authorised to instruct solicitors to commence prosecution proceedings in the Magistrates’ Court for the non-return of the Planning Contravention Notice.
[Councillors JS Allen-Mirehouse and PJ Morgan tendered their apologies and left the meeting at this juncture.]

9.
Appeals

The Head of Development Management reported on 14 appeals (against planning decisions made by the Authority) that were currently lodged with the Welsh Government, and detailed which stage of the appeal process had been reached to date in every case.

All queries raised by Members were answered by Officers.
NOTED.
10.
Delegated applications/notifications
67 applications/notifications had been dealt with since the last meeting under the delegated powers scheme that had been adopted by the Committee, the details of which were reported for Members’ information.  Of the 67, it was reported that 3 applications had been refused, 6 cancelled and 6 withdrawn.  
NOTED.

11.
Authority’s response to Welsh Government Consultation on Planning for Sustainability, the presumption in favour of Sustainable Development 


The Head of Development Management introduced the report of the Head of Park Direction, which requested Members to consider the response to the Welsh Government’s Consultation on Sustainability in favour of Sustainable Development.  She reminded Members that at the National Park Authority meeting of the 28th March 2012 Members voted to delegate powers to the Development Management Committee to approve the Authority’s response.

She explained that the Welsh Government wanted to strengthen National Planning Policy (Planning Policy Wales) to reinforce the need to prepare, adopt and implement the plan-led approach through Development Plans and strengthen the framework within which individual applications were determined in order to further facilitate sustainable development.  The Welsh Government had proposed to do this by introducing a statement on the presumption in favour of sustainable development and by giving weight to national planning policy in determining individual applications where policy in adopted or approved development plans was outdated or superseded.  The Welsh Government had prepared a Questionnaire for completion in response to the consultation and a draft response had been prepared by the Head of Park Direction and distributed to Members.
She added that the Authority supported sustainable development, but didn’t consider that the approach proposed by Welsh Government was necessary.

Members felt that there needed to be a legal definition of what sustainable development actually was.  They also enquired as to the reference in the report to “outdated policies” and the Head of Development Management explained that this was in reference to Authorities that may not yet have an adopted Local Development Plan formulated with a Sustainability Appraisal. 

It was RESOLVED that the draft response to the Welsh Government’s Consultation on Planning for Sustainable Development be approved.
12.
Urgent business

It was RESOLVED that by reason of special circumstances, the following items be considered as a matter of urgency, pursuant to Section 100(B)(4)(b) of the Local Government Act 1972.

(a)
St Catherines Island, Tenby
One Member was concerned about St Catherines Island in Tenby.  He informed Members that some photographs had appeared on the internet of the interior of St Catherines Fort which appeared to show that some internal doors had been removed from the structure.  He requested the Enforcement Team to investigate this matter.
The Head of Development Management informed Members that as this was also a Scheduled Ancient Monument the Authority would need to involve Cadw in any investigation.  She would bring a report back to the next meeting of the Development Management Committee.  

NOTED.
13.
Tribute to retiring Members

The Chairman reminded Members that this would be Councillor WL Raymond’s last meeting with the Authority as he had decided to retire from local government.  He thanked him for the all the work he had done and said he had been a great servant to Pembrokeshire County Council, the public and the National Park Authority.  He also paid tribute to Councillor RR Evans, who was unable to be present that day, but who was also retiring from local government.  Councillor Raymond thanked Members and said it had been a pleasure to serve over the years and wished Members and the Authority well in the future. 

_____________________________________________________________________
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