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Application Ref: NP/14/0078

Application Type Outline

Grid Ref: SN00641435

Applicant Mrs H Phippen

Agent Mr G Scourfield, Pembroke Design Ltd

Proposal Affordable housing site for 12 residential units (outline)

Site Location Former Garden Centre, The Rhos, Haverfordwest,
Pembrokeshire

Case Officer Liam Jones

Summary

This appilication has been reported to the Development Management
Committee at the discretion of the Head of Development Management due to
it raising matters in relation to the provision of new affordable housing within
the National Park.

The application proposes, in outline, the erection of a residential development
comprising of 12 affordable housing units on land at The Rhos. Details
received indicate that the accommodation would be provided within two
blocks, each containing 6 residential units, which would each measure
between 24.5m and 27m in length with a depth of between 8.5m and 9.5m.

Whilst the scheme would offer 100% affordable housing the site lies in a
remote location in the open countryside without public transport capable of
providing the future residents with everyday basic needs. Residents of the 12
residential units would be wholly reliant on private motor vehicle and this
would more than doubie the present accommodation in this small hamlet to
the detriment of the character and special qualities of the area within the
National Park. As such the scheme is considered to result in an unsustainable
form of development in the open countryside and conflicts with policies 1, 7, 8,
15, 30 and 52 of the Pembrckeshire Coast National Park Local Development
Plan (Adopted 2010) and as such is recommended for refusal.

Consultee Response

Uzmaston, Boulston & Slebech Community Council: Objection — There
are too many dwellings for the size of the plot. There is no shop, no
pavements/speed limit, no school, no hall — until it's been refurbished, no bus
route, the oak tree menthoed numerous times has | believe a protection order
on it, to get anywhere it would involve the use of a motor vehicle and having
12 extra dwellings in the village would be an increase of 100%.

The Rhos & District Community Association: Objection — The proposal
would destrop the appearance and ambience of the village and thereby make
it far less attractive, as well as to undermine the history and culture of the
area. There are no facilities to cater for such a resident profile, no schools,
public transport, no play areas and no safe walking or recreational areas.
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Proposal will have a huge and negative impact on current resdients and their
peaceful enjoyment of the village environment. The increase in both light
pollution and noise will be counter to what is currentiy the situation and will
adversely affect sensitive and protected species. The development will
therefore not meet the needs of either its proposed residents or existing
residents of the local community.

PCC - Transportation & Environment: Conditional Consent

PCC - Planning Ecologist: No objection. Additional information required as
part of a Reserved Matters application.

Public Response

The application was advertised by a site notice displayed at the site on 26%
February 2014. Letters were also forwarded to the nearest neighbouring
properties by post on 12" February 2014.

To date 10 No. letters of objection have been received in connection with this
application. The letters are contained within the application file, however, the
key points raised are as follows:

» The number of units is too many, this was highlighted in the previous
objection by an inspector.

» Serious consideration should be given to ensure any new properties do
not detract from the natural beauty of this unspoilt viliage.

» The addition of 12 small residential units diminishes the character and
attractiveness of the village..

» The new properties will undoubtedly not be in keeping with the existing
properties within the village, some of which are well over 100 years old.

¢ Picton Home Farm is in the process of converting the old farm
buildings into eight houses sympathetically renovated to ensure they
remain in keeping with the area.

e The proposed 12 units, together with the Picton Home Farm
development will significantly increase road traffic on roads that are not
designed for high usage and are already exposed to increased traffic to
Picton Castle and Slebech Park.

» Allowing such high density on the site would spoil the whole character
of the village and more than double its residential units in one go.

»  We would like to see a development there which would be in keeping
with the village’s character and architectural styles, in sympathy with
the old school and the fine terrace of four houses, which are Grade |I
listed.

* Proposal would constitute a risk to the character of the village in the
National Park

» Proposal significantly impinges on what was the green field ‘growing
area’ of the former garden centre.

» Design of the proposed development is not in keeping with the
established properties in the vicinity.
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e Scale of development will undoubtedly cause traffic arrangement
issues as access to the site is from a narrow single track road
 Intensity of proposal is not in keeping with the area

*  Would question whether the site is conductive to an affordable housing

development. The location is very rural with no public transport and
amenities and therefore access to essential services would be
restricted to those with private transport means.

 This would be detrimental to the area, and spoil the beauty.

Policies considered

Please note that these policies can be viewed on the Policies page
Pembrokeshire Coast National Park website -
http://Aww.pembrokeshirecoast.org.uk/default.asp? PID=549

LDP Policy 01 - National Park Purposes and Duty
LDP Policy 07 - Countryside

LDP Policy 08 - Special Qualities

LDP Policy 09 - Light Pollution

LDP Policy 11 - Protection of Biodiversity

LDP Policy 15 - Conservation of the Pembrokeshire Coast National Park
LDP Policy 29 - Sustainable Design

L.DP Policy 30 - Amenity

LDP Policy 31 - Minimising Waste

LDP Policy 32 - Surface Water Drainage

LDP Policy 33 - Renewable Energy

LDP Policy 44 - Housing

LDP Policy 45 — Affordable housing

LDP Policy 52 - Sustainable Transport

LDP Policy 53 - Impacts on traffic

PPWS5 Chapter 04 - Planning for Sustainability
PPW5 Chapter 08 - Transport
PPWS5 Chapter 09 - Housing

SPG04 - Planning Obligations
SPGO5 - Sustainable Design
SPGO6 - Landscape

SPGO8 - Affordable Housing
SPG12 - Parking

SPG21 — Accessibility
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TAN 02 - Planning and Affordable Housing

TAN 06 - Planning for Sustainable Rural Communities
TAN 12 - Design

TAN 22 - Pianning for Sustainable Buildings

Officer’s Appraisal

Background

The application site has been subject to a history of planning applications
proposing residential development. The site was formerly occupied by a
garden centre which comprised of buildings and a growing area. The most
recent decision by the Authority for this site was made in 2008 on the grant of
outline planning permission for redevelopment of the site (including affordable
housing). All matters were reserved for a subsequent application with no
indication given of scale or number of dwellings. This permission has since

lapsed in 2011.

Prior to this decision an application was refused by the Authority for outline
permission for ‘change of use to residential (including affordable housing)’
(NP/07/411). This decision was later appealed and the appeal was dismissed.
The illustrative details provided as part of the application and appeal indicated
a layout for 6 dwellings, including 2 affordable houses. The inspector
determined that the appeal site was not sustainable for 6 new houses where
occupants would be dependent on the use of private car to access jobs and
services in Haverfordwest and further afield. The inspector considered that it
would be more suitable to redevelop part of the site with fewer dwellings set
along the road frontage, each with a larger plot, so that the residents might
have productive kitchen gardens in a location that lacks easy access to shops
and markets. He advised that such a layout would be more appropriate to the
character of the area, rather than the suburban cul-de-sac layout that had
been suggested in the illustrative plans. With regard to affordable housing the
inspector commented that there was no evidence to show that there was an
identified need in the community for affordable housing in such a remote rural
location. In conclusion the inspector determined that the proposed
development would be too large and out of scale with the small settiement of
The Rhos, would not constitute an acceptable infill or rounding-off
development, and it would be likely to detract from the natural beauty of the
surroundings and the character of the village.

History

* NP/08/477 — St Ishmael's Nurseries, The Rhos — Redevelopment of
site (including affordable housing) (Outline) — Approved — 23"
December 2008

e NP/07/411 — St Ishmael's Nurseries, The Rhos - Change of Use to
Residential (including affordable housing) (Outline) — Refused — 3™
August 2007 (Appeal Dismissed 15" May 2008)
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* NP/04/166 — The Rhos Garden Centre, The Rhos — Dwelling (tied to
Garden Centre) — Approved — 21% July 2005 (Subject to Section 106

Agreement)

* NP/465/97 — The Rhos Garden Centre, The Rhos — Dwelling (Outline)
— Approved — 28" September 1998 (Subject to Section 106

Agreement)

* NP/408/96 — Rhos Garden Centre, The Rhos — Six Dwellings —
Refused — 25" November 1996

Constraints

» Biodiversity Issue

» Historic Landscape

» Safeguarding Zone

* Rights of Way Inland — within 50m

» Recreation Character Areas

¢ Tree Preservation Orders — within 10m

Current Proposal

The application proposes, in outline, the erection of a residential development
comprising of 12 units of accommodation. Details received indicate that the
accommodation would be provided within two blocks, each containing 6
residential units, which would each measure between 24.5m and 27m in
length with a depth of between 8.5m and 9.5m.

Each of the blocks of accommodation would include two houses (4
bedroomed) and four flats (1 bedroomed). A private parking court is proposed
to the front of the buildings from the existing access point and a landscaped
open meadow/common amenity area to the west portion of the site. Individual
garden areas to serve the accommodation would be provided to the rear of
the buildings.

These details are, however, illustrative only with all matters reserved for a
future application.

The application submitted indicates that all units would be affordable housing
although no information has been provided on the type of tenure to be
provided. The application was supported with the following information;

Design & Access Statement

Code for Sustainable Homes Pre-Assessment Report
Ecological Survey

Arboricultural Survey

The provision of 10 or more dwelling houses is considered to be a ‘Major
Development’ as defined in The Town and Country Planning (Development
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Management Procedure) (Wales) Order 2012. Whilst the application is not a
Major Development due to flat units not being considered a ‘dwelling house’ it
nonetheless, due to it being a proposal for four dwellings and eight flats,
shares characteristics with that of a Major Development.

Key Issues
The application raises the following planning matters:-

Policy and Principle of Development

Visual Amenity, Special Qualities of the National Park
Neighbouring Amenity and Privacy

Highway Safety, Access and Parking

Water and Drainage

Ecology

Trees and Landscaping

Planning Obligation Requirements

Policy and Principle of Development

In terms of principle the previous decisions at this application site were made
in light of the development plan in force for the area at the time? whereas the
scheme must now be considered in relation to the current adopted Local
Development Plan (‘LDP’). The policies within the current LDP, which was
adopted in September 2010, are consistent with that of Pianning Policy Wales
in so far as development should be directed to suitable centres in sustainable
locations. Release of land within the countryside for residential development
is not encouraged unless in the interests of meeting a particular need (i.e.
agriculture) or it would constitute a sensitive filling in of small gaps or rounding

off opportunities.

In the planning history the site has been described as ‘brownfield land’ in that
it was previously occupied by a garden centre and its ancillary structures.
Planning Policy Wales (Edition 6, March 2014) identifies that ‘brownfield land’
or ‘previously developed land’ includes land which is or was occupied by a
permanent structure (excluding agricultural or forestry buildings) and
associated fixed surface infrastructure. It identifies that this includes the
curtilage of the site although it excludes land and buildings currently in use for
agriculture or forestry, land in built up areas which has not been developed
previously, land where the remains of any structure or activity have blended
into the landscape over time so that they can reasonably be considered part
of the natural surroundings, previously developed land the nature
conservation value of which could outweigh the re-use of the site and
previously developed land subsequently put to an amenity use. The notes to
the Policy identity that all of the land within the curtilage will be described as
‘previously-developed’ although this does not mean that the whole area of the
curtilage should therefore be redeveloped. An example provided states:

? Joint Unitary Developrment Plan for Pembrokeshire 2000-2016
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‘Where the footprint of a building only occupies a proportion of a site which
the remainder is open land the whole site should nof normally be developed to
the boundary of the curtifage. The local planning authority should make a
judgement about site layout in this context, bearing in mind other planning
considerations such as policies for the protection of open space, playing fields
or development in the countryside. They should consider such factors as how
the site refates to the surrounding area and requirements for on-site open
space, buffer strips and landscaped areas.” (Figure 4.3., Planning Policy
Wales (Edition 6, March 2014).

In view of the policy approach presented in Planning Policy Wales and the
history of the site used as a garden centre the site can be described as
‘previously developed land’ for the purpose of National Policy.

The site lies in an area of open countryside and is not within a defined Centre
as set out in the Local Development Plan ('LDP’). As such Policy 7 is the
relevant starting point for assessment of the application. This Policy allows for
the rounding off and infill to isolated groups of dwellings, with priority given to
meeting affordable housing needs. Infill is defined in the Plan as development
for one or two units of a size compatible with its setting in small gap in an
otherwise continuous built-up frontage. Rounding off which would complete or
consolidate the built up perimeter will entail the development of no more than
one or two dwellings. Release of land will need to be considered in the
context of the character of the surroundings, pattern of development and
accessibility to Centres.

There are no bus services in the vicinity of The Rhos and therefore the site is
accessible only by private motor vehicle. Technical Advice Note 6 — Planning
for Sustainable Communities accepts that there may be occasions where
development of affordable housing to meet local needs in the countryside is
acceptable. It states “Where development proposals are intended to meet
local needs, planning authorities should recognise that a site may be
acceptable even though it may not be accessible other than by the private
car’. It will need to be demonstrated, therefore, that the affordable housing
proposed is meeting an identified local need.

Information taken from the Housing Need Register and as advised by
Pembrokeshire County Council Housing Team confirms there is a need within
the Uzmaston Boulston and Slebech Community Council and the two
adjoining Community Councils of Hook and Martletwy for 10 social rented 1
bed units, 1 social rented 2 bed unit and 1 social rented 3 bed unit. Of the
total amount, 4 social rented 1 bed units are required within the Uzmaston
Boulston and Slebech Community Council area.

Notwithstanding any identified need for affordable housing in the area this
proposal is for the addition of 12 new residential units in a hamlet which
currently comprises 11 dwellings. The site is a brownfield site with a planning
history which has established that the site is remotely located away from main
residential and urban areas with access via narrow lanes. Furthermore it has
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been noted that whilst the land may constitute brownfield land this does not
necessary render the whole of the site suitable for redevelopment.

The history is material to consideration of the application in that an appeal
decision in 2008° set out that the development of the site for 6 dwellings
would not be an infill nor a rounding off opportunity commensurate with the
size of the settlement. The inspector was concerned about the proposal at the
time (for 6 dwellings) being too large and out of scale with the small
settlement of The Rhos and that it would likely detract from the natural beauty
of the surroundings and the character of the village.

Whilst this appeal decision confirmed that the layout and number of dwellings
would be key a follow up planning application made, also in outline, in 2009
(NP/08/477) gave no indication of the number of dwellings and layout of the
site. The Authority approved the application, as the principle of residential
development had been accepted in the appeal decision, although a condition
attached to that consent (condition 6) dictated that the land to the west of the
existing access gate shall not contain any buildings/permanent structures, but
shall be included in any subsequent scheme as part of a suitable and
comprehensive landscaping scheme for the whole area. The previous appeal
decision showed support for some residential development but that this
should be limited to the area accommodated by the former garden centre
only. Through this outline permission the Authority therefore sought to limit the
extent of residential development to the land to the east of the site entrance
and therefore guide any subsequent Reserved Matters application.

Whilst the proposed scheme would provide for 100% affordable housing, and
this would meet the needs of the area, a key question to ask, in line with
thrust of National and Local planning policy is — would the proposed
development enhance or decrease the sustainability of the community? The
12 units proposed would indeed help meet affordable demand, however, the
occupants of these units would be wholly reliant on private cars given that the
settlement has no facilities or services available on a daily basis. The site is
also remote from any public transport routes and the number of residential
units in the small surrounding area would be more than doubled. This would
be a significant imposition on the village, particularly socially and potentially
on the amenity of existing residents due to increased traffic movements to and

from the site.

A consideration in this application is whether there are more suitable locations
for this form of development in the locality. It can be noted that there are a
number of settlements in this Community Council area which would have the
potential to provide for additional housing. With regard to allocations in the
National Park the Local Development Plan identifies land at Lawrenny for the
provision of 30 residential units with a requirement for 50% affordable
housing. Outside of the National Park, within the County Council area, land is
allocated at Hook for 15 units with a 10% requirement for affordable housing.*

SPCNPA Reference; NP/07/411 PINS Reference: APP/LI503/A/08/2067194
* Pembrokeshire County Council Local Development Plan: Planning Pembrokeshire's Future {Adopted 28" February

2013)
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Whilst there are no other identified allocations in the area it can be noted that
any applications for residential accommodation at Freystrop are to be subject
to 50% affordable housing provision and at Maddox Moor and Martletwy only
applications for 100% affordable housing are permitted.

In summary, therefore, whilst the principle of some residential development is
acceptable, having regard to the brownfield status of some of the site, its
former use as a garden centre, the planning history which includes an appeal
decision, this must be taken in conjunction with its context within a remote
location and with a lack of services and facilities without public transport
available. As such, in line with adopted LDP and particularly policies 7 and 45
it is considered that any housing development should be 100% affordable
housing but also of an appropriate scale and number of units such as not to
overwhelm the existing character of the area. A proposal for 12 residential
units would represent an unsustainable development in the countryside that
would not be of an appropriate scale to that of the existing character of the
area thereby harming its special qualities and character. As such the scheme
fails to comply with policies 1, 7, 8, 15, 30 and 52 of the Pembrokeshire Coast
National Park Local Development Plan (Adopted 2010).

Visual Amenity and Special Qualities of the National Park

Policy 8 of the Pembrokeshire Coast National Park Local Development Plan
(LDP}) is a strategic policy which refers to the special qualities of the National
Park and lists priorities to ensure that these special qualities will be protected
and enhanced. Policy 15 of the LDP seeks the conservation of the
Pembrokeshire Coast National Park with criteria ‘a’ and ‘b’ resisting
development that would cause significant visual intrusion and/or, that would
be insensitively and unsympathetically sited within the landscape. Criteria ‘d’
and ‘e’ resists development that would fail to harmonise with, or enhance the
landform and landscape character of the National Park, and/or fail to
incorporate important traditional features.

Policy 29 of the LDP requires all development proposals to be well designed
in terms of place and local distinctiveness (criterion ‘a’). Policy 30 of the LDP
seeks to avoid development that is of an incompatible scale with its
surroundings (criterion ‘b’) or is visually intrusive (criterion‘d’).

Although matters of detail are reserved for future approval all applications for
outline planning permission are required (as set out in the Town and Country
Planning (Development Management Procedure) (Wales) Order 2012) to
include information on the approximate location of buildings, routes and open
spaces, upper and lower limit of the height, width and length of each building
and must state the area or areas where access points will be situated. Such
information enables the local planning authority to consider the key aspects of
a development proposal as to whether residential development is acceptable.
The applicant has submitted a layout plan which indicates that the scheme
proposes 12 residential units to be provided within 2 built blocks. Each block
would comprise of 6 units of residential accommodation. A private parking
court is proposed to the front of the buildings from the existing access point
and a landscaped open meadow/common amenity area along with garden
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areas would be provided to the rear of the buildings to serve each residential
unit. A submitted cross section of the site indicates the scale of the proposed
terraced blocks with a total height up to 8m whilst the layout plan indicates
that each block would measure between 24.5m and 27m in length with a
depth of between 8.5m and 9.5m.

The land which surrounds the application site offers a particular charm by
virtue of the small number of dwelling houses, narrow lanes and entrance
through an attractive wooded countryside. The history of the site and
particularly the appeal decision in 2008 (APP/L9503/A/08/2067194/WF) set
out the importance of any proposed development to respect the character of
the village and not appear as an alien form of development that ignores the
existing road layout. The inspector advised that good design relies on a
careful analysis of the site and the context of the rural settlement.

Having regard to the appeal decision and the adopted LDP, and as explained
in earlier paragraphs, it is clear that assessment of the acceptability of this
proposal relies on appreciating the existing character of the area and ensuring
the proposed development integrates successfully. Policy 15 refers to the
requirement of all developments to be sensitively and sympathetically sited
within the landscape and harmonise with, or enhance the landform and
landscape character of the National Park.

Whilst it can be noted from the layout plan provided that an area of the site to
the west would be dedicated to being a landscaped area development would
take place in the form of two large blocks. These blocks would be set back
from the road by a considerable distance behind a new parking court. With
regard to existing character the inspector advised that the existing built form
of the village has a direct relationship with both lanes which form the public
areas linking the community together and commented that any new dwellings
should also relate to the existing lane frontage of the site in the same manner.
In this instance the blocks of residential units would be divorced from the lane
and would not respect the existing built character of the surrounding area.
Furthermore the outline planning permission granted in 2009 specified that
any subsequent reserved matters application shall not contain any
buildings/permanent structures on the land to the west of the access into the
site. The scheme before the Authority dedicates some of this land to no
development but a large portion of the housing block would be spread across
the site. Whilst this application is made in outline only at this stage, it would
appear from the submitted plans that the development proposed would fail to
respect the character of the existing surroundings and harm the special
qualities of the National Park contrary to policies 15, 29 and 30 of the Local

Development Plan.

Neighbouring Amenity and Privacy

Policies 29 and 30 of the Local Development Plan seek to protect community
cohesion and health and to avoid incompatible development that would lead
to a significant adverse impact upon amenity. The supporting text at
paragraph 4.136 explains that the policy aims “fo protect the amenity enjoyed
in people in their residences, workspaces and recreational areas. Amenity is
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defined as those elements in the appearance and layout of town and
countryside which makes for pleasant life rather than mere existence.
Anything ugly, dirty, noisy, crowded, intrusive or uncomfortable is likely to
adversely affect amenity”,

As explained in earlier paragraphs the proposal will have a large impact upon
the immediate surroundings of The Rhos. The provision of 12 residential
units, albeit contained within 2 large blocks, would more than double the
housing provision in the area. This would have a negative impact upon the
amenity presently enjoyed by surrounding residents particular due to access
and travel needs of 12 new families to the area. The occupants would be
reliant on private motor vehicle which would undoubtedly place more
emphasis on use of the existing narrow lanes by cars and spoiling the tranquil
and undeveloped character of the surrounding area.

Whilst this impact would have a negative impact upon the existing residents
based on the current use of the land as an undeveloped parcel of land
consideration must also be given to the fact that any new use would replace
that of a rural garden centre which had the potential to generate journeys to
and from the site in excess of those from residential units. As such, this
concern along, would not be reason to refuse the application.

Notwithstanding this the development is clearly at odds with the scale of the
surrounding area and it would therefore have an unacceptable impact upon
amenity by virtue of it failing to accord with criterion b) of Policy 30 in that the
development is of a scale which is incompatible with its surroundings.

Highway Safety, Access and Parking

Policies 52 and 53 of the Local Development Plan refer to sustainable
transport and the traffic impacts of proposed development. The scheme
provides use of an existing access into the site and the Highway Authority of
Pembrokeshire County Council raise no objection to this arrangement. The
parking provision would be one space for each 1 bedroom unit and two
spaces for each 2-bedroom unit, and three extra visitor spaces. Due to the
layout of the parking court proposed there would be additional space if
required without causing congestion. The Highway Authority advise that it is
not possible to object to the level of traffic that wouid be a result of the
development when comparing the current permitted use of the site.

Subject to conditions controlling the access, visibility splays, parking, surface
water and materials the Highway Authority raise no objection to the scheme.
As such it can be concluded that subject to suitable conditions the scheme
would comply with the aims of policies 52 and 53 notwithstanding the
development being unacceptabie on other grounds.

Water and Drainage

Policy 32 of the Local Development Plan requires development to incorporate
sustainable drainage systems for the disposal of water on site. As this
development is made in outline the details are limited at this stage. However
the development proposes use of a sustainable drainage system. No
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responses have been received from Natural Resources Wales or Welsh
Water at the time of this report, however, such matters would be considered
at a future Reserved Matters submission.

Ecology
Policy 11 of the Local Development Plan sets out the protection of biodiversity

in that development that would disturb or otherwise harm protected species or
their habitats will only be permitted where the effects will be acceptably
minimised or mitigated. The application was supported with an Extended
Phase 1 Habitat Survey and Ecological Appraisal produced in December
2013. The report classed he site as being low ecological value apart from the
surrounding hedgerows and oak tree in the north east corner of the site, which
may be used by bats. The site is assessed as being suitable for reptiles and
so will require a further survey or method statement for clearance. Japanese
knotweed has also been recorded on site and will need to be eradicated.

The site lies within 1300m of the Pembrokeshire Marine SAC so although it is
unlikely to have a significant direct impact there is potential for pollution to
affect the site via the drainage ditch.

The development itself is unlikely to impact on the Favourable Conservation
Status (FCS) of local bat species, or have an adverse impact on other
protected species or the surrounding habitats as long as reports
recommendations are followed and additional information be produced at the
time of a Reserved Matters application. Such information would need to
include a reptile survey or method statement, an external lighting plan, details
of ecological enhancement, details of Japanese knotweed management plan
and details of pollution prevention and management specifically relating to
drainage to the SAC.

In summary of the issues therefore it is considered that the development
would comply with the aims of Policy 11 subject to the production of additional
studies appertaining to the development in a future submission.

Trees and Landscaping

The application has been supported with a Tree Constraints Pian which
indicates a variety of broadleaved trees around the boundaries of the site. The
report identifies that the majority of trees surrounding the site are in a suitable
condition for retention although identifies two trees (category U) that would be
unsuitable for retention. These trees are positioned to the south west of the
application site boundary and include a Common Ash and Sessile Oak. The
report identifies a tree at the site which is an important landscape tree (T1)
which is located to the north east corner of the site and that it would require
protection from any development. This tree is protected by a TPO and any
works to it would require the written consent of the Authority.

Given that the application is made in outline form any trees and landscaping
would be considered at a reserved matters or full application stage. The
llustrative site plan labels existing hedgebank to be retained and reshaped as
necessary and supplemented with additional native planting and indicates
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retention of existing mature wooded areas and boundary trees and a
suggested landscaped buffer and comprehensive landscaping to the west of

the site.

Planning Obligation Requirements

In order to ensure that new developments are positive and that any negative
impacts are minimised the Authority requires new developments proposing
three or more dwellings to contribute to local services and facilities. Policy 48
of the LDP sets out the policy approach and the Adopted Supplementary
Planning Guidance — Planning Obligations sets out the basis and way of
seeking such contributions which is primarily through a Section 106
Agreement. Contributions can be sought in connection with Transportation,
Education, Libraries/Community facilities, Recreation Open Space, and
Recycling/Waste Facilities.

The Authority has consulted with the relevant departments within
Pembrokeshire County Council. The Highway Authority suggests that in order
to support the local highway network a Section 106 Transportation
Contribution of £500 per unit (a reduced contribution) totalling to £6000 would
be sought as part of the development. The Community Regeneration section
has advised that due to there being provision of open space within the site
there would be no request for additional contributions. The Education Section
advise that there is forecast to be a shortage of secondary places before any
housing commitments are taken into account and the full contribution for
secondary education is therefore sought at £3,324 per dwelling. The
Libraries/Community facilities Section similarly advise that a contribution for
additional library stock to take account of the demand is sought in line with the
Adopted SPG. Any response received from the Recycling/Waste Facilities will
be reported verbally.

Due to the unacceptable nature of the scheme on grounds of the principle of
development officers have not sought commitment to a Section 106
Agreement for payment of financial contributions. Contribution towards the
local area, in conjunction with the requirement for affordable housing, would
be required as part of the development should the application be capable of

approvali.
Conclusion

Following consideration of the policies contained within the Local
Development Plan and National Planning Policy in the form of Planning Policy
Wales (Edition 6, March 2014) and having regard to all material
considerations it is considered that whilst the scheme would offer 100%
affordable housing the site lies in a remote location in the open counfryside
without public transport capable of providing the future residents with
everyday basic needs. Residents of the 12 residential units would be wholly
reliant on private motor vehicle and this would more than double the present
accommodation in this small hamlet to the detriment of the character and
special qualities of the area within the National Park. As such the scheme is
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considered to result in an unsustainable form of development in the open
countryside and conflicts with policies 1, 7, 8, 15, 30 and 52 of the
Pembrokeshire Coast National Park Local Development Plan (Adopted 2010).

Recommendation

The application be refused for the following reason(s):

Reason

1. The development of 12 units of affordable residential accomodation
by virtue of the remote location of the site and lack of public
transport and services would result in all future residents being
highly reliant on private motor vehicle to meet their everyday needs.
This will result in an unsuitable form of development in the open
countryside. The development, as a result, would fail to comply with
the requirements of Policy 7 (Countryside) and Policy 52
(Sustainable Transport) of the Pembrokeshire Coast National Park
Local Development Plan (Adopted 2010) and the aims of National
Policy in the form of Planning Policy Wales (Edition 6, March 2014)
at providing for sustainable housing developments.

2. The development by virtue of its intensive nature and form would be
insensitively and unsympathetically sited within the landscape,
result in a development of 12 residential units incompatible with the
location and would fail to harmonise with the special qualities and
character of The Rhos contrary to the requirements of Policy 8
(Special Qualities) criterion b) Policy 15 (Conservation of the
Pembrokeshire Coast National Park) criteria a), b), ¢) and d) and
Policy 30 (Amenity) criterion b) of the Pembrokeshire Coast
National Park Local Development Plan (Adopted 2010).
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