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Application Ref: NP/16/0536/FUL

Case Officer Caroline Bowen

Applicant Mr & Mrs A Case

Agent Mr A Vaughan-Harries, Hayston Development & Planning

Proposal Two storey dwelling in garden

Site Location 18, Wheelers Way, Manorbier, Tenby, Pembrokeshire,
SA707TU

Grid Ref 3508019800

Date Valid 06-Oct-2016 Target Date 30-Nov-2016

Summary

This application is reported to the Development Management Committee at
the request of a Member of the Authority.

Full planning permission is sought for a detached dwelling, to be constructed
on the front garden of an existing dwelling, located on the eastern outskirts of
Manorbier. The application site falls just within the Rural Centre Boundary for
Manorbier, as defined for the purposes of the L.ocal Development Plan.

Following consultation, no objections have been received from statutory
consultees. A letter of objection has been received from neighbours, which, in
summary, raises concems in respect of access, highway safety, the
relationship between the size of the proposed dwelling and the size of the
proposed plot, and the impact of the development on amenity, privacy and
aspect.

Following detailed consideration of the application — which is a re-submission
following a refusal of planning permission earlier in 2016, under the
Authority’s delegated powers - it is noted that the application plot is smaller
in scale than the original neighbouring plots; and that the proposed siting and
orientation of the property — lying between, and being faced by, two existing
dwellings - would result in an insufficient level of private amenity space for a
two-storey, 3 bedroom property. Therefore, whilst the site falls within the rural
centre boundary, and the design and external materials to be used would be
considered to be in keeping with the relatively modern appearance of the
existing dwellings on Wheelers Way, officers consider that the proposal would
result in a detrimental impact on residential amenities for both neighbouring
properties and future occupants of the proposed dwelling and cannot be
supported. The recommendation is therefore one of refusal.

Consultee Response

PCNPA - Tree and Landscape Officer: Further information is required to
allow for an informed response to be made however a condition in respect of
Landscaping and Tree Protection could be applied to any planning permission
granted to ensure that the necessary information is made available prior to the
commencement of the development.

PCNPA - Park Direction: No further comments to add to comments made
on previous refused application, 16-0326.

MOD: No objection

Dyfed Archaeological Trust: No objection
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Dwr Cymru Welsh Water: Conditional Consent

PCC - Transportation & Environment:. Conditional Consent

Manorbier Community Council: Approve

Natural Resources Wales: No adverse comments - to make with regards to
the proposed development. Please note that this does not rule out the
potential for the proposals to affect other interests, including environmental
interests of local importance.The applicant should be advised that, in addition
to planning permission, it is their responsibility to ensure that they secure all
other permits/consents relevant to their development.

PCNPA - Ecologist: No adverse comments

Public Response

The application has been appropriately advertised in accordance with the
statutory requirements. A letter of objection has been received from
neighbours to the application, raising the following concermns:;

o Ourroad was constructed approximately in the 1960’s and in modern
day standards is very narrow and as a result two cars cannot pass
each other. For this to take place either cars pull into driveways or wait
at the turning head. In addition, the turing head is used on a daily
basis by a minibus for school pick up and drop off, weekly by the refuse
lorries and very frequently by delivery lorries of all kinds not to mention
cars. These large vehicles regularly back onto private driveways in
order to make way for other vehicles... ... we feel that allowing another
driveway to be created on this area would increase the risk of an
accident occurring at present our two driveways (No. 17 and 19)
converge, but adding another driveway in the same area would
significantly increase the risk that 3 vehicles could reverse at the same
time into the same space.

e Whilst the application has created 2 parking spaces, it would be quite
possible that a 3-bedroom house may attract a 3 car family and
naturally visitors from time to time. The result would be that these
additional cars would create an on street parking problem and increase
the risk of an accident occurring in an already tight turning area.

s The development is out of scale with the plot size and out of character
with the street scene. This would change the outlook of the whole
street with its large gardens and open countryside views.

e We are concerned that this new development is 16 metres from the
front of the property at No. 19. This would reduce significantly, light
afforded to this property. Surely this wouid be the case for the
applicants’ property too? In addition, the new development would afford
no privacy as both No. 18 and 19 would look directly into both garden
areas.

Policies considered

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

Pembrokeshire Coast National Park Authority
Development Management Committee — 14" December 2016 Page : 24



Item 5d)
Item 5 - Report on Planning Applications

LDP Policy 01 - National Park Purposes and Duty

LDP Policy 06 - Rural Centres

LDP Policy 08 - Special Qualities

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

LDP Policy 30 - Amenity

LDP Policy 32 - Surface Water Drainage

LDP Policy 44 - Housing

LDP Policy 45 — Affordable housing

LDP Policy 52 - Sustainable Transport

LDP Policy 63 - Impacts on traffic

PPW8 Chapter 03 - Making and Enforcing Planning Decisions
SPGO08 - Affordable Housing

TAN 12 - Design

Constraints

Special Area of Conservation - within 500m
LDP Mineral Safeguard

Historic Landscape

Safeguarding Zone

Hazardous Zones

LDP Centre:50pc aff housing;30 units/ha
Recreation Character Areas

Officer’s Appraisal

Background

The application site is located to the easternmost edge of Wheelers Way, and
is part of the front garden to No.18 - the last dwelling on the southem flank of
the cul-de-sac. There is no existing access to the proposed plot itself. A new
access will be created, retaining the existing access to the north-west corner
of No. 18 for use by that dwelling alone.

The plot falls within an existing residential cul-de-sac, which has a distinct
character. The relatively modern large properties are set out in two ‘rows’ and
have generous front and rear gardens. The application site itself is currently
laid out as domestic lawned garden, with a mature hedge and timber fencing
to the boundary. There is a very gentle rise in ground level up to the north.

History
¢ NP/16/0326/FUL — Proposed two storey dwelling in garden. Refused.

Pre-application advice was originally sought on the proposal, and officers
advised that whilst the principle of housing within the rural centre was
acceptable, it was considered that there was insufficient space to
accommodate an additional dwelling within the front garden of No.18 without
having a significant adverse impact on the host dwelling and other adjoining
dwellings within the estate.
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Current Proposal

Full planning permission is sought for the creation of a single detached
dwelling, by dividing the front garden of No. 18 Wheelers Way; together with
the creation of a new separate access for the new dwelling

The new dwelling will be two storey in scale, and sited centrally on the plot.
The new access will entail creating an opening to the existing westem
boundary hedge, and creating a short pull-in area leading to a hardstanding to
the front of the new dwelling which will accommodate 2 cars. A garden area
will be retained to the rear of the house, and a new 1.8m close board timber
fence will be erected to the northern and southem plot boundaries. To the
eastern boundary, the close boarded fence will be 1.2 metres in height.

Key Issues
The application raises the following planning matters: -

Policy

Siting and design

Amenity and Privacy

Access and parking
Landscaping

Biodiversity

Drainage/Water issues

Other material considerations

Policy

The site lies within the Rural Centre boundary of Manorbier as defined under
Policy 6 of the Pembrokeshire Coast National Park Local Development Plan.
As such, the principle of a dwelling in this location is acceptable.

On proposals for single residential dwellings, Policy 45 (d) states that to
deliver affordable housing, the Authority will - as part of the overall housing
provision - seek a commuted sum to help with the delivery of affordable
housing. For this proposal, the commuted sum is levied at £250 per square
metre of gross internal floor space. The applicant indicates in the planning
statement that the proposal will result in a contribution of £28,500, and whilst
there is written confirmation that a legal agreement will be entered into, the
agreement has not yet been forwarded to the Authority.

Scale, siting and design

Policy 15 refers to the conservation of the Pembrokeshire Coast National
Park, with criteria (b) and (c) resisting development that would be insensitively
and unsympathetically sited within the landscape, and would introduce or
intensify a use which is incompatible with its location. The scaie of the new
property is two-storey, and, when viewed against the wider street scene, the
new property would be comparable in height. However, the proposed plot is
smaller in size than the prevailing plot sizes at this location, and thus, officers
consider that the creation of a new dwelling would be out of keeping with the
existing plot sizes and site characteristics, which are particularly well- defined
within this cul-de-sac. The new dwelling would not have sufficient private
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garden space, as the new dwelling will be sited between two existing
dwellings with their main elevations looking toward the new property and plot,
and the amount of garden space proposed for the three-bedroom property is
considered to be insufficient in area. Officers note that the applicant proposes
close board fencing to provide privacy however, on a plot of this size, this is
likely to result in a cramped, restricted appearance, which would be at odds
with the open nature of the street scene.

Amenity and Privacy

Policy 30 seeks to avoid incompatible development and significant adverse
impact upon the amenity enjoyed by neighbouring properties, particularly
where the development is an inappropriate use, is of a scale incompatible with
its surroundings, development leads to an increase in traffic, noise, odour or
light or the development is visually intrusive.

Whilst the proposed dwelling would be considered compatible with the
existing use of the site, the plot size is such that the siting of a new dwelling,
together with off-street parking and garden space would result in a
development that would not be in keeping with its surroundings, and result in
a proposal that would be considered harmful to the character of the developed
setting.

In respect of privacy, the new dwelling will sit between Nos. 18 and 19 on part
of the front garden of No.18, and the new dwelling will have blank elevations
to both the north and the south. The distance between the front elevation of
No. 18 and the new dwelling is 10 metres, and to No. 19, the separation is 16
metres. However, both existing properties have upstairs windows which will
look over the plot and No. 18 will overlook the boundary of the proposed
dwelling at a distance of 7 metres. It is considered, therefore, that there is
insufficient separation between the existing properties and the new property to
ensure that there would be adequate private garden space to the new plot.

Access and parking

Following consultation, the Highways Authority recommended conditional
consent, advising that ‘...a good provision for off-street parking is offered with
this application. The proposed one metre verge is important and will help
when large vehicles use the turning head. The kerbs will need to be lowered
which requires a further notice of consent...

Landscaping

The application site does not fall within a Conservation Area, and there are no
tree preservation orders on the application site. The accompanying planning
statement states that the conifers along the site frontage will be removed,
together with one garden specimen tree. To compensate for this,
supplementary planting is proposed within the plot and along the peripheries
to strengthen amenity and privacy. The Authority’s Tree and Landscape
Officer has recommended conditional consent, requiring further details in
respect of the hedge bank construction details, retained hedge protection and
site specific details of proposed landscaping and new planting.
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Biodiversity

Following consultation, the Authority's Ecologist had no comments to make in
respect of the proposal.

Drainage/Water issues

Policy 32 of the LDP requires development to incorporate sustainable
drainage systems for the disposal of surface water on site.

Both Natural Resources Wales (NRW) and Welsh Water have been consulted
as to the impact of the proposal on the water and drainage environment. NRW
has raised no objection to the proposal. Welsh Water has raised no objection
to the proposal subject to a condition concerning drainage.

Other material considerations

Following the earlier refusal in 2016, the applicant has submitted a planning
statement with this resubmission. This document is available to view in full on
the planning file but can be summarised as foliows;

e In determining the application, the need for any new development to
mirror that of the surrounding properties in terms of plot size was
overemphasized.

o The proposed dwelling is designed as a focal feature property acting as
a ‘full stop’ to the development of the estate, and forms a nice vista to
complete the buildings within the cul de sac.

e The proposed dwelling has been deliberately designed not to reflect
any of the architectural features of the surrounding properties. A hipped
roof property with a projecting gable wing at the front is a welcoming
feature at the end of the cul de sac reflecting a more traditional
approach to design.

e The reduced garden size of the new property still would meet minimum
requirements, and a variety of garden sizes meets different market
demands. It should also be noted that living on a residential estate
(irrespective of size of plots) inevitably results in an element of
overlooking of neighbouring properties. This is an inevitable
consequence of living in an urban environment.

e There is an example of development with reduced amenity and garden
space at the end of Hounsell and Gray Avenues, nearby.

e The officers’ report dismissed the Community Council’s support as not
being a material consideration. This is disrespectful to the Community
Council.

Conclusion

Officers consider that the proposed dwelling would not be acceptable at this
location as it is shown that the size of the proposed dwelling plot would be out
of keeping to that of neighbouring plots in the immediate street scene.

Whilst the proposed design and external materials to be used would be
considered to be in keeping with the relatively modern appearance of the
existing dwellings at Wheelers Way, the size of the plot and its proximity to
neighbouring properties is considered to result in insufficient private garden
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and amenity space for a three-bedroom dwelling and would materially harm
the existing amenity and privacy enjoyed by the immediate neighbours.

Whilst recognising that varying density can make places interesting, the
character at this location is of a looser density, and officers consider that new
development should take account of the prevailing relationship of buildings to
landscape. The spaces around dwellings and buildings are equally as
important to a streetscape as those structures themselves, and, in this _
countryside-edge location, the space and openness is considered important to
maintain. As such, officers consider that the proposal cannot be supported
and the recommendation is of refusal.

In respect of the original response from Manorbier Community Council, it had
advised on the original application that it supported the proposal, but noted
the high cost to the applicant of the affordable housing contribution. The
original officer report stated that ‘The Authority’s scheme of delegation states
that where the officer recommendation is contrary to the Community Council
view, the application is reported to committee. However, this is in the case
where the Community Council view is a material planning consideration. In
this instance, the view of support is not substantiated therefore, the
application will be determined under the Authority’s approved scheme of
delegation.’

It was clear from the response that whifst support was indicated, no clear
reasoning for the recommendation was provided, thus officers were unable to
judge whether the support was based on land use pianning reasons. The
Authority’s adopted scheme of delegation is clear in that;

‘Any application that is to be determined contrary to the view expressed by the
Community Council, where that view is a material planning consideration.

The only reason for bringing an item to Committee in these circumstances
should be based on a material planning consideration. The comment ‘support’
or ‘object as it is retrospective’ would not be judged a sufficient reason to
bring an item to Committee if the officer recommendation was contrary.’

Recommendation
That the application be refused for the following reasons:

1. The proposed development — by virtue of its scale, the plot size and the
proximity of the site to neighbouring properties would result in a lack of
private garden space to the new dwelling, to the detriment of the
residential amenities of the future occupants of the development. As
such, the proposal would be contrary to Policies 15 (Conservation of the
Pembrokeshire Coast National Park - criteria ‘b’ and ‘c’), and 30
(Amenity — criterion ‘b’) of the Pembrokeshire Coast National Park Local
Development Ptan.
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2. The proposed development by virtue of its siting and plot size would be
out of character with the existing built form and open character at this
location resulting in a harmful and inappropriate development to the
detriment of the existing character and appearance of the locality. As
such, the proposal would be contrary to policies 8 (Special Qualities
criterion ‘b’ and ‘c’) and15 (Conservation of the Pembrokeshire Coast
National Park - criteria ‘b’ and ‘c’), of the Pembrokeshire Coast National
Park Local Development Plan.

3. The application fails to deliver the required on-site affordable housing,
contrary to the requirements of Policy 6 (Rural Centre - criterion ‘a’) and
Policy 45 (Affordable Housing - criterion ‘d’) of the Pembrokeshire Coast
National Park Local Development Plan, as well as guidance contained
within Supplementary Planning Guidance — Afferdable Housing
(Adopted November 2014) and Technical Advice Note 2 (Planning and
Affordable Housing).

Pembrokeshire Coast National Park Authority
Development Management Committee — 14™ December 2016 Page : 30



L0d | 37ISONIMVEA €V ¥, &5 o+ 0} sz s N 1d NOILVY OO

"YIIBONYIN "AVM SHITFIHM 810N

40 YIHY NIAHYD LNOND NIHLIAW
ONMTIMA MIN HOJ NOLLYOIddY
ONINNYId 03 NV.L3Q 43S0408d

_ [ Db JPACRAY ,
18 1 M R T Dy I0AANE

’, 6102 130 a-

diysisumo slles
ul Bujamg

b100

| 002 g anse e -

VIV IS
a3sodoud

punaJg syuods

:

erEzal T T A T T T e et e, v 7. P e P o i S g

S S R T e YT L Y e R VTR T S




abeieb peyoelep

002 :| ejeog A3 >m=m 41IS Qz_._-m—xm

peos
als

Juadefpe Jo euipno g
/ uoisod xouddy
peo) ajis/pesy . i
Aewanp oy Bujuiny Bugsixg
9l _ .
- |.l_|..Fl.I|Il.lAI1..n . r \|.—.u._ MM
g N ouobumka N\ a0 & .
= PP i, e 1
Iiipanag u...nuua Py _ T o R R e i AN w.,.,. “
_ § Ny penaweI saau} /
0102 130 4 - _ s e 61
:... e .....%,. = g _ _ & pegd B
plist o2 R - e il o Bupyreg Ausdoud .
p Jusoelpe Jo sulino
uapieb Jeay _H / uopisod “xosddy :
i r
" e uapaeb Juoi4 oo s NP,
‘ it S et oI St {
oned e una
; Ly g, auy
- 81 "ON e 9Bpay sajuco
\ ; ‘ ..,. W] PRIILUYPELBIe1 5831 aunjst Bupspa
1] = - : - i i ===
" o i I SIS
' ’ § WM A - =
PauS JoquLL- _ . Bt
b i o
e e pp————— L - BOUB} A pue jeod .H.m.—u___o_ EG:HWM
R e

Bugsixe 40 auy) “xaddy




hi e
LIS ISP
HE Ry sipmopquag
FMGIRAY) UDfRROT

O} PRI G50P MU U1/ ), =
¥

UIIHONVIN "AVM SHITITHM 8L ON

F-A
40 VANV NICHYO LNOH NIHLIM itk B e
BDNITIZMA MIN HOd NOLLYDNddY ‘poasde oq o) adl ~magy. 0 g I 0 I |
ONINNYId 03IVL30 03S0-40ud 900 o aageu 0 Apoprep b Lt b 4

T SE S e

oy uo Bupuerd eaea g iy

Eﬁﬁ__sas!u.snalzg

‘Bustemp o1 aees uspue’ pessaig ‘
sy anojed

0 qeps Bupied eyeuouon - opeg E

E.Caﬂxm

— i 1 . ] 18juod Bugsp

Sy euLIE), - Uakie B D P
wnojd == ———x

¥eofq Jo o (sprs) eiqeevuied (73]
Uy paed waue BupungBupiey  [55E]
ENIVDSaNYT Bun

AGpn s40{80UM, 610N JO
uopsod /WBlBY perEUNST

ey T 0 o W O T . A P T e T T B Pem e B e et T R T T R A it B 2 e A g L e T . S e S Y T T S R T R T A L

s z<|_n_m._.4_m a3S0d0ud

| W] ummk.m ooy Bujjiemq e1oy |
i/ G= BaJie Joold 1Si|d _
W/ = Bale 100(4 PUNOIL) |

| H d sod _
: ZELE =8B USpIRD) | PO Lo gt - i
—Se3Iy DUlIBMG PES0dId
_ VORI LS iy g . “{[BM M8 JO QLY U0 Yjng-0s Jopd L
_ wiBue uy pacnpal [/ Jepd sucks Bugsg
802 120 g- :
9 sfeief payoelep usoejpe peol els / pesy Ll
| i | ooy Gl e Buwini Bupspa T
- P Ny g = - g - B _..1_\5!:“” nﬂhh_wﬂ 1
"/lno_.i_Eq.aE:%u__”_uﬁ 0.4 PRUBPUL) ¥I0|G MBI i
g€ GioldV -
1 _ sageds | .
180 ‘Dug 1ty Bese Bunyed / ema . ,
61 _
aAup
/ Bunjed Auadoud
eselpe jo suljno
i
) _ / uoisod ‘xoiddy
" —._QU‘_GQ Jeay 2aus) Jequp
1 el 2 : 1! By W s pe
3§ A | &aue} papieoq eec Bujsxy
oned o | 1> ; , .
P —— T [ p—
N S Rl “JyBIBY £ Wi U] 3oBq
PO SR PeuRUY} F PeUEIe] EiejuI0D Bupsig
siep -

SN UMOUS siane| Bye Bupsixg

auy
20Uy uM PUE 1sod 'IU0D-
Bumsixe (0 eu)) ouddy

Blipay woy uwgg Bujplng
wou wg' ) yue) aberols jo

‘TG B PUR
1e0d “2uoo Bupspe BupEdes ‘Augpuinog
Y281 O} SE) POIECH GSOR W | MEN

‘peeiosd pue
paufeuEw eous) jooid yoois Bupsig

— iy B = oy s 2 - w=midrrs = gy L e g




3ZIS ONMVHa YNIDRio ey ©2°=5 NOLLOIS / SLNOAVT ¥00T4 A3S0dO0dd

v 1

HAGONYIN ‘AVA SHIT3IHM BL'ON wuwgl 09 o8 o Of ol 0
40 VIV NIOMYSD LNONS NIHLIM
G_Mu_u.__m;n_ M3N HO4 NOLLYDIddY 0011 9jeos
NNYId Q3TIV.L3d n_mwOmOumE
SO M LAOAVYT H00Td ANNOUD
{.z-821 0028

vp
= — !

N B
Wi || =Ease Jooy Bujiemq 1oL e — NS /._ @
21/ G= BOJE J00]4 1S4 L= "
2WIZG = BaIR JOO[4 puUnoJy) PR "B : leH
ZUELE =BBle uspIes) o el e sauenug
- sesly BuljlemQg pesodolg 3 5%5_ it _.

802 130 g -

ANOWRY 3 by i :
et it 2y 00111 s
¥EBOY Bupye . fantind

) NoLLO3S o e

i
]
3
;5
Ln-.l;umss.h—:* . :
B
5k

Li~doavz

.. | m_.__:_n_ : "“ i i <l...| <T 0041 98
9¢€ G gl AN ;_ 3 _" M” | N 1NOAV1 Y0014 1S¥Id

L uomw m| weg
B

: QY -

P\ || =
I 00 <~ 0| Tam\m,,
3

X‘uﬁ,m ..\.., = —= f
@eVeE E fepeg

Bujpue- u“_

Le-r2l 0L




worwmmautetass 8102 Avi i

e o S0d | 3IS ONIMYYA TYNIDINO £V
e = 2 SR Sy PR s BN pny B
Ll WIIGONVIA 'AVM SHTTIIHMEIoN]  wwos e o o o o2 ot 0

20 vV NIQHVYO LNOYA NIHLIM.

DNITIIMA M3N HOs NOLLYINddy

SNINNYId 37IvL30 n_NWOn_OuMnm

LU
HEVO SN g .uﬂ‘o
00}:1 SIE98
SNOLLYATTE 3S0d0dd
Bupai !

9162 130 9~

Aociany wied FEUGHEN
JER0D S SINOINE

3€ G 9L N

_ NOILYAZ3 (yuioN) 3aIs

DNITIEMA
AVM SHITIIHM BL'ON
DNISY: 31EVE ANVTIE
310N

OOM: | efeas

 NOLLVAZ13 isea) vay

SNOILVAZ13 d3S0d0dd

0011 238

NOLLYAT 13 (wnosg) 3a1s |

401} BjETs
NOLLYA313 (3saM) LNOYNA
) swop paed
PETESIAL QIS i saqui  aadn pezeq JeH
SpURY JBRLGI WOOWS PREEY i
yaly |[em repue QoRIq MOJlBD Lo
palued 158ay8n0: 0 yooWS 4001 fdours yosod pererg
100D
PUB SMOpU PazE sirop
peged Jequup 1o Jwdn SILM
. sedidumop
dNOd s siepinb oadn
pese & oy inojco ¥ 8dfy
- 59 Bupivapeiu] eleuoD SPIBOq JY0S/SBSE)
Hedpup pejued 4a dadn sifum
BBl peaita
oq ol adf) yopug ‘od Ao ym
afiph Bupiooyequ| syemLoD “woalE Aauw|yD Youg Bupey

HIBI/en|g 0 BROYRLS L






