REPORT OF THE DEVELOPMENT MANAGEMENT TEAM LEADER
ON ENFORCEMENT AND OTHER MATTERS

Reference: EC/16/0117

Received on: 4" October 2016

Site Address: Rhosson Car Park, Rhosson Chapel, St Justinians, St Davids, SA62
6PY

Breach: Unauthorised use of land as a car park

Background

Planning permission was refused by the Development Management Committee for
the temporary use of the site as a car park from 1% April — 31%! October for a period
of 3 years on 11" November 2015 (A copy of the committee report and minutes are
attached). Prior to this, temporary planning permission for use of the land as a car
park was granted in 2006, 2008 and in 2010. The 2010 permission was granted on
the proviso that progress was to continue to provide an alternative means of access
to the area and to eliminate the need for further permissions at this site. However
during the processing of the 2015 planning application it was evident that an
alternative proposal for managing traffic had not come to fruition, and the application
was refused on the basis that the continuation of the use of this land as a car park
had an adverse impact on the setting of the adjacent grade Il listed buildings.

On 4" October 2016 a complaint was received in respect of the land being used as a
car park without planning permission. Following a stage of investigation the Authority
served an enforcement notice requiring the unauthorised use of the land as a car
park to cease, the restoration of the land to its former condition (i.e agricultural) and
the removal of the payment machine on site.

The enforcement notice was subsequently appealed by the landowner on 19" May
2018. The Inspector considered the appeal and upheld the enforcement notice other
than extending the period of time in which to comply with the requirements of the
notice. A copy of the Inspectors report is attached.

The requirement to cease the use of the site as a car park came into effect on 29™
January 2018 and the requirement to return the land to its former condition came into
effect on 24™ May 2018.

Following the Inspectors decision the Authority engaged with stakeholders of St
Justinian’s in respect of providing a sustainable transport solution from St Davids to
St Justinian’s. A number of the boat operators have used buses to shuttle boat
trippers to the site, and the Authority understand that this has been successful for the
2018 summer period. However, certain landowners and boat operators are
continuing to encourage access to the area by private motor car by providing
unauthorised car parking area.

Works were carried out in respect of landscaping the site and the payment machine
has been removed. However the Authority received complaints in respect of the
site’s continued used as car park during July, August & September 2018 contrary to
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the requirements of the enforcement notice. A site visit was undertaken where it was
found that the site was being used as an unauthorised car park.

Planning History

NP/15/0338/FUL — Temporary use as car park for April 1° to October 31! — Refused
NP/10/327 — Seasonal car park (temporary for 3 years until end of 2012) — Approved
NP/08/210 — Temporary car park (2 years) — Approved

NP/06/215 — Temporary Car park and bus turning area (2 years) — Approved

Conclusions

The site lies in the open countryside and the use of the land as a car park is not an
appropriate use at this location, which detracts from the character and appearance of
the surrounding agricultural land and neighbouring Grade Il listed properties. The
use of the land by virtue of its scale, form, appearance and location has a

detrimental impact upon the special landscape character of the Pembrokeshire
Coast National Park, which the Authority has a statutory duty to conserve and
enhance. The car park appears as an intrusion in an otherwise mainly open, unspoilt
landscape.

Recommendation

The Chief Executive/Director of Park Direction and Development Management Team
Leader be authorised to instruct solicitors to commence prosecution proceedings in
the Magistrates Court for non-compliance with the Enforcement Notice and for
seizure of profits under the Proceeds of Crime Act 2002.
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The Welsh Ministers have transferred the authority to decide th s appeal to me as the

+ The appeal is made under section 174 of the Town and Country Planning Act 1990 as amended
by the Planning and Compensation Act 1991 (the Act).
The appeal is made by Mr Rhys Price against an enforcement notice (EN) issued by
Pembrokeshire Coast National Park Authority.
The Council's reference is EC16/0117. -

¢« The notice was issued on 20 April 2017.
The breach of planning control as alleged in the notice is ‘without planning permission the
carrying out of development by the making of a material change in the use of the land from use
for agriculture to a car park together with the installation of a car park payment machine and
the laying of hardstanding (“the unauthorised development”). The position of the car park
payment machine is shown red on the photograph appended hereto. It is considered the
installation of the car park payment machine and the laying of hardstanding is integral to, or
part and parcel of, the unauthorised change of use of the land to a car park'.
The requirements of the notice are:
(i) Cease the use of the land as a car park and remove from the land all vehicles brought onto

the land;
(ii) Permanently remove from the land the car park payment machine and all associated

equipment;
(iii) Remove the hardstanding from the land; and,

(iv) Reinstate the land to grass.
« The period for compliance with the requirements is four weeks for nos. (i) & (ii) and twelve

weeks for nos. (iii) & (iv) from the date the EN takes effect.

The 'appeal is proceeding on the grounds set out in section 174(2), (a), (d), (f) and (g) of the
Act. Since the prescribed fees have been paid within the specified period, the application for
planning permission deemed to have been made under section 177(5) of the Act falls to be

considered.

Dec sion
1. The appeal is allowed on ground (g) only.
2. 1 direct that the enforcement notice be corrected as follows:

Paragraph 3 shall read ‘Without planning permission, the carrying out of development
by the making of a material change in use of the land from use for agriculture to car
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park together with the instaliation of a car payment machine (s) and the laying of
hardstanding (“the Unauthorised Developm ).

It is considered that the installation of any car park payment machine and the laying
of hardstanding is integral to, or part and parcel of, the unauthorised change of use of
the land to a car park’.

h 5 (i) shall tly remove from the land any car park payment
and all asso d

The third line of Paragraph 6 shall read, ‘permanently remove from the land any car
park payment machine and’

3 In addition I direct that the enforcement notice be varied as follows:

a) Substituting ‘eight weeks’ for ‘four weeks’ as the time for compliance as set out in
paragraph 6 of the EN which relates to requirements (i) & (ii) as referred to in
paragraph 5 of the EN

b) Substituting ‘twenty four weeks’ for ‘twelve weeks’ as the time for compliance as
set out in paragraph 6 of the EN which relates to requirements (iii) & (iv) as
referred to in paragraph 5 of the EN.

4. Subject to the above corrections and variations the EN is upheld, and planning
permission is refused on the application deemed to have been made under section
177(5) of the 1990 Act as amended.

Procedural atter

5.. The allegation stated in the EN refers to a car park payment machine shown as circled
red on an attached photograph. The ticket machine operating on the site is now
positioned in a different location to that identified; the identified payment machine is
no longer in operation. As a separate machine has been located within the site in a
different position to that identified in the EN, I have powers under section 176 (1) of
the Act to correct the EN to reflect this fact. Therefore the EN will be corrected to
delete any reference to the actual position of the car park payment machine as shown
circled in red on the photograph attached to the EN; in addition any reference to a car
park payment machine made within the EN shall be made in the plural. Furthermore
the requirement to remove from the iand the car park payment machine has also been
corrected to make reference to the term ‘any’ machine. I am satisfied that I can make
these minor corrections to the EN without causing injustice to any party.

The Appeal on ground (d)

6. The appeal on ground (d) is that at the time the EN was issued, it was too late to take
enforcement action against the matters stated in the notice.

7. The appellant argues the hardstanding referred to in the EN was laid to provide
vehicular access to an adjacent agricultural building, a campsite and Rhosson Chapel,
in addition to the car park. As such it is maintained the hardstanding as an
engineering operation that was installied in 2006 is immune from enforcement action.

8 My site inspection revealed that the overwhelming majority of the larger car park
contained within the rear parcel of land making up the appeal site was covered in
grass albeit for small ‘spots’ where hardcore has been used to infill ruts along the field
which allowed for access to the camp site to the rear and the immediate area where
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the main field parcel meets the front parcel of land. As regards the front parcel of
land, it was clear that apart from a few peripheral areas, the entirety of land was

covered in hardstanding.

The appellant has not submitted any substantive evidence that support their stance
that the hardstanding areas were completed in 2006. The Authority’s evidence
indicates the land in question was not in main s to a covering of
hardstanding. A previous planning appli n'sub in 2015 for the site to be
used as a temporary car park, indicated on the submitted site plan that the larger rear
car park area comprised mown and rolled grass ‘as existing’, in addition to the
majority of the front car park, minus an area of land that is described as the entrance
area. Therefore upto at least 2015, the appellant’s own planning application indicated
a lack of hardstanding on the overwhelming majority of the land subject to the EN.
There is no substantive evidence before me to indicate that any of the operational
development referred to in the EN is immune from enforcement action and therefore

the appeal on ground (d) fails.

The appea on ground (a) and the deemed app ication

10. The main issues on the ground (a) appeal are:

The effect of the proposal on the character and appearance of the area with
particular regard to the special qualities of the Pembrokeshire Coast National Park

(NP); and,
The effect of the proposed development on the setting of nearby listed buildings.

11. The appeal site, which is agricultural land, is located within open countryside within an

area known locally as Rhosson where a number of farmsteads and other buildings are
found.  To the northern boundary of the site is Rhosson Chapel, a grade II listed
building which was formerly in use as a Methodist school room but is now used for
holiday accommodation. To the immediate west of the site is a modern agricultural
building. The southern boundary of the site is an open field which has a long standing
seasonal use for camping purposes, whilst the eastern boundary of the site is flanked
by open countryside. The site is accessed from a minor road that runs in a westerly
direction to the nearby port of St. Justinian’s and to the east towards the City of St.
Davids. The site access also serves the agricultural building, and via the appeal site,
the seasonal camping site to the rear. As referred to above, the site is loosely split up
into two parcels of land. A rear larger parcel is primarily set to grass, whilst, a front
smaller parcel next to Rhosson Chape! and adjacent to the road is primarily hard
surfaced. To the west of the site is Rhosson Uchaf, a grade II* listed farmhouse.

Character and Appearance

12,

13.

The appeal site is located within a nationally valued landscape that has been
designated a NP. The Authority refer to a number of policies in the adopted
Pembrokeshire Coast National Park Local Development Plan (LDP) in support of its
stance that the development to be retained is harmful to the special qualities of the

NP.
Policy 1 is strategic in nature and states that development within the NP must be

compatible with the conservation or enhancement of the natural beauty, wildlife and
cultural heritage of the ‘Park’. Policy 7 sets out the circumstances where development

1 Planning application Ref. NP/15/0338/FUL

3 Page 125



14.

15.

16.

17.

Decision 7 1

may be permitted outside of identified centres and refers to proposals for tourist
attractions or recreational activity where the need to locate in the countryside is
essential. Policy 8 refers to the special qualities of the NP and states, inter alia, that
the priorities are to ensure that the sense of remoteness and tranquillity is not lost
and is wherever possible enhanced, and that the historic environment is protected and
where possibie enhanced. . Policy 15 refers to conservation of the NP and states that
development will not be permitted where this would adversely affect the qualities and
special character of the NP by causing significant visual intrusion, be insensitively and
unsympathetically sited within the landscape, introduce a use which is incompatible
with its location, and fail to harmonise with, or enhance, the landform and the
landscape character of the NP.

Policy 29 refers to sustainable design and requires development to demonstrate an
mtegrated approach to design and construction. Policy 35 of the LDP relates to the
‘visitor economy’ and allows development which will attract visitors outside of the peak
season while ensuring the NP environment is conserved and enhanced, however
criteria d) of the policy which refers to proposals for visitor attractions, recreational
and leisure activities outside local service and tourism centres states that such
development has to demonstrate why a countryside location is essential; the policy
also states that activities that would damage the special qualities of the NP will not be
permitted. Policy 52 seeks to ensure that opportunities are taken to improve and
promote accessibility, and to reduce the need to travel by car, whilst policy 53 permits
development where appropriate access can be achieved. Planning Policy Wales (PPW)
refers to great weight being given to conserving and enhancing the natural beauty of
National Parks. :

The appeal site is located adjacent to a minor road, which is a popular tourist route
from the historic City of St. Davids to the coastal area of St. Justinian’s where a
scatter of buildings including the new and old lifeboat stations, a dwelling, a caravan
park, and two blocks of car parking spaces are found. From the adjacent road the site

is seen as part of the open countryside, notwithstanding the presence of nearby

buildings. The appellant states that even when viewed at close quarters from the
adjacent road, the car park is not intrusive due to it being enclosed by hedgebanks. I
am not persuaded by this argument because at the time of my visit cars parked within
the appeal site were clearly visible from the minor road, and also the public footpath
running to the north east.

Vehicles parked on the land, particularly due to the bright colour of some, were highly
visible and intrusive in this relatively unspoilt high value rural landscape. During my
site visit the car park was not particularly busy, however, with upto 100 car parking
spaces being provided it is highly likely any visual impact is only going to be magnified
with the greater number of vehicles that may be present on busier days. Whilst I
appreciate the seasonal nature of the business, nonetheless that season runs for a
significant period of the year and consequently the detriment caused would be
apparent for a substantial and lengthy part of the year.: I appreciate that the trees to
the boundary of the site may over time provide more screening and this could even be
augmented, however, in the early and latter parts of the year when existing trees and
hedgerows are not in leaf, cars parked on the site would still be likely to be apparent.

The site is located within the Treleddyn-Treginnis historic landscape character area.
This historic landscape is characterised by dispersed farms and fields. The
development subject to this appeal introduces an urban form of development that is in
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18.

19.

20.

21.

1 176032

contrast to the rural and historic landscape surrounding it and would be detrimental to
the rural character of the area with its fields, hedges and farmsteads.

The appellant argues that the development is seen in the context of existing built
development, however the majority of that development is intrinsic to the rural
character of the area; the same cannot be said of the development to be retained.

The field to the rear of the site is used for seasonal camping purposes, however, from
a number of views along the adjacent road, any activity on that site is not seen in
conjunction with the development to be retained.

I appreciate the NP has a duty to foster the economic and social well-being of its local
communities as per policy 1 of the LDP, however its primary purpose is to conserve
and enhance the natural beauty, wildlife and cultural heritage of the Park. It is clear
therefore that there is a particular emphasis on avoiding development that would
harm the natural beauty of the area. I consider the development to be retained would
cause such harm by its intrusion into the rural landscape whose character it would
erode. The development to be retained would therefore run contrary to policies 1, 8

and 15 of the LDP.

Concluding on this main issue, the proposed development would have a detrimental
impact on the character and appearance of the area, and the special qualities of the
NP, contrary to identified local and national planning policies that collectively seek to

- protect natural heritage.

Effect on Listed Buildings

22,

23.

24,

The development subject to the EN is located directly adjacent to Rhosson Chapel, a
e II listed g and is in close prox to Rhosson Uc ade II* listed
house. R Chapel dates from th 19% century; e form and

appearance has a modest muted appearance commensurate with its rural setting

within the NP.

The Act? requires that I have special regard to the desirability of preserving the
setting of a listed structure; PPW and Technical Advice Note 24 (TAN 24), ‘The Historic
Environment’ reiterate this stance. Policy 1 of the LDP refers to development being
compatible with the conservation and enhancement of the cultural heritage of the
Park, whilst policy 8 seeks to ensure the historic environment is protected and where
possible enhanced. The Welsh Government publication *Conservation Principles for
Sustainable Management of the Historic Environment in Wales’ defines setting as ‘the
surroundings in which an historic asset is experienced’.

The car park wraps around Rhosson Chapel on two sides, and during my site visit I
noted that parked cars could be clearly seen from the adjacent minor road with views
also evident further afield such as the public footpath to the north east of the site.
The listed building is enclosed to its roadside frontage by a low stone wall, whilst to its
other sides is bordered by banked hedging where trees have grown. Notwithstanding
the fact that the listed building is enclosed by a wall/hedging, it is seen against a
wider landscape setting, including the appeal site; that setting has a tranquil, verdant
and visually open spacial quality to it, which reflects the wider rural area, despite the
presence of other development nearby. To my mind the appeal site makes a positive
contribution to the setting and therefore significance of Rhosson Chapel. .

2 The Planning (Listed Buildings and Conservation Areas) Act 1990
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25. I appreciate that the landscaped boundary does to a limited degree assist in screening

26.

27.

28.

29.

30.

the appeal site from Rhosson Chapel, however, that screening Is virtually non-existent
when the appeal site is viewed from the roadside near to its access with both the front
and rear car park areas in clear view. Notwithstanding the transitory nature of
vehicles being parked on the site, the presence of upwards of 100 vehicles is likely to
erode the sense of openness and tranquillity that has historically been a backdrop to
the listed structure; the car park’s presence is a visual intrusion upon the setting of
Rhosson Chapel. The development to be retained would therefore have a significant
detrimental impact on the open spacial/visual relationship that has historically existed
in the vicinity of Rhosson Chapel and therefore fails to preserve the setting of the
listed structure.

I appreciate that the Chapel would be seen in some views in conjunction with the
seasonal camping site to the rear, however, in terms of the Chapel setting, the site to
the rear is set further away and is not apparent from a number of viewpoints.

Rhosson Uchaf, a grade II* listed farmhouse dates originally from the 16 or 17
century. It's an attractive two storey structure with whitewashed rubble stone walls,
part slate and thatch roofs, and has a particularly impressive chimney breast which is
square at the base before tapering in at first floor level to a very large conical stack.
Within the local landscape the property is raised slightly above the appeal site, with
the front of the property facing towards the car park.

The appellant argues that the setting of the listed farmhouse is already influenced by
the outbuilding associated with the property and the agricultural shed next to the site,
neither of which it is maintained enhance the setting. However the outbuilding
associated with the listed property is ‘curtilage’ listed by virtue of its association with
the main house, and with its stone walls and corrugated roof is typical of buildings
associated with a farmstead. Similarly the modern agricultural structure next to the
appeal site is not unusual in such a rural setting, with views from the farmhouse of the
structure partially obscured by the curtilage.listed outbuilding.

From the front of Rhosson Uchaf, views of the car park are clearly visible. Those
views are not limited to the front parcel of land but also include the rear parcel where
during my site visit a number of vehicles were parked. Historically the setting of the
farmhouse would have been seen against a rural landscape where structures such as
the adjacent curtilage outbuilding would have been an ancillary feature; the same
cannot be said of the car park to be retained. When viewed from Rhosson Uchaf, the
car park, despite having landscaped boundaries was apparent, with its full impact on
the setting particularfy obvious when in use. On the day of my site visit the front
parcel of land had no vehicles parked on it, however, the rear car park area which had
vehicles parked on it drew the eye when viewed from the front of the listed property;
the front car park in particular appeared utilitarian and urban in nature. The car park
was an obvious new addition at odds with the rustic landscape that the listed property
has historically been set within i.e. dispersed farms and fields as identified in the
Treleddyn-Treginnis historic landscape character area. Notwithstanding its seasonal
use, the car park detracts from the rural setting which has been historically associated
with Rhosson Uchaf; consequently it fails to preserve the setting as required by the
Act.

Concluding on this issue, the development subject to this appeal would materially
harm the setting of adjacent listed buildings, contrary to the Act, PPW, TAN 24 and
policies 1 and 8 of the LDP.
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Other Matters

31.

32.

33.

34,

35.

The appellant argues the car park supports the local economy through its contribution
to tourism; I have no reason to disagree. The appellant also maintains that neither
the existing car parks at the harbour or the local bus service can provide a satisfactory

and acceptable alternative; I am not convinced.

On the day of my site visit there were a number of free car parking spaces at St.
Justinian’s harbour, whilst the Oriel car park in the nearby City of Davids had ample
free spaces available. The operating times of the bus services do not fully coincide
with the appellant’s business or for the other boat operators, however, based on the
submitted timetables for specific boat trips, the bus service runs during the majority of
the hours of operation of the various boat operators at St. Justinian’s. I appreciate
the appellant and other operators run some boat trips outside of the operating times
of the bus service, however the numbers of passengers associated with these trips
and the extent the appeal business relies on these excursions has not been quantified
in any meaningful way. I also appreciate the hours of operation and length of season
of the bus services may affect the business activities of the appellant or other
operators to some degree, however there is no substantive evidence to indicate that
without the car park, the appellant’s business or any other business operating from
the port would be significantly detrimentally affected, or the continued viability of
those businesses would be in serious doubt.

It is argued that the existing buses operating on the route are small with a limited
seating capacity and they are utilised by people other than those seeking boat trips.
Nonetheless, whilst I appreciate the route the bus follows Is restricted in nature, I
have seen no substantive evidence that some form of larger bus could not be utilised
thereby allowing for greater passenger numbers to be carried to meet all local needs,
with additional passenger capacity complemented by the existing parking provided at

port.

Even if I were to accept the arguments put forward in terms of the frequency and
capacity of the existing bus service, or its timeliness, nonetheless, I am not fully
convinced the appellant has adequately considered other means of transport to meet
his business needs. The appellant argues that in the past he has bought his own bus
and ran it for one season but this was not economic, however, he produced no
substantive evidence in support of this claim or why a dedicated service would not be
feasible that could serve the combined needs of all the boat trip operators. I consider
that the appellant’s case for the car park on the appeal site is based more on
convenience than necessity; it has not been shown that it is essential for the proper

functioning of the enterprise.

I accept that the car park, In the absence of the use of public transport, is likely to
reduce traffic congestion from the narrow stretch of road from the appeal site to St.
Justinian’s, however, any benefits in easing congestion are considered to be slight as
those same cars will still travel along the rest of the road leading towards St. Davids
which whilst allowing two cars to pass, is nonetheless very restricted in nature and a
route, which I noticed during my site visit, was popular with visitors on foot. In the
absence of the appeal car park, the existing bus services or a dedicated bus service
have the potential to remove a considerable volume of traffic not only from the
modest stretch of road leading from the appeal site to the port, but also the much
longer length of road leading to St. David’s thereby assisting in the aims of a more
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36.

sustainable approach to traffic management in the area as advocated by policy 52 of
the LDP. '

I note the support for the retention of the development from various parties and the
appellant has also referred to local and national planning policies that seek to support
tourism and the local economy. I also note the support from the Royal National
Lifeboat Institute. I have taken these and all other matters raised into account but
none of these outweigh the considerations that have lead me to my conclusions on the
main issues.

Overall Conclusion to the ground (a) appeal

37. The development to be retained would be unacceptably harmful to the character and

appearance of the area and the NP, and detrimental to the setting of adjacent listed
buildings. The benefits claimed do not justify overriding this harm. On balance, the
proposal would be contrary to policies of the LDP and national planning policy. For
these reasons I conclude that the ground (a) appeal should be dismissed.

The appea on ground (f)

38.

39.

40.

The basis of a ground (f) appeal is that the steps required by the notice exceed what
is necessary to remedy the breach of planning control, or, as the case may be, the
injury to amenity as set out under section 173 (4) of the Act. In this instance, it is
clear from the requirements of the notice that it is directed at remedying the breach of
planning control, rather than any lesser steps where the purpose might be only to
remedy the injury to amenity. No lesser steps than those set out would achieve the
purpose of remedying the breach of planning control.

The appellant maintains that should the impact on the setting of the adjacent grade
IT* listed Rhosson Uchaf be found to be unacceptable, as I have done, then the EN
should be amended so that it relates to the front parcel of land only. However I have
previously found that the harm to the adjacent listed buildings is derived from the
entirety of the site and even if I hadn't found harm to the setting of the listed
buildings I still found harm in terms of the impact of the car park on the character and
appearance of the area, and the special qualities of the NP,

The appellant argues in the event that neither ground (a) or (d) appeals are successful
then the EN should be amended to delete reference to the requirements to remove the
hardstanding from the land and to reinstate the land to grass. The appeilant
maintains it is unreasonable and unnecessary to require these steps as the
hardstanding also provides access to the agricultural building and to a parking space
at Rhosson Chapel. The hardstanding area to the front parcel of land Is significant in
extent and extends well beyond what would ordinarily be required for access to an
agricultural building or a parking space to Rhosson Chapel; in this respect it is not
unreasonable that the unauthorised works be removed and the ground be reinstated
as per the requirements of the EN. The lesser steps advocated by the appellant have
therefore not been justified, and the appeal on ground (f) therefore fails.

The Appeal on ground (g)

41,

The appeal on ground (g) is that the time given to comply with the requirements of
the EN is too short. The Council has given four weeks for compliance in terms of
ceasing the use of the land as a car park and for the removal of any cars, any
payment machine and all associated equipment, and twelve weeks for the removal of
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42,

43.

44,

45.

17

the hardstanding and its reinstatement to grass; the appellant considers these
timescales unreasonable.

The appellant has requested the four week period be extended to allow the companies
that use the car park to service boat trips to put alternative arrangements in place,
The Authority maintains that as the required works are not significant then the four
week timeframe is adequate for the removal of any payment machine and associated

equipment.

In this instance, I must balance the Council’s reason for issuing the EN in the public
interest against the burden placed on the appellant. In terms of the four week
compliance period referred to in the EN, the use of the car park and any car park
payment machines and associated equipment, go hand in hand; in terms of the
business operations, the appellant and others have relied for some time on the use of
the car park subject to this appeal. All matters considered I am satisfied that the
compliance period should be extended. The breach and the harm it causes should not
be allowed to continue unduly and I consider an extended period of eight weeks to
allow for alternative arrangements to be put-in place would strike the right balance; I
shall therefore vary the time for compliance with parts (i) & (ii) of the requirements of
the EN to allow eight weeks. To this extent the appeal on ground (g) succeeds.

In terms of the twelve week period referred to in the EN, the appellant argues such a
timeframe is too short given the requirement to reinstate the land to grass, and that
seeding is best undertaken in Spring from April onwards; consequently it is argued the
EN should be varied to allow for this to occur. The EN was served in the first half of

- 2017 which allowed a considerable period during the summer and autumn to allow the

hardstanding to be removed from the site and for it to be seeded with grass.
However, with the submission of the appeal and the period of time that has elapsed
there is a reasonable possibility that inclement winter weather may resuit in any
seeding of the grass, as required by the stipulated timeframe, being fruitless.

Consequently I consider it reasonable to extend the period for compliance with parts
(iii) & (iv) of the requirements of the EN to cover the possibility that poor weather
may prevent the required works from being successfully undertaken. Accordingly I
consider a timeframe of 24 weeks would be proportionate for compliance with parts
(iii) & (iv) of the EN requirements. To this extent the appeal on ground (g) succeeds.

Conc usion

46.

For the reasons given above, I conclude that the notice should be varied as regards
the periods allowed for compliance, but that subject to this variation, and the
corrections previously referred to, I shall uphold the EN, and refuse to grant planning

permission on the deemed application.
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Item 5a)
item 5 - Report on Planning Applications

Case Officer Caroline Bowen

Applicant Mrs B Price, Quinquari Marine Ltd
Agent
Proposal Temporary use as car park for April 1st to October 31st

for 3 years ( 2015, 2016 & 2017)
Site Location = Rhosson Campsite, St Justinians

Grid Ref SM72992528
Date Valid 12-Jun-2015 Target Date 06-Aug-2015
Summary

This planning application is reported to Committee, as per the previous
applications, due to the sensitlvity of the site and issues raised in respsct of
the wider traffic management of St Justinians.

This planning application seeks the renewal of a temporary consent for use of
land at Rhosson as a car park for customers accessing boat trips from St
Justinians, during the period 1% April to 31 October for three years. Earlier
consents have been granted in 2006 (two years), 2008 (two years) and 2010
(three years), and the 2010 consent was granted in the proviso that progress
was to continue with all partners having an interest at St Justinians to improve
an altemative means of access to this area, and to eliminate the need for
further similar permissions at this site.

Following consuiltation, nine letters of support have been received, and no
objections have been received from the City Council, Highways, Common
Land Officer, NRW and Dyfed Archaeological Trust. A letter of objection has
been recelved, which raises concerns in respect of the impact of the car park
on the setting of the adjacent listed buildings, and the Authority's Building
Conservation Officer has also recommended refusal for the same reason.

Officers acknowledge that there is an established tourism business being
carried out at St Justinians, and have considered in detail the responses
provided which are in support of the proposal; together with the fact that
previous temporary permissions have been granted to allow a more
sustalnable means of access to St Justinians to be developed.

However, an alternative proposal for managing traffic has not come to fruition,
and there are now a number of external issues that have a bearing on the
likely longevity of the business use being carrled out at St Justinians which
should be taken Into consideration in respect of considering a further
temporary permission.

This temporary car park has become a feature in the wider landscape setting
as there are physical structures and signage in place, and the continuation of
this use Is considered to have an adverse impact on the setting of the
adjacent listed bulldings, Rhosson Chapel (Grade 2) and Rhosson
Famhouse (Grade 2*). In light of this, officers consider that there is
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Development Management Committee — 16" December 2015 Page : 1

Page 133



Item 5a)
ltem 5 - Report on Planning Applications

insufficient evidence provided to support a further period of consent, and that
the continued presence of the car park and its associated fencing, ticket
machine and signage has a hammful effect on the setting of the listed
buildings. In light of this, the application is recommended for refusal.

St Davids City Council: Supporting

PCNPA - Park Direction: The reports on previous applications for this site
clearly set out Officer and Member concems about the impact of a car park at
this location on the special qualities of the National Park. The over-riding
reason in each case has been to give the applicant and Authorities time to
develop a more sustainable means of access to St Justinians.

Whilst the applicant did experiment with operating a bespoke bus service this
has not continued and reliance on a car park for boat passengers appears to
be their preferred option. No evidence has been submitted with the current
application to explain what other altematives have been considered/tried and
why the current approach.is the preferred approach.

Natural Resources Wales: No objection

Dyfed Archaeological Trust: No objection

PCC - Transportation & Environment: Conditional Consent
PCC - Ecologist: No adverse comments

PCC - Common Land Officer: No adverse comments

PCNPA - Buildings Conservation Officer: Recommend Refusal

The application was advertised both as an application, and also in respect of
its impact on the setting .of a Listed Building. One letter of objection was
received, who raised concems that the Introduction of the car park at this
location has impacted on the setting of the listed buildings through the greater
ity by I sing use ct
the p of s ve b to
the proposal, which, in summary, state that;

The access road to St Justinians is busier as a result of the
construction of the new RNL! buildings, together with being the only
access to the [ifeboat station.

o Summer traffic at St Davids continues to grow, and car-parking within
the City Is inadequate, causing visitors to park in nearby residential
areas. .

If visitors travelling to St Justinians to go on boat trips are no longer
able to use the car park, they will inevitably fly-park on St Justinians
road itself or will exacerbate the parking problems in St Davids.

+ The Celtic Coaster has problems staying to a defined schedule during
the summer months due to the level of trafflc — it, therefore, could not

Pembrokeshire Coast National Park Authority
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ied upon fo serve the current schedule for boat trips at St

lans. .
. carp ed as an ex ve
wed. paid to visit no her
than to road, the farm entrance and holiday cottages,
which b
Plea ha d on the Policies page
Pem re -

a . p?P
LDP Policy 01 - National Park Purposes and Duty

LDP Policy 07 - Countryside

LDP Policy 08 - Special Qualities

LDP Policy 15 - Conservation of the Pembrokeshire Coast National Park
LDP Palicy 30 - Amenity

LDP Policy 52 - Sustainable Transport

LDP Policy 53 - Impacts on traffic

PPW?7 Chapter 03 - Making and Enforcing Planning Decisions

TAN 12 - Design

TAN 23 - Economic Development

Special Area of Conservation - within 500m
Site of Special Scientific Interest - within 50m
Common Land CROW Access

LDP Mineral Safeguard

Biodiversity Issue

Historic Landscape

Safeguarding Zone

Hazardous Zones

Nat Trust Covenants

Recreation Character Areas

Background and s te description

The application site Is an area of agricultural land, located approximately 1.5
kilometres to the west of St Davids, on the southern flank of the single-track
rural road linking St Davids to St Justinians. The area of land, subject of this
application, falls outside of any Centre or Rural Centre boundary as defined
for the purposes of the Pembrokeshire Coast National Park Local
Development Plan.

The land is mainly flat in profile, and is served by an access which lies
between Rhosson Chapel and Rhosson Farmhouse — both of which are listed

Pembrokeshire Coast National Park Authority
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buildings. In the immediate setting, there is a timber fence to the west of the
entrance, a ticket machine to the east, and existing signage on the
Pembrokeshire hedgebank fronting the road. In the wider setting, the car park
can be seen against the backdrop of Rhosson Farmhouse and the rocky
outcrop to the south.

Planning History

o NP/10/327 - Seasonal car park (temporary for 3 years until end of
2012) Renewal of consent. Approved.

» NP/08/210 — Temporary car park (2 years) — Approved.
NP/06/215 — Temporary car park and bus turning area (2 years).
Approved.

Constraints

LDP Mineral Safeguard
Cammon Land

Biodiversity

Historic Landscape
Safeguarding Zone

¢+ Hazardous Zones

National Trust Covenants
Recreation Character Area
Listed Building within 10 metres

e & @9

Current proposal

Planning permission is sought for the renewal of temporary consent for a car
park at Rhosson campsite, to provide parking facllities for visitors accessing
boat trip at St Justinians.

Key Issues

Policy and principle of development

Siting

Amenity

Access

Landscaping

Biodiversity

Other material considerations
Policy and principle of development.
Policy 52 of the Local Development Plan allows proposals that assist in
delivering improved traffic and parking management, and facilities to improve

public transport by helping to link between travel modes or providing facilities
for passengers. Proposals that cause significant concems about potential

Pembrokeshire Coast National Park Authority
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transport impacts which cannot be satisfactorily mitigated will not be
permitted, as set out In Policy 63. These include where significant
environmental damage would be caused and cannot be mitigated.

The reports for the previous applications have set out officer concerns at the
impact of a car park at this location on the special qualities of the National
Park, which include the sense of remoteness and the historic environment.;
with permission only granted to allow the boat owners and the tourism
businesses to provide a long term sustainable solution to access.

The applicant has indicated that they trialled a bespoke bus service, but has
not continued this. The Coastal Cruiser provides a half hourly service during
the summer peak season, however, due to delays meeting the schedule in
summer, it is not considered to be an acceptable aiternative to meet the
business’s requirements. This is the fourth application for temporary consent,
and officers are concemned that this use would then have been in operation for
nearly 10 years with no progress being made to achieve a sustainable
approach to handling visitor traffic to and from St Justinians.

In light of this, a further permission would not help to resolve this issue, and
the car park takes on an ever permanent place in the landscape, which is
harmful to the special qualities of the National Park.

Siting

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. This policy is supported by supplementary planning guidance
on landscape-assessment — the application site falls within LCA 18 — St
Davids Headland, which is identified as a large tract of rolling lowland, and
assoclated coastal area of cliffs and beaches. The SPG notes that this is
largely a rather peaceful open rural environment containing internationally
significant habitats and with a wealth of historic and archaeological features,
including some fine examples of the distinctive vernacular Pembrokeshire
houses with their ‘outshuts’ and massive round chimneys. The area is also
designated a St David's Headland and Ramsey Island registered Landscape
of Outstanding Historical Interest in Wales.

Policy 15 of the LDP seeks to conserve 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.

Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 state that

The car park area is unrelated to the adjacent farmhouse, and stands alone
as a landscape feature. It is removed from the sensitive coastal edge, but
does fall in a very flat landscape setting, and thus, when in use is a

Pe hire N nal ority
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discernable feature in the wider landscape setting. The car park entrance falls
to the front of Rhosson Farmhouse, a Grade 2* listed building, and the timber
fence and signage are seen against the main frontage of the farmhouse in
views from the public realm. Even though the use of the car park is seasonal,
the signage and fencing are permanent landscape features, and these have
an adverse impact of the setting of the adjacent listed buikding.

Amenity

Policy 30 seeks to avoid development that is inappropriate for where people
live or visit, of an incompatible scale with its surroundings, leads to an
increase In traffic/noise/odour or light which has a significant adverse impact,
or is visually intrusive,

Given the nature of the development, the impact is considered to be upon the
physical amenity of the surrounding buildings and landscape setting. As
above, whilst the car park use itself would be seasonal, the physical features
of the fencing and signage are not, and these are considered ta harm the rural
landscape setting and setting of the adjacent Rhosson Farmhouse. In temms
of use, whilst the car park can be considered to provide a solution to parking,
it does not address the harm that is likely to be created by large volumes of
traffic within a summer season, which has an impact on amenity to the
residents of the headland.

Access and parking

The existing access and area for parking will be unaltered. The Highways
Development Control Officer was consulted and advised conditional consent.

With regard to the letters of support, there Is recognition that these issues do
exist, but that the continuation of a car park on a temporary permission has
not actually resulted in any long term sustainable solutions being sought by
those businesses which would benefit from such a solution. In answer to the
issues raised by the letters of support:

The access road to St Justinians is busier as a result of the
construction of the new RNLI buildings, together with being the only
access to the lifeboat station.

This is a temporary result of construction. It is the ‘busier’ element which any
long term transport strategy should be addressing.

) er c at nues to grow, and ¢ in
yi deq sitors to park in nea
areas.
This Is not actually the case, and the applicant has not provided
evidence to support this. There is an argument for a more streamlined
tourism offer, whereby boat trippers purchase tickets in St Davids and
then take organized transport to their destination from St Davids.

Pembrokeshire Coast National Park Authority
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« I visitors travelling to St Justinians to go on boat trips are no longer
able to use the car park, they will Inevitably fly-park on St Justinians
road itself or will exacerbate the parking problems in St Davids.

We agree with this, and therefore the requirement for a long term
sustainable, easily understood travel plan for the boat trippers is
deemed essential if the National Park's economy is to benefit from this
tourism trade and the landscape is not denigrated by a stand alone
temporary car park which has a significant impact on this important
peninsula.

The Celtic Coaster has problems staying to a defined schedule during
the summer months due to the level of traffic - it, therefore, could not
be relied upon to serve the current schedule for boat trips at St
Justinians.

The boat owners and car park owner need to work closely together to
establish transport links which enhance the visitor experience and
provide a long term solution to this problem. Submitting an application
in isolation without the travel jigsaw’ pieces being recognised and
solved merely exacerbates the transport issues along this single track
lane.

The car park was closed as an experiment and chaos very quickly
followed. People who paid to visit Ramsey Island had no choice other
than to park along the road, the farm entrance and holiday cottages,
which blocked traffic.
We are aware that this would have been the result — and this is-why the
car park owners and the boat owners were granted temporary consent
originally to come to a long term sustainable solution to this matter.

Landscaping
No new landscaping is proposed.

Biodiversity

The application site is within an area where biodiversity Is a known constraint.
The Authority's Ecologist was consulted on the proposal, and advised that she
had no comment for this application.

Other material con tions

Historic Lan .
The application site falls within a landscape designated for its historic
interest - Dyfed Archaeological Trust were consulted and

recommended no objection.

The wider context at St Justinians.

At the moment, the new RNLI station is under construction, with the
former station being actively marketed for sale. Officers’ understanding
is that the boat owners have an arrangement to launch from the RNL!
slipway, but this would be only as long as the RNLI continue to hold the

lease.

Pembrokeshire Coast National Park Authority
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With the former station being marketed, there is uncertainty about the
future operation of businesses, therefore it is now considered
premature to continue with the temporary car park as there may in fact
be no tourism offer from St Justinians in the near future,

Conclusion

Officers acknowledge that there is an established business being carried out

at St Justinians, and have considered in detail the responses provided which

are in support of the proposal; together with the fact that previous temporary

permissions have been granted to allow a more sustainable means of access
to st Justinians to be developed.

Despite mestings with the applicant regrettably, they have not provided an
altemative proposal for managing traffic, and there are a number of external
issues that have a bearing on the likely longevity of the business use being
carried out at St Justinians which should be taken into consideration in
respect of considering a further temporary permission.

The car park has become a discordant feature in the wider landscape setting
as there are physical structures and signage in place, and the continuation of
this use is considered to have an adverse impact on the setting of the
adjacent listed buildings, Rhosson Chapel (Grade 2) and Rhosson
Farmhouse (Grade 2*). In light of this, officers consider that there is

in evi tos rt a further p nd that
th ed car and its asso et
machine and signage has a harmful effect on the setting of the listed
buildings. In light of this, the application is recommended for refusal.

Recommendation
That the application be refused for the following reasons;

1. Insufficient evidence has been submitted with the application to support
the granting of further temporary permission for the car park, therefore
the application does not glve sufficient detalil for the full consideration of
the proposal. The application would, therefore, be contrary to the Local
Development Plan Policies 1 (National Park Purposes and Duty), 8
(Special Qualities), 15 (Conservation of the Pembrokeshire Coast ,
National Park), 52 (Sustainable Transport) and 53 (Impacts of Traffic).

2. No comprehensive traffic management scheme to accommodate the
boat trippers visits to St Justinians has been submitted with the
application, to enable the full consideration of the proposal. The
application would, therefore, be contrary to the Local Development
Plan Policies 1 (National Park Purposes and Duty), 8 (Speclal
Qualities), 15 (Conservation of the Pembrokeshire Coast National

' s ble Transport) 3(Im Traffic).

3. i mature in that i8 no ion in respect of

the securing of long term launching facllities at St Justinians, which

Pembrokeshire Coast National Park Authority
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would justify a further grant of planning permission. The application
would, therefore, be contrary to the Local Development Plan Policies 1
(National Park Purposes and Duty), 8 (Special Qualities), 15
(Conservation of the Pembrokeshire Coast National Park), 52
(Sustainable Transport) and 53 (Impacts of Traffic).

4. The proposal would result in a detrimental impact on the setting of the
adjacent Listed Buildings, and would be harmful to the special
landscape character of this location in the Pembrokeshire Coast
National Park. The application would, therefore, be contrary to the
Local Development Plan Policies 1 (National Park Purposes and Duty),
8 (Special Qualities), 16 (Conservation of the Pembrokeshire Coast
National Park), together with Sections 16 and 66 of the Planning(Listed
Buildings and Conservation Areas) Act 1990.

5. The application has not been supported by a landscaping scheme to
mitigate the impact on the listed buildings, and on the wider landscape
sefting. The application would, therefore, be contrary to the Local
Development Plan Policies 1 (National Park Purposes and Duty), 8
(Special Qualities), 15 (Conservation of the Pembrokeshire Coast
National Park), together with Sections 16 and 66 of the Planning(Listed
Buildings and Conservation Areas) Act 1990,

Pembrokeshire Coast National Park Authority
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DEVELOPMENT MANAGEMENT COMMITTEE

16 December 2015

Present: Mrs G Hayward (Chair)
Mr A Archer, Mr D Ellis, Councillor ML Evans, Councillor P Harries,
Councillor M James, Councillor L Jenkins, Councillor R Kilmister,
Councillor RM Lewis, Councillor PJ Morgan, Councillor D Rees, Mr AE
Sangster, Councillor A Wilcox and Councillor M Williams.

[Mrs M Thomas arrived prior to consideration of the Solicitor's Report
(Minute 6 refers), and Ms C Gwyther arrived during consideration of
NP/15/0363 (Minute 7(a) refers)]

[Llanion Park, Pembroke Dock 10.00am — 12.20pm]

1 Apologies
Apologies for absence were received from Councillor S Hudson and
Councillor R Owens.

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 Member(s)/Officer(s) Action taken
Reference
Minutes 7(b)below Councillor P Harries Withdrew from the
NP/15/0553 Ty Cornel, meeting while the
Ffordd Cilgwyn, Newport application was
discussed
Minutes 7(c)below Councillor P Harries Disclosed a
NP/156/0595 Tregurnow, personal but not
Parrog Road, Newport prejudicial interest

and took full part in
the application

Minutes 7(below Councillor P Harries Disclosed a
NP/15/0571 Pengawse personal but not
Isaf, Mountain West, prejudicial interest
Newport and took full part in

the application

3. Minutes
The minutes of the meeting held on the 11 November 2015 were

presented for confirmation and signature.

Pembrokeshire Coast National Park Authority
Minutes of the Development Management Committee — 16 December 2015 1
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(c)

(d)

REFERENCE:  NP/15/0595/FUL

APPLICANT: Mr R Younger

PROPOSAL.: New extensions to south east & to rear
elevation, new garden shed & canopy New
retaining wall to rear raised gard

LOCATION: Tregurnow, Parrog Road,

Planning permission was sought for a series storey extensions to
a detached dwellinghouse, and a new ga shed, to be situated within a
modest garden plot immediately fronting Road. The application
had been reported to the Committee as, ry to the officer
recommendation, Newport Town had objected on the grounds
that layout and density of the too large for the size of the
plot, and that the shed would be in  nt of the building line. As these had
not been available at the time of ng, it was reported at the meeting
that there had been no from other statutory consultees or
representations from the public.

Officers considered that posed extensions would not be
overwhelming in mass would respect the existing character of the
main house which was modern in appearance. While the
garden shed was to in the front garden, it was not of a scale or
design harmful to ng and would not be forward of other building
lines in the area. extensions were single storey, and there were no
openings that be considered to harm neighbouring amenity and
privacy. The sal would meet the policy requirement of the Local

lan and therefore the application was recommended for
approval to conditions.

Mr the agent, addressed the Committee to explain that the
dwelling would cover only 25% of the plot at most and he did
not think this constituted overdevelopment.

ISION: That the application be approved subject to standard
conditions relating to time, accordance with plans and conditions
suggested by consultees.

REFERENCE: NP/15/0338/FUL

APPLICANT: Mrs B Price, Quinquari Marine Ltd

PROPOSAL: Temporary use as car park for April 1% to October 31*
for 3 years (2015, 2016 & 2017)

LOCATION: Rhosson Campsite, St Justinians

It was reported that this planning application was before the Committee
due to the sensitivity of the site and issues raised in respect of the wider
traffic management of St Justinians. It sought renewal of a temporary

Pembrokeshire Coast National Park Authority
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consent for use of land at Rhosson as a car park for customers accessing
boat trips from St Justinians. Earlier consent had been granted in 2006
(two years), 2008 (two years) and 2010 (three years). The 2010 consent
was granted on the basis that progress would continue during that time
with all partners having an interest at St Justinians to agree an alternative
means of access to this area, and to eliminate the need for further similar

permissions at this site.

Following consultation, nine letters of support had been received, with no
objections from the City Council, Highway Authority, Common Land
Officer, Natural Resources Wales or Dyfed Archaeological Trust. A letter
had also been received from the RSPB and RNLI setting out their
concerns over the continued unsatisfactory situation in regard to highway
access, parking and visitor facilities at St Justinians, and this was read out
to the Committee. A letter of objection had been received, which raised
concerns in respect of the impact of the car park on the setting of the
adjacent listed buildings, and the Authority’s Building Conservation Officer
had also recommended refusal for the same reason.

Officers acknowledged that there were established tourism businesses
being carried out at St Justinians, and had considered in detail the
response provided in support of the proposal, together with the fact that
previous temporary permissions had been granted to allow a more
sustainable means of access to St Justinians to be developed. However
despite all efforts, an alternative proposal for managing traffic had not
come to fruition, and the current marketing for sale of the existing RNLI
slip from which the businesses operated led to uncertainty about the
future operation of businesses at that location.

It was reported that the temporary car park had become a feature in what
was a sensitive landscape setting as there were physical structures and
sighage in place, and the continuation of this use was considered to have
an adverse impact on the setting of the adjacent Grade 2 and Grade 2*
listed buildings. In light of this, officers considered that there was
insufficient evidence provided to support a further period of consent, and
that the continued presence of the car park and its associated fencing,
ticket machine and signage had a harmful effect on the setting of the
listed buildings. It was therefore recommended for refusal.

The first of two speakers was Mr Christopher Taylor who introduced
himself as a City Councillor and Deputy Mayor of St Davids. He spoke on
behalf of the City Council in support of the application. He explained that
the City Council had considered this application and the linked wider
issues on a number of occasions and did not feel that granting permission
in this case would have an adverse effect on the local landscape, in fact, it
was set back from the coastline and in an unobtrusive location, barely

Pembrokeshire Coast National Park Authority
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visible from the road. It was felt to work well, and the Council saw no
justification for closing it. Without adequate car parking, it would be
impossible for the boat owners to operate, which would devastate the
economy of the area and opportunities for employment. He pointed out
that many thousands of visitors came to St Davids because of the
attraction of these businesses, and their loss would have an adverse
impact on the tourist infrastructure. Removal of the car park would also
cause traffic congestion and this would impact on the ability of RNLI staff
to access the lifeboat station. With regard to arguments for the use of
minibuses, the City Council considered that experience had proved that
this was not a practical alternative, and did not believe there was sufficient
car parking in St Davids to accommodate the cars.

The second speaker was Councillor David Lloyd who spoke on behalf of
the applicant as well as the wider community which he said unanimously
supported retention of the car park. He explained that he had no interest
in the application, other than having lived nearby for 35 years, and
circulated some photographs around the Committee, one of which
showed the results of ‘fly’ parking along the roadside which would result if
the car park was closed. The remaining pictures showed the entrance to
and the car park itself. He did not believe this showed the car park to be
obtrusive, but typical of the sort to be expected at this location. With
regard to the adjacent listed Rhosson Farmhouse, Councillor Lioyd
explained that having been a ruin for many years, it had recently been
renovated and was now for sale. He went on to dispute the statement
that no alternative to providing a car park had been explored by the
applicant, pointing out that in addition to the Celtic Coaster a second
service had been run at the applicant’'s expense, however it had been
concluded that it was impractical to supply buses to service nine craft
(fifteen in the summer) at regular intervals between 8am and 8pm. It was
also considered to be unviable as in poor weather there was no need for
the service to operate at all. The businesses had a big economic impact
on the locality, both in terms of employment and as a visitor attraction.
Having spoken for five minutes, Councillor Lioyd asked the Chairman, at
her discretion, to allow him to6 continue, however the Chairman replied
that in fairness to all other speakers she would not accede to his request.

The Committee proceeded to debate the application. Some Members
were concerned about the effect on the businesses of not granting
planning permission and the economic impact on the St Davids Area.
Others agreed that there was no immediate likelihood of change to the
entrance to the campsite, or the car park itself and that there was no
impact on the landscape, however there was general support for further
dialogue in order to find a long term solution. It was therefore proposed
and seconded that the application be approved, with an expectation that

Pembrokeshire Coast National Park Authority
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the National Park Authority take a leading role in finding a long term
solution to the problem.

Another Member pointed out that the Authority had been involved in
discussions on this matter for over ten years and that all parties needed to
be willing to talk, and to set aside their own interests for the benefit of the
St Davids area. Officers commented that if a car park were to be a
permanent solution, a higher standard of provision would be expected.
The danger of the continued granting of temporary permission leading to
a permanent permission being granted was also pointed out.

Other Members agreed with the recommendation, noting that preservation
of the National Park was its core purpose and this should outweigh all
other matters. One member highlighted the architectural importance of
Rhosson Farmhouse and its setting, and several Members felt that the
existence of the car park detracted from it. It was also noted that the area
currently used for car parking had gradually changed over the years from
a green field to a surfaced area. The fact that other operators included
transport from base to coast as part of their package was also pointed
out. The recommendation of refusal was also moved and seconded.

Should planning permission be refused, Members asked whether a

reasonable timescale could be given for enforcement to give time for a
solution to be found, and officers agreed that a report regarding future
options for enforcement could be brought to the Committee at a future

meeting.

A vote was then taken on the amendment to grant permission, which was
lost. The Committee then voted on the substantive motion to refuse
planning permission for the reasons set out in the report and this was
won.

DECIS ON: That the application be refused for the following reasons:

Insufficient evidence has been submitted with the application to
support the granting of further temporary permission for the car
park, therefore the application does not give sufficient detail for the
full consideration of the proposal. The application would, therefore,
be contrary to the Local Development Plan Policies 1 (National Park
Purposes and Duty), 8 (Special Qualities),15 (Conservation of the
Pembrokeshire Coast National Park), 52 (Sustainable Transport) and
53 (Impacts of Traffic).

No comprehensive traffic management scheme to accommodate the
boat trippers visits to St Justinians has been submitted with the
application, to enable the full consideration of the proposal. The

Pembrokeshire Coast National Park Authority
Minutes of the Development Management Committee — 16 December 2015 9
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application would, therefore, be contrary to the Local Development
Plan Policies 1 (National Park Purposes and Duty), 8 (Special
Qualities),15 (Conservation of the Pembrokeshire Coast National
Park), 52 (Sustainable Transport) and 53 (Impacts of Traffic).

The proposal is premature in that there is no information in respect
of the securing of long term launching facilities at St Justinians,
which would justify a further grant of planning permission. The
application would, therefore, be contrary to the Local Development
Plan Policies 1 (National Park Purposes and Duty), 8 (Special
Qualities), 15 (Conservation of the Pembrokeshire Coast National
Park), 52 (Sustainable Transport) and 53 (Impacts of Traffic).

The proposal would result in a detrimental impact on the setting of
the adjacent Listed Buildings, and would be harmful to the special
andscape character of this location in the Pembrokeshire Coast
National Park. The application would, therefore, be contrary to the
Local Development Plan Policies 1 (National Park Purposes and
Duty), 8 (Special Qualities), 15 (Conservation of the Pembrokeshire
Coast National Park), together with Sections 16 and 66 of the
Planning(Listed Buildings and Conservation Areas) Act 1990.

The application has not been supported by a landscaping scheme to
mitigate the impact on the listed buildings, and on the wider
landscape setting. The application would, therefore, be contrary to
the Local Development Plan Policies 1 (National Park Purposes and
Duty), 8 (Special Qualities),15 (Conservation of the Pembrokeshire
Coast National Park), together with Sections 16 and 66 of the
Planning(Listed Buildings and Conservation Areas) Act 1990.

REFERENCE:  NP/15/0526/FUL
ICANT: Mr D Brown
New Clubhouse
LOCA Buttyland Caravan Park, Station Road, Manorbier

Planning sought for a new clubhouse which was to
replace a group of ings providing on-site facilities at an
established caravan and at Manorbier Station.

Following consultation, the Commu ncil had expressed concern at
the proposal in respect of the amount of taking place on the
site, the level of use the new clubhouse would impact of the use
on neighbouring amenity and privacy, the use of and
opening hours. Four letters of concern had also been from

Pembrokeshire Coast National Park Authority
Minutes of the Development Management Committee — 16 December 2015 10
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REPORT OF THE DEVELOPMENT MANAGEMENT TEAM LEADER

ON APPEALS

The following appeals have been lodged with the Authority and the current position
of each is as follows:-

NP/16/0603/CLE

Type
Current Position

NP/17/0178/FUL

Type
Current Position

NP/17/0208/OUT

Type
Current Position

EC16/0117

Type
Current Position

EC16/0044

Type
Current Pos tion

Slurry lagoon & silage clamps — Trewem, Felindre Farchog.

Inquiry
The initial paperwork, statement of case and evidence has been
submitted to Inspectorate. A Public Inquiry took

place on 3"

Change of use from A1 (retail) to A3 (hot food takeaway) — Units
1 — 3 South Parade, Tenby

Hearing
The su d to the
Insp ok on 5" D 2017.

Development of 2 x residential private dwelling houses of the
(dormer) bungalow variety, with associated domestic curtilage
space, facility for car access & parking, curtilage garden
Written Representation

The appeal has been dismissed and a copy of the Inspectors
decision is attached for your information.

Change of use of land from agriculture to car park, installation of
payment machine and laying of hardstanding — Rhosson Car
Park, Rhosson Chapel, St Justinian's, St Davids

Written Reps

The appeal was upheld on all grounds other than Ground G and
a copy of the decision is attached for your information.

Alterations to a listed building — Medical Hall, Tenby
Written Reps

The initial paperwork has been submitted to the Planning
Inspectorate.

Pembrokeshire Coast National Park Authority

Development Management Committee — 31% January 2018
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Ymweliad & safle a wnaed ar 20/12/17 Site visit made on 20/12/17

gan Richard Duggan BSc (Hons) by R chard Duggan BSc (Hons) DipTP
DpTPM PI MRTPI

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 11.01.2018 Date:11.01.2018

Appeal Ref: APP/L9503/A/17 /3186699
Site address: Ar Lan Y Mor, Go f Course Road, Morfa, Nevern SA42 ONR

Welsh Min sters have transferred the authority to decide th appea to me as the

The appeal is made under section 78 of the Town and Country Planning Act 1990 against a

refusal to grant outline planning permission.
s The appeal is made by Ms Rosalind McGarry against the decision of Pembrokeshire Coast

National Park Authority.
The application Ref NP/17/0208/0UT, dated 27 March 2017, was refused by notice dated

23 June 2017.
The development proposed is described as “development for x2 residential private dwelling

houses, of the (dormer) bungalow variety, with usual associated domestic curtilage space,
providing facility for car access and parking, curtilage garden.”

Decis on
1. The appeal is dismissed.

Procedura matters

2. The application was submitted in outline with all matters reserved for later
determination. I have dealt with the appeal on this basis, treating the layout plan as
indicative.

3. A draft Planning Obligation under Section 106 of the Town and Country Planning Act,
1990 (as amended) has been submitted by the Appellant which contains a clause
intended to provide one affordable dwelling within the propased development. The
Planning Obligation is in draft and is incomplete, therefore, I have determined the
appeal on the basis that there is no means of securing the provision of the affordable
d g. As I have dismis sap | forothe I have not sought the
s sion of @ completed n of Planning n. This issue is discussed
later in this decision.

Ma n Issues

4. The main issues in this case are:

‘ the effe& of the development on the character and appearance of the area and
~u . on the special qualities of the National Park (NP);
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* whether future occupants of the development proposed would be provided with
adequate opportunity to travel by means other than the private car, so
contributing to sustainable patterns of development; and

whether the proposal would conflict with policy requirements relating to
affordable housing provision.

Reasons

Character and appearance

5.

10.

The appeal site is located outside any settlement boundary and thus, for the purposes
of planning policy, it Is within the open countryside where development is strictly
controlled in the interests of sustainable development. It is located within a
nationally valued landscape that has been designated a National Park. Planning Policy
Wales (PPW), edition 9, states that “The statutory purposes of Natiohal Parks are to
conserve and enhance their natural beauty, and cultural heritage and to
promote opportunities for public understanding and enjoyment of their special
qualities.... National Park Authorities also have a duty to seek to foster the economic
and social well-being of their local communities.”

The NP is a living and working landscape where only limited development is allowed to
help to contribute to the quality of life for its communities and visitors. In this context
the Pembrokeshire Coast National Park Local Development Plan (LDP) Policy 7 sets out
the circumstances where development would be permitted in the countryside. Policy 7
states, amongst other things, that sensitive infilling of small gaps or minor extensions
(i.e. rounding off) to isolated groups of dwellings will be permitted, depending upon
the character of the surroundings and the pattern of development in the area.

This policy is consistent with the objectives of PPW which indicates that sensitive
infilling of small gaps within small groups of houses, or minor extensions to groups, in
particular for affordable housing to meet local need, may be acceptable, though much
will depend upon the character of the surroundings and the number of such groups in
the area.

The appeai site is accessed via a narrow lane that leads from the nearby golf club car
park, and which provides access to a number of large detached houses which have
formed in a linear pattern along the lane. The site is a generous area of steeply
sloping land sited in an elevated position overiooking the fairways of the golf club and
the coastal bay of Newport.

It was evident on my visit that the houses along the lane are mostly single-storey or
dormer bungalows and are divided into three distinct groups. The first group starts to
the south of the new apartments at the golf club and finishes with the dwelling known
as 'Baptiste’, all of these houses are located to the west and below the access lane.
There is a gap to the second group which consists of two dwellings known as
‘Fairways’ and ‘Swn Yr Wylan’ which are sited to the east and above the lane. The
appeal site then forms a substantial gap to the third grouping of dwellings starting at
Berry Lodge.

Having regard to these distinct groupings and the considerable size of the appeal site
which has a frontage of approximately 73 metres, the appeal site does not comprise
an infill plot in-the sense that it would fill a gap in an otherwise developed frontage.
Notwithstanding the relatively close presence of ‘Fairways’ and *‘Swn Yr Wylan’ to the
north, I find that the development of two houses on this site would constitute a
significant visual incursion into a large area of open land that provides a visual break
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and a sense of openness between Swn Yr Wylan and Berry Lodge. Despite the
potential for mitigating landscaping on the site and the dwellings are proposed to be
dormer bungalows, the development would be highly visible from long distant views,
including viewpoints along the coastal path, the beach and car park close to Newport
Surf Life Saving Club and the area surrounding Newport Boat Club.

Overall, it would be seen as an inappropriate form of development in an elevated and
visually prominent location with consequent harm to the character and appearance of
the area and the special qualities of the NP. Therefore, the development would
conflict with Policy 7 of the LDP.

Accessibility

12,

13.

14.

15.

I observed that the options for travelling without the use of a car are somewhat
limited, not least due to the relatively isolated location of the site. It is evident that
local services and facilities are located at Newport, which at its nearest point is some
1.4 km walk away via the shortest footpath link along the Afon Nyfer and across ‘Iron
Bridge’. Whiist I note that the Appellant considers the appeal site to be in close
proximity to Newport and there would be opportunities for future occupiers to walk,
cycle or even travel across the estuary by using their own boat or other type of
inflatable craft, I am not convinced that these would be practical or attractive
solutions to those living in the properties, especially during periods of inclement
weather or throughout the winter period.

There are no regular buses that run close to the appeal site towards Newport,
although the site is served by the Poppit Rocket bus service which provides a limited
service and would give some opportunities to use public transport. However, such an
arrangement would not adequately cater for the day to day needs of the future
occupants of this development without significant rellance on the car as a means of
travel. Accordingly, any future occupiers of the dwellings would not have adequate
accessibility, via sustainable modes of transport, to local centres, services and
facilities to meet their day to day needs. In this regard, the development would
conflict with Policies 7 and 52 of the LDP.

The thrust of national planning policy seeks to create balanced sustainable rural
communities, with new development located within and adjoining those settlements
where it can be best accommodated in terms of infrastructure and access. I therefore
consider that the proposal would be at odds with the objectives of PPW insofar as it
would be located outside of a settlement and would be inadequate in terms of its

accessibility by non-car modes.

The Appellant has cited residential developments approved in Moylegrove and
Glanrhyd and two previous appeal decisions®, to which I have had regard. However, I
do not have the full details of these schemes and so cannot be sure that they
represent a direct comparison to the appeal proposal. In any event, each case has to
be determined on its own particular planning merits, therefore, I have given these
cases little weight in my determination of this appeal.

Affordable housing

16.

Policy 45 of the LDP seeks 50% affordable housing to meet an identified need on
developments of two or more dwellings. The LDP is supported by Supplementary
Planning Guidance on Affordable Housing adopted in November 2014, which provides

1 p25/430 and APP/L9503/A/08/2082198
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further advice and guidance to applicants on the provision of affordable
housing. There is no dispute that there is a need for affordable housing in the local
area and the provision of affordable housing is therefore of considerable importance.

17. In this respect, the Appellant has stated that one of the two units is proposed as an
affordable dwelling for her daughter and her family and has submitted a draft Section
106 (5106) Agreement with this appeal. However, the S106 is in draft and is
incomplete as it contains gaps and deficiencies including being undated and not being
signed, therefore, it has no legal effect. As such, the proposed development fails to
comply with Policy 45 of the LDP,

Conclusions

18. In reaching my decision, I have taken into account the requirements of sections 3 and
5 of the Well Being of Future Generations (Wales) Act 2015. I consider that this
decision is in accordance with the Act’s sustainable development principle through its
contribution towards the Welsh Ministers’ weli-being objective of supporting safe,
cohesive and resilient communities.

19. I have had regard to other evidence submitted by the Appellant in support of the
proposal, however, these matters do not affect my findings on the main issues.

20. For the reasons given above I conclude that the appeal should be dismissed.

Richard Duggan
INSPECTOR
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Ymweliad & safle a wnaed ar 31/07/17 Site visit made on 31/07/17
gan Declan Beggan Bsc (Hons) Sc by Declan Beggan Bsc (Hons) MSc DipTF
DipTP DipMan MRTPI Dp an RTPI
Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 04/12/17 Date: 04/12/17

Appea Ref: APP/L9503/C/17/3176032
S te address: Rhosson Car Park, Rhosson Chapel, St Justinans, St David’'s, SA62

6PY
Welsh Ministers have transferred the authority to dec de this appeal to me as the

The appeal is made under section 174 of the Town and Country Planning Act 1990 as amended
by the Planning and Compensation Act 1991 (the Act).
s+ The appeal is made by Mr Rhys Price against an enforcement notice (EN) issued by
Pembrokeshire Coast National Park Authority.
The Council's reference is EC16/0117. -
s . The notice was issued on 20 April 2017.
The breach of planning control as alleged in the notice is ‘without planning permission the
carrying out of development by the making of a material change in the use of the land from use
for agriculture to a car park together with the installation of a car park payment machine and
the laying of hardstanding (“the unauthorised development”). The position of the car park
payment machine is shown red on the photograph appended hereto. It is considered the
installation of the car park payment machine and the laying of hardstanding is integral to, or
part and parcel of, the unauthorised change of use of the land to a car park’.
The requirements of the notice are:
(i) Cease the use of the land as a car park and remove from the land all vehicles brought onto
the land;
(ii) Permanently remove from the land the car park payment machine and all associated
equipment;
(ii) Remove the hardstanding from the land; and,
(iv) Reinstate the land to grass.
The period for compliance with the requirements is four weeks for nos. (i) & (ii) and twelve
weeks for nos. (iii) & (iv) from the date the EN takes effect.
The ‘appeal is proceeding on the grounds set out in section 174(2), (a), (d), (f) and (g) of the
Act. Since the prescribed fees have been paid within the specified period, the application for
planning permission deemed to have been made under section 177(5) of the Act falls to be
considered.

Dec sion
1. The appeal is allowed on ground (g) only.

2. I direct that the enforcement notice be corrected as follows:

Paragraph 3 shall read ‘Without planning permission, the carrying out of development
by the making of a material change in use of the land from use for agriculture to car
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park her with the llation of a ca payment machine (s) and the laying of
hard ng (“the Una rised Develop ). '

It is considered that the installation of any car park payment machine and the laying
of hardstanding is integral to, or part and parcel of, the unauthorised change of use of
the land to a car park’.

h 5 (ii) shall tly remove from the land any car park payment
and all asso !

The third line of Paragraph 6 shall read, ‘permanently remove from the land any car
park payment machine and’

In addition I direct that the enforcement notice be varied as follows:

a) Substituting ‘eight weeks’ for ‘four weeks’ as the time for compliance as set out in
paragraph 6 of the EN which relates to requirements (i) & (ii) as referred to in
paragraph 5 of the EN

b) Substituting ‘twenty four weeks’ for ‘twelve weeks’ as the time for compliance as
set out in paragraph 6 of the EN which relates to requirements (iii) & (iv) as
referred to in paragraph 5 of the EN.

Subject to the above corrections and variations the EN is upheld, and planning
permission is refused on the application deemed to have been made under section
177(5) of the 1990 Act as amended.

Procedural atter

5.

. The allegation stated in the EN refers to a car park payment machine shown as circled

red on an attached photograph. The ticket machine operating on the site is now
positioned in a different location to that identified; the identified payment machine is
no longer in operation. As a separate machine has been located within the site in a
different position to that identified in the EN, I have powers under section 176 (1) of
the Act to correct the EN to reflect this fact. Therefore the EN will be corrected to
delete any reference to the actual position of the car park payment machine as shown
circled in red on the photograph attached to the EN; in addition any reference to a car
park payment machine made within the EN shall be made in the plural. Furthermore
the requirement to remove from the iand the car park payment machine has also been
corrected to make reference to the term ‘any’ machine. I am satisfied that I can make
these minor corrections to the EN without causing injustice to any party.

The Appeal on ground (d)

6.

The appeal on ground (d) is that at the time the EN was issued, it was too late to take
enforcement action against the matters stated in the notice.

The appellant argues the hardstanding referred to in the EN was laid to provide
vehicular access to an adjacent agricultural building, a campsite and Rhosson Chapel,
in addition to the car park. As such it is maintained the hardstanding as an
engineering operation that was instalied in 2006 is immune from enforcement action.

My site inspection revealed that the overwhelming majority of the larger car park
contained within the rear parcel of land making up the appeal site was covered in
grass albeit for small ‘spots’ where hardcore has been used to infill ruts along the field
which allowed for access to the camp site to the rear and the immediate area where
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the main field parcel meets the front parcel of land. As regards the front parcel of
land, it was clear that apart from a few peripheral areas, the entirety of land was

covered in hardstanding.

The appellant has not submitted any substantive evidence that support their stance
that the hardstanding areas were completed in 2006. The Authority’s evidence
indicates the land in question was not in main s to a covering of
hardstanding. A previous planning appli n! sub in 2015 for the site to be
used as a temporary car park, indicated on the submitted site plan that the larger rear
car park area comprised mown and rolled grass ‘as existing’, in addition to the
majority of the front car park, minus an area of land that is described as the entrance
area. Therefore upto at least 2015, the appellant’s own planning application indicated
a lack of hardstanding on the overwhelming majority of the land subject to the EN.
There is no substantive evidence before me to indicate that any of the operational
development referred to in the EN is immune from enforcement action and therefore

the appeal on ground (d) fails.

The appea on ground (a) and the deemed app ication

10.

11.

The main issues on the ground (a) appeal are:

The effect of the proposal on the character and appearance of the area with
particular regard to the special qualities of the Pembrokeshire Coast National Park

(NP); and,
The effect of the proposed development on the setting of nearby listed buildings.

The appeal site, which is agricultural land, is located within open countryside within an
area known locally as Rhosson where a number of farmsteads and other buildings are
found. To the northern boundary of the site is Rhosson Chapel, a grade II listed
building which was formerly in use as a Methodist school room but is now used for
holiday accommodation. To the immediate west of the site is a modern agricultural

‘building. The southern boundary of the site is an open field which has a long standing

seasonal use for camping purposes, whiist the eastern boundary of the site is flanked
by open countryside. The site is accessed from a minor road that runs in a westerly
direction to the nearby port of St. Justinian’s and to the east towards the City of St.
Davids. The site access also serves the agricultural building, and via the appeal site,
the seasonal camping site to the rear. As referred to above, the site is loosely split up
into two parcels of (and. A rear larger parcel is primarily set to grass, whilst, a front
smaller parcel next to Rhosson Chapel and adjacent to the road is primarily hard
surfaced. To the west of the site is Rhosson Uchaf, a grade II* listed farmhouse.

Character and Appearance

12,

13.

The appeal site is located within a nationally valued landscape that has been
designated a NP, The Authority refer to a number of policies in the adopted
Pembrokeshire Coast National Park Local Development Plan (LDP) in support of its
stance that the development to be retained is harmful to the special qualities of the

NP.
Policy 1 is strategic in nature and states that development within the NP must be

compatible with the conservation or enhancement of the natural beauty, wildlife and
cultural heritage of the ‘Park’. Policy 7 sets out the circumstances where development

! planning application Ref. NP/15/0338/FUL
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14,

15.

16.

17.

17

may be permitted outside of identified centres and refers to proposals for tourist
attractions or recreational activity where the need to locate in the countryside is
essential. Policy 8 refers to the special qualities of the NP and states, inter alia, that
the priorities are to ensure that the sense of remoteness and tranquillity is not lost
and is wherever possible enhanced, and that the historic environment is protected ‘and
where possible enhanced. . Policy 15 refers to conservation of the NP and states that
development will not be permitted where this would adversely affect the qualities and
special character of the NP by causing significant visual intrusion, be insensitively and
unsympathetically sited within the landscape, introduce a use Wthh is incompatible
with its location, and fail to harmonise with, or enhance, the landform and the
landscape character of the NP,

Policy 29 refers to sustainable design and requires development to demonstrate an
mtegrated approach to design and construction. Policy 35 of the LDP relates to the
‘visitor economy’ and allows development which will attract visitors outside of the peak
season while ensuring the NP environment is conserved and enhanced, however
criteria d) of the policy which refers to proposals for visitor attractions, recreational
and leisure activities outside local service and tourism centres states that such
development has to demonstrate why a countryside location is essential; the policy
also states that activities that would damage the special qualities of the NP will not be
permitted. Policy 52 seeks to ensure that opportunities are taken to improve and
promote accessibility, and to reduce the need to travel by car, whilst policy 53 permits
development where appropriate access can be achieved. Planning Policy Wales (PPW)
refers to great weight being given to conserving and enhancing the natural beauty of

National Parks.

The appeal site is located adjacent to a minor road, which is a popular tourist route
from the historic City of St. Davids to the coastal area of St. Justinian‘s where a
scatter of buildings including the new and old lifeboat stations, a dwelling, a caravan
park, and two blocks of car parking spaces are found. From the adjacent road the site
is seen as part of the open countryside, notwithstanding the presence of nearby
buildings. The appellant states that even when viewed at close quarters from the
adjacent road, the car park is not intrusive due to it being enclosed by hedgebanks. I
am not persuaded by this argument because at the time of my visit cars parked within
the appeal site were clearly visible from the minor road, and also the public footpath
running to the north east,

Vehicles parked on the land, particularly due to the bright colour of some, were highly
visible and intrusive in this relatively unspoilt high value rural landscape. During my
site visit the car park was not particularly busy, however, with upto 100 car parking
spaces being provided it is highly likely any visual impact is only going to be magnified
with the greater number of vehicles that may be present on busier days. Whilst I
appreciate the seasonal nature of the business, nonetheless that season runs for a
significant period of the year and consequently the detriment caused would be -
apparent for a substantial and lengthy part of the year.- I appreciate that the trees to
the boundary of the site may over time provide more screening and this could even be
augmented, however, in the early and latter parts of the year when existing trees and
hedgerows are not in leaf, cars parked on the site would still be likely to be apparent.

The site is located within the Treleddyh-Treginnis historic landscape character area.
This historic landscape is characterised by dispersed farms and fields. The
development subject to this appeal introduces an urban form of development that is in
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18.

19.

20.

21.

17 176032

contrast to the rural and historic landscape surrounding it and would be detrimental to
the rural character of the area with its fields, hedges and farmsteads.

The appellant argues that the development is seen in the context of existing built
development, however the majority of that development is intrinsic to the rural
character of the area; the same cannot be said of the development to be retained.

The field to the rear of the site is used for seasonal camping purposes, however, from
a number of views along the adjacent road, any activity on that site is not seen in
conjunction with the development to be retained.

I appreciate the NP has a duty to foster the economic and social well-being of its local
communities as per policy 1 of the LDP, however its primary purpose is to conserve
and enhance the natural beauty, wildlife and cultural heritage of the Park. It is clear
therefore that there is a particular emphasis on avoiding development that would
harm the natural beauty of the area. I consider the development to be retained would
cause such harm by its intrusion into the rural landscape whose character It would
erode. The development to be retained would therefore run contrary to policies 1, 8

and 15 of the LDP.

Concluding on this main issue, the proposed development wouid have a detrimental
impact on the character and appearance of the area, and the special qualities of the
NP, contrary to identified local and national planning policies that collectively seek to

- protect natural heritage.

Effect on Listed Buildings

22,

23.

24,

The development subject to the EN is located directly adjacent to Rhosson Chapel, a
e II listed g and is in close prox to Rhosson Uc ade II* listed
house. R Chapel dates from th 19" century; e form and

appearance has a modest muted appearance commensurate with its rural setting

within the NP.

The Act? requires that I have special regard to the desirability of preserving the
setting of a listed structure; PPW and Technical Advice Note 24 (TAN 24), ‘The Historic
Environment’ reiterate this stance. Policy 1 of the LDP refers to development being
compatible with the conservation and enhancement of the cultural heritage of the
Park, whilst policy 8 seeks to ensure the historic environment is protected and where
possible enhanced. The Welsh Government publication *Conservation Principles for
Sustainable Management of the Historic Environment in Wales’ defines setting as ‘the
surroundings in which an historic asset is experienced’.

The car park wraps around Rhosson Chapel on two sides, and during my site visit I
noted that parked cars could be clearly seen from the adjacent minor road with views
also evident further afield such as the public footpath to the north east of the site.
The listed building is enclosed to its roadside frontage by a low stone wall, whiist to its
other sides is bordered by banked hedging where trees have grown. Notwithstanding
the fact that the listed building is enclosed by a wall/hedging, it is seen against a
wider landscape setting, including the appeal site; that setting has a tranquil, verdant
and visually open spacial quality to it, which reflects the wider rural area, despite the
presence of other development nearby. To my mind the appeal site makes a positive
contribution to the setting and therefore significance of Rhosson Chapel..

2 The Planning (Listed Buildings and Conservation Areas) Act 1990
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25. I appreciate that the landscaped boundary does to a limited degree assist in screening

26.

27.

28.

29.

30.

the appeal site from Rhosson Chapel, however, that screening Is virtually non-existent
when the appeal site is viewed from the roadside near to its access with both the front
and rear car park areas in clear view. Notwithstanding the transitory nature of
vehicles being parked on the site, the presence of upwards of 100 vehicles is likely to
erode the sense of openness and tranquillity that has historically been a backdrop to
the listed structure; the car park’s presence is a visual intrusion upon the setting of
Rhosson Chapel. The development to be retained would therefore have a significant
detrimental impact on the open spacial/visual relationship that has historically existed
in the vicinity of Rhosson Chapel and therefore fails to preserve the setting of the
listed structure.

I appreciate that the Chapel would be seen in some views in conjunction with the
seasonal camping site to the rear, however, in terms of the Chapel setting, the site to
the rear is set further away and is not apparent from a number of viewpoints.

Rhosson Uchaf, a grade II* listed farmhouse dates originally from the 16 or 17"
century. It's an attractive two storey structure with whitewashed rubble stone walls,
part slate and thatch roofs, and has a particularly impressive chimney breast which is
square at the base before tapering in at first floor level to a very large conical stack.
Within the local landscape the property is raised slightly above the appeal site, with
the front of the property facing towards the car park.

The appellant argues that the setting of the listed farmhouse is already influenced by
the outbuilding associated with the property and the agricuitural shed next to the site,
neither of which it is maintained enhance the setting. However the outbuilding
associated with the listed property is ‘curtilage’ listed by virtue of its association with
the main house, and with its stone walls and corrugated roof is typical of buildings
associated with a farmstead. Similarly the modern agricultural structure next to the
appeal site is not unusual in such a rural setting, with views from the farmhouse of the
structure partially obscured by the curtilage listed outbuilding.

From the front of Rhosson Uchaf, views of the car park are clearly visible. Those
views are not limited to the front parce! of land but also include the rear parcel where
during my site visit a number of vehicles were parked. Historically the setting of the
farmhouse would have been seen against a rural landscape where structures such as
the adjacent curtilage outbuilding would have been an ancillary feature; the same
cannot be said of the car park to be retained. When viewed from Rhosson Uchaf, the
car park, despite having landscaped boundaries was apparent, with its full impact on
the setting particularly obvious when in use. On the day of my site visit the front
parcel of land had no vehicles parked on it, however, the rear car park area which had
vehicles parked on it drew the eye when viewed from the front of the listed property;
the front car park in particular appeared utilitarian and urban in nature. The car park
was an obvious new addition at odds with the rustic landscape that the listed property
has historically been set within i.e. dispersed farms and fields as identified in the
Treleddyn-Treginnis historic landscape character area. Notwithstanding its seasonal
use, the car park detracts from the rural setting which has been historically associated
with Rhosson Uchaf; consequently it fails to preserve the setting as required by the
Act.

Concluding on this issue, the development subject to this appeal would materially
harm the setting of adjacent listed buildings, contrary to the Act, PPW, TAN 24 and
policies 1 and 8 of the LDP.
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Other Matters

31.

32.

33.

34,

35.

The appellant argues the car park supports the local economy through its contribution
to tourism; I have no reason to disagree. The appellant also maintains that neither
the existing car parks at the harbour or the local bus service can provide a satisfactory
and acceptable alternative; I am not convinced.

On the day of my site visit there were a number of free car parking spaces at St.
Justinian’s harbour, whilst the Oriel car park in the nearby City of Davids had ample
free spaces available. The operating times of the bus services do not fully coincide
with the appellant’s business or for the other boat operators, however, based on the
submitted timetables for specific boat trips, the bus service runs during the majority of
the hours of operation of the various boat operators at St. Justinian’s. I appreciate
the appellant and other operators run some boat trips outside of the operating times
of the bus service, however the numbers of passengers associated with these trips
and the extent the appeai business relies on these excursions has not been quantified
in any meaningful way. I also appreciate the hours of operation and length of season
of the bus services may affect the business activities of the appeilant or other
operators to some degree, however there is no substantive evidence to indicate that
without the car park, the appellant’s business or any other business operating from
the port would be significantly detrimentally affected, or the continued viability of
those businesses would be in serious doubt.

It is argued that the existing buses operating on the route are small with a limited
seating capacity and they are utilised by people other than those seeking boat trips.
Nonetheless, whilst I appreciate the route the bus follows is restricted in nature, I
have seen no substantive evidence that some form of larger bus could not be utilised
thereby allowing for greater passenger numbers to be carried to meet all local needs,
with additional passenger capacity complemented by the existing parking provided at

port.

Even if I were to accept the arguments put forward in terms of the frequency and
capacity of the existing bus service, or its timeliness, nonetheless, I am not fully
convinced the appellant has adequately considered other means of transport to meet
his business needs. The appellant argues that in the past he has bought his own bus
and ran it for one season but this was not economic, however, he produced no
substantive evidence in support of this claim or why a dedlcated service would not be
feasible that could serve the combined needs of all the boat trip operators. I consider
that the appellant’s case for the car park on the appeal site is based more on
convenience than necessity; it has not been shown that it is essential for the proper

functioning of the enterprise.

I accept that the car park, in the absence of the use of public transport, is likely to
reduce traffic congestion from the narrow stretch of road from the appeal site to St.
Justinian’s, however, any benefits in easing congestion are considered to be slight as
those same cars will still travel along the rest of the road leading towards St. Davids
which whilst allowing two cars to pass, is nonetheless very restricted in nature and a
route, which I noticed during my site visit, was popular with visitors on foot. In the
absence of the appeal car park, the existing bus services or a dedicated bus service
have the potential to remove a considerable volume of traffic not only from the
modest stretch of road leading from the appeal site to the port, but ailso the much
longer length of road leading to St. David’s thereby assisting in the aims of a more
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sustainable approach to traffic management in the area as advocated by policy 52 of
the LDP.

I note the support for the retention of the development from various parties and the
appellant has also referred to local and national planning policies that seek to support
tourism and the local economy. I also note the support from the Royal National
Lifeboat Institute. I have taken these and all other matters raised into account but
none of these outweigh the considerations that have iead me to my conclusions on the

main issues.

Overall Conclusion to the ground (a) appeal

37.

The development to be retained would be unacceptably harmful to the character and
appearance of the area and the NP, and detrimental to the setting of adjacent listed
buildings. The benefits claimed do not justify overriding this harm, On balance, the
proposal would be contrary to policies of the LDP and national planning policy. For
these reasons I conclude that the ground (a) appeal should be dismissed.

The appea on ground (f)

38.

39.

40.

The basis of a ground (f) appeal is that the steps required by the notice exceed what
is necessary to remedy the breach of planning control, or, as the case may be, the
injury to amenity as set out under section 173 (4) of the Act. In this instance, it is
clear from the requirements of the notice that it is directed at remedying the breach of
planning control, rather than any lesser steps where the purpose might be only to
remedy the injury to amenity. No lesser steps than those set out would achieve the
purpose of remedying the breach of planning control.

The appellant maintains that should the impact on the setting of the adjacent grade
II* listed Rhosson Uchaf be found to be unacceptable, as I have done, then the EN
should be amended so that it relates to the front parcel of land only. However I have
previously found that the harm to the adjacent listed buildings is derived from the
entirety of the site and even if I hadn’t found harm to the setting of the listed
buildings I still found harm in terms of the impact of the car park on the character and
appearance of the area, and the special qualities of the NP.

The appellant argues in the event that neither ground (a) or (d) appeals are successful
then the EN should be amended to delete reference to the requirements to remove the
hardstanding from the land and to reinstate the land to grass. The appellant
maintains it is unreasonable and unnecessary to require these steps as the
hardstanding also provides access to the agricultural building and to a parking space
at Rhosson Chapel. The hardstanding area to the front parcel of land Is significant in
extent and extends well beyond what would ordinarily be required for access to an
agricultural building or a parking space to Rhosson Chapel; in this respect it is not
unreasonable that the unauthorised works be removed and the ground be reinstated
as per the requirements of the EN. The lesser steps advocated by the appellant have
therefore not been justified, and the appeal on ground (f) therefore fails.

The Appea on ground (g)

41,

The appeal on ground (g) is that the time given to comply with the requirements of
the EN is too short. The Council has given four weeks for compliance in terms of
ceasing the use of the land as a car park and for the removal of any cars, any
payment machine and all associated equipment, and twelve weeks for the removal of
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43.
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45.
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the hardstanding and its reinstatement to grass; the appellant considers these
timescales unreasonable.

The appellant has requested the four week period be extended to allow the companies
that use the car park to service boat trips to put alternative arrangements in place.
The Authority maintains that as the required works are not significant then the four
week timeframe is adequate for the removatl of any payment machine and associated

equipment.

In this instance, I must balance the Council’s reason for issuing the EN in the public
interest against the burden placed on the appellant. In terms of the four week
compliance period referred to in the EN, the use of the car park and any car park
payment machines and associated equipment, go hand in hand; in terms of the
business operations, the appellant and others have relied for some time on the use of
the car park subject to this appeal. All matters considered I am satisfied that the
compliance period should be extended. The breach and the harm it causes should not
be allowed to continue unduly and I consider an extended period of eight weeks to
allow for alternative arrangements to be put in place would strike the right balance; I
shall therefore vary the time for compliance with parts (i) & (ii) of the requirements of
the EN to allow eight weeks. To this extent the appeal on ground (g) succeeds.

In terms of the twelve week period referred to in the EN, the appellant argues such a
timeframe is too short given the requirement to reinstate the land to grass, and that
seeding is best undertaken in Spring from April onwards; consequently it is argued the
EN should be varied to allow for this to occur. The EN was served in the first half of
2017 which allowed a considerable period during the summer and autumn to allow the
hardstanding to be removed from the site and for it to be seeded with grass.
However, with the submission of the appeal and the period of time that has elapsed
there is a reasonable possibility that inclement winter weather may result in any
seeding of the grass, as required by the stipulated timeframe, being fruitless.

Consequently I consider it reasonable to extend the period for compliance with parts
(i) & (iv) of the requirements of the EN to cover the possibility that poor weather
may prevent the required works from being successfully undertaken. Accordingly I
consider a timeframe of 24 weeks would be proportionate for compliance with parts
(iil) & (iv) of the EN requirements. To this extent the appeal on ground (g) succeeds.

Conc usion .

46.

For the reasons given above, I conclude that the notice should be varied as regards
the periods allowed for compliance, but that subject to this variation, and the
corrections previously referred to, I shall uphold the EN, and refuse to grant planning
permission on the deemed application.

INSPECTOR
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