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Major Outline Planning Permission 

Town and Country Planning Act 1990 
Mr David Popplewell 

Chief Planner 

Pembrokeshire County Council 

County Hall 

Haverfordwest 

Pembrokeshire 

SA61 ITP 

 

HAYSTON DEVELOPMENTS & PLANNING LTD is making a major planning application (to 

Pembrokeshire County Council and Pembrokeshire Coast National Park) on behalf of Charles 

Brunker, Alistair Brunker, Julian Irvine, Jessica Bickerton and Jemma Boddington for the following: 

 

Pembrokeshire County Council (Site 1) 

¶ Proposal: Major outline applications with all matters reserved for the erection of up to 55 

dwellings within Pembrokeshire County Councilôs jurisdiction: and, an exception site for up 

to 15 linked affordable dwellings within Pembrokeshire Coast National Parkôs jurisdiction. 

¶ Site location: Land South of Cleggars Park - Lamphey (Pembrokeshire County Council LDP 

Housing allocation reference HSG/052/00011) and land south of Rose Cottage, Freshwater 

East Road, Lamphey, Pembroke, SA71 5JY (Pembrokeshire Coast National Park) 

¶ Type of Planning Permission: Outline (All matters reserved) 

¶ Relevant LDP Policies: SP1, SP.12, SP.13, SP.13, SP15, GN.1, GN.2, GN.3, GN.26, 

GN.28. 

¶ Local Supplementary Planning Guidance (SPG): Biodiversity (2014): Parking Standards 

(June 2013); Affordable Housing (2015); and Planning Obligations (2016). 

¶ Relevant National Guidance: Planning Policy Wales (PPW), Edition 10, December 2018. 

TANôs 2 ï Planning and Affordable Housing (2006); 5 ï Nature Conservation and Planning 

(2009); 6 ï Planning for Sustainable Rural Communities (2010); 12 ï Design (2016); and 18 

ï Transport (2007). 

Pembrokeshire Coast National Park Authority (Site 2) 

¶ Proposal: Major outline application with all matters reserved for the erection 55 dwellings 

within Pembrokeshire County Councilôs jurisdiction: and, and exception site for up to 15 

linked affordable dwellings within Pembrokeshire Coast National Parkôs jurisdiction. 

¶ Site location: Land South of Rose Cottage, Freshwater East Road, Lamphey, Pembroke 

SA71 5JY (Pembrokeshire Coast National Park) 

¶ Type of Planning Permission: Outline (All matters reserved) 

¶ Relevant LDP2 Policies: 1,7,8,30,31,33,47,49 & 50 

¶ Policy on Exception Sites for Affordable Housing 

¶ Affordable Housing: Supplementary Planning Guidance (November 2014 Technical 

Update August 2016) 

¶ Relevant National Guidance: Planning Policy Wales (PPW), Edition 10, December 

2018. TANôs 2 ï Planning and Affordable Housing (2006); 5 ï Nature Conservation and 

Planning (2009); 6 ï Planning for Sustainable Rural Communities (2010); 12 ï Design 

(2016); and 18 ï Transport (2007). 

Nicola Gandy 

Head of Planning 

Pembrokeshire Coast National Park Authority  

Llanion Park 

Pembroke Dock  

Pembrokeshire 

SA72 6DY 
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1.0 INTRODUCTION 

 

1.1 Please find enclosed the following supporting information: 

 

¶ Planning Statement and Justification Report (This document ) 

¶ Application Form and associated certificate of ownership 

¶ Drawing P01 ï Location Plan - Scale A3 @ 1:2500 

¶ Drawing P02 ï Site Survey - Scale A3 @ 1:250 

¶ Drawing P03a ï Indicative Site Layout (elevations and scaled parameters)  ï Scale A3 @ 

1:250 

¶ Plan PLS0024573 (W)- Dwr Cymru Infrastructure Plan (Water) ï Scale 1:1000 

¶ Plan PLS0024573 (S)- Dwr Cymru Infrastructure Plan (Sewerage) ï Scale 1:100 

¶ Appendix A ï Extended Phase 1 and Protected Species Survey June 2020 

¶ Appendix B – Viability Assessment for the Delivery of Affordable Housing-to be submitted 

with formal planning application. 

¶ Appendix C – Letter from WG on the importance of securing affordable housing 

¶ Appendix D ï Committee Report for planning application 09/1193/PA ï Outline Application 

for residential development (including affordable housing) 

¶ Appendix E - Committee Report for planning application 11/0583/PA ï Full application for 

Erection of 41 affordable dwellings  

¶ Appendix F - Design and Access Statement (DAS) 

¶ Draft Unilateral Agreement & Certificate of Title (Affordable Housing Contribution) ï will 

be submitting during the application process 

¶ Planning Fee 

o £460 per 0.1 hectare  

o PCC Site Area 1 (2.402ha, £460 x 25 = £11,500) 

o PCNPA Site Area 2 (0.525ha, £460 x 6 = £2,760) 

o Total Planning Fee = £14,260 

 

1.2 This report covers two planning applications for adjoining sites. Both sites are within our clientsô 

ownership. However, one site lies within Pembrokeshire County Councilôs (PCCôs) planning jurisdiction 

and the other lies within that of the Pembrokeshire Coast National Park (PCNP) and therefore the 

application will be determined by Pembrokeshire Coast National Park Authority (PCNPA). Although each 

site could be developed separately the indicative layout shows a road link between the two. The rationale 

for linking the planning applications is to enable the provision of substantially more affordable housing than 

is required by the policies of either planning authority through securing 100% affordable housing on an 

exception site within the National Park by waiving the requirement for affordable on the adjacent land 

outside of the PCNP.  This approach would require agreement by both planning authorities, hence this 

planning and justification statement covers both planning applications.  

 

1.3 This report has therefore been prepared in accordance with the requirements of Policies contained 

within both Authoritiesô current and emerging Local Development Plans and incorporates Requirements 

set out in the Welsh Government Development Management Manual (05 May 2017). For clarity, the report 

refers to the land subject of an application to PCC for up to 55 market houses as site 1 and the land subject 

of an application to PCNPA for a rural exception site for up to 15 houses as site 2.    
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1.4 Major development is defined in article 2 of the Town and Country Planning (Development 

Management Procedure) (Wales) Order 2012 (DMPWO) and includes development of 10 or more houses. 

The DMPWO requires pre-application consultation (PAC) to be carried out by the developer/applicant on 

all planning applications for ómajorô development, whether for full or outline permission. Given that both 

applications constitute major development this planning statement has been prepared to for the purpose 

of describing and justifying the proposal to inform the pre-application consultations.  

 

1.5 An update of version (2) will be prepared post the pre-application consultation, including a report on 

the pre-application consultation and its responses, for submission with the planning applications to both 

Pembrokeshire County Council and Pembrokeshire Coast National Park Authority.  
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2.0 LOCATION AND SITE DESCRIPTION 

 

Site 1 - Land South of Cleggars Park 

2.1 The site is greenfield agricultural land set back behind a line of houses along the Freshwater East 

Road on the southern edge of Lamphey. It comprises 2.402 hectares of level field bounded by residential 

development to the north and west and agricultural land on the remaining two boundaries, with the 

Pembrokeshire Coast National Park boundary to the immediate south. The dwellings either side of the site 

access point, off Freshwater East Road, are large two storey detached properties, with Cleggars Park to 

the north of the allocation comprising of a mixture of detached two storey houses and bungalows. Access 

to the site exists from Freshwater East Road. 

 

 
 

Extract of the Proposals Map for Lamphey in the adopted LDP (the dark grey area denotes land 

within the National Park)  
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2.2 The land is allocated in the current LDP (housing allocation reference HSG/052/0001) for 55 dwellings 

with an indicative target of 10% affordable housing (5 units). Lamphey is identified as a Service Village in 

the LDP reflecting the level of service provision within the village which includes a petrol filling station with 

shop, a primary school, community hall, post office, pub, church and good bus and rail 

links. There is a preserved access off the Freshwater East Road (B4584) into the site as 

shown below with suitable visibility splays and pedestrian footways.  

 

2.3 The site was also previously allocated in the Joint Unitary Development Plan (JUDP) 

for Pembrokeshire 2000 ï 2016. Below is a scanned copy of this allocation in Lamphey 

ï south of Cleggars Park (Ref: HSG/052/00011) for 30 dwellings with the JUDP Map. 
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2.4  Prior to 1995 the whole of the application site was within PCNP area and the Boundary Commission 

decided to bring the built environment part of Lamphey into the PCC area. On 1st November 1995 the 

Secretary of State of Wales issued a Variation Order which took out all the built up areas of Lamphey outside 

the PCNP as shown below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.5 However, the access of the B4564 and new houses, Linfield and Glenham was developed under 

planning permissions from the PCNP I the early 1990ôs. This access was clearly designed (i.e. wide and 

double pavement) to accommodate a larger estate even in PCNP time. 

 
                     

Google maps street view image of the preserved access to site 1 

Clearly ready for a larger housing estate 
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Google maps street view image of the preserved access to site 1 

 

Site 2 - Land South of Rose Cottage and within PCNP 

 

2.6 The site comprises approximately 0.525 hectares of relatively flat agricultural land bounded by a 

hedgerow along its western border along the Freshwater East Road and site 1 and Rose Cottage to the 

north. Although the site adjoins the settlement boundary which runs around the curtilage of Rose Cottage 

and along the southern border of site 1, the land falls entirely within the Pembrokeshire Coast National 

Park.  

 

 
Google maps street view image of the southern area where the affordable units are proposed 
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3.0 THE PROPOSAL 

 

3.1 The proposal comprises the development of up to 55 market houses on site 1 with the indicative layout 

showing a mix of detached and semi-detached dwellings, each with front and rear gardens and two parking 

spaces. Although access is a reserved matter the layout plan indicates the main access point coming from 

the reserved access onto the Freshwater East Road. A spine road extends east with cul-de-sacs branching 

off north and south. The site is linked by road to site 2 which could also be accessed directly off the 

Freshwater East Road (see extract of the indicative layout below) subject to approval from PCCôs 

highwayôs engineers. Site 2 comprises up to 15 affordable units consisting of 3 pairs of semi-detached 

houses and 2 terraces of three houses, all with gardens and parking spaces.  These could be 1,2,3 or 4 

bedroom flats or houses. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Extract from the indicative site layout Drawing P03A 

 

3.2 The Proposed Site Layout for site 1 meets the minimum housing figure set out in LDP policy GN.27 

(Residential Allocations). Although this is a slightly lower density than for other allocations it is appropriate 

for Lamphey and reflects the density of housing estates south of the railway line which consist mainly of 

detached bungalows. Site 2 would have a slightly higher density of housing reflecting the smaller units 

semi-detached and terraced nature of the housing and to minimise encroachment into the National Park. 

Scale parameters would allow for a range of house sizes and although design is a reserved matter it is 

Potential second 
direct access onto 
B4584 

Housing 
allocation site 
for up to 55 
market houses 
PCC 

Exception site for up to 15 
affordable houses PCNPA 
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anticipated that most if not all will be 2-storey dwellings which represent a more efficient use of land than 

single storey bungalow development that is typical in this part of the village. However, there is the 

possibility of disabled friendly bungalows for the affordable site if required. 

 

3.3 Landscaping is a reserved matter, but the proposed site plan indicates the retention of existing 

hedgerows that form the boundary to site 1 and a new hedgerow to demark the eastern and southern 

boundary for site 2. Landscaping will 

seek to improve biodiversity, as well as 

act as a screen, which is a requirement 

of the Welsh Government in PPG 

Wales.   

 

Site Constraints 

 

3.4 Although the DWMPO requires a 

PAC, community and specialist 

consultees have already been 

consulted as part of the development 

plan process through which Site 1 was 

allocated in two Development Plans ï 

the current LDP and the Joint Unitary 

Development for Pembrokeshire that 

preceded it. The outcome of those 

recent consultations regarding 

potential site constraints are 

summarised in PCCôS LDP 

Supplementary Planning Guidance 

(SPG) Development Sites an extract of 

which is below. The only constraints 

were capacity at the sewerage 

treatment works which should now 

have been resolved and regarding the 

protection of water quality and 

preventing surface water flooding 

which can be dealt with by planning 

conditions requiring the approval and 

implementations of sustainable 

drainage and construction 

environmental management plans 

respectively. 

 

3.5 It is understood that the site has 

had planning refusal in 1995 

(03/1543/PA) for residential 

development, which related to use of  

private sewerage in a mains area. 
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4.0 PLANNING CONSIDERATIONS 

 

SITE 1 (Within PCC) 

 

4.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 confirms that planning applications 

should be determined in accordance with the statutory Development Plan for the area, unless material 

considerations indicate otherwise. 

 

4.2 Site 1 falls within the administrative area of the Pembrokeshire County Council. The Authority adopted 

the Local Development Plan in February 2013 which included the site as a housing allocation. The LDP is 

currently under review and despite being submitted as a candidate site it was not included in the Deposit 

LDP 2 because of a perceived ñLack of deliverability following its inclusion within the previous two 

development plansò (PCC Site Assessment Report 2019). LDP 2 has not yet been submitted to the Welsh 

Government and subsequently considered by a planning inspector through an Examination in Public and 

as such carries limited weight as a material consideration when determining planning applications. The 

reason for submitting an outline application at this time is ensure that the site is capable of being delivered 

within the next few years. For various reasons our clients have been unable to market the land to date, 

but those difficulties have been resolved and the site can now be developed. The site is the most logical 

for extending Lamphey and performs better than land proposed in LDP 2 as it has housing along two 

boundaries whereas the proposed new site extends into the open countryside with no adjacent housing. 

It also meets all policy the requirements of the current LDP. 

 

The most relevant policies identified are as follows: 

 

¶ SP1 – Sustainable Development 

¶ SP12 – The Settlement Hierarchy 

¶ SP13 – Settlement Boundaries 

¶ SP15 – Rural Settlements 

¶ GN1 – General Development 

¶ GN2 – Sustainable Design 

¶ GN26 – Residential Development 

¶ GN.27 Residential Allocations 

¶ GN28 – Local Needs Affordable Housing Provision 

¶ GN37 – Protection and Enhancement of Biodiversity 

 

Acceptability of the development in principle 

 

4.3 Policy SP 12 sets out a settlement hierarchy which identifies the level of growth suitable for settlements 

based on their existing population and access to services. Lamphey is identified as a service village and 

rural settlement (Policy SP 15) with a settlement boundary defining the area within which development will 

be permitted and allocated housing land (Policy GN.27). As already noted, site 1 was is allocated (see 

proposals map extract on page 4 above) under Policy GN.27 for 55 houses 10% (5) of which should be 

affordable housing. The principle of housing on the site is therefore accepted. Our clients are proposing 

market units only on site 1 and the justification for this is given in section 4.11 below. 
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Access and Transport Implications 

 

4.4 Suitable access can be achieved from the B4584 Freshwater East Road with a tarmacked access road 

already reserved (see google street map image on page 5 above). Lamphey is well served by public 

transport with the 349-bus service (Haverfordwest - Kilgetty via Johnston, Neyland, Pembroke Dock, 

Saundersfoot) running approximately every 2 hours from 8.53 in the morning to 18.53 at night. The railway 

station has connections to Pembroke Dock and Swansea and beyond.  All services within the village are 

within easy walking distance of the site. As noted on page 7 above, following consultation during the 

preparation of the LDP no constraints were identified in relation to access or transport for this site.   

 

4.5 PCCôS Rural Facilities Survey Report 2019 gave Lamphey a weighted score of 32 for service provision, 

an increase from the 24 score in the Rural Facilities Survey Report 2007-08 updated in October 2010. This 

reflects a change in the weighting, nevertheless it means that the site is located within a local parking zone 

4.   

Zone 4 will have a service provision score of 8 points or more within 800m walking distance; the score 

may consist of any combination of óTop Levelô services and / or óPrimeô services.(LDP Supplementary 

Planning Guidance Parking Standards).  

 

The parking SPG requires new residential development to provide 2 carparking spaces per house in Zone 

4 areas. The indicative site layout conforms with this requirement with 2 spaces per house.  

 

Flooding and Drainage 

 

4.6 The land is in flood risk zone A and is therefore at no significant risk of fluvial or coastal flooding. As part 

of the Councilôs evidence base for the proposed LDP1 an assessment of Surface Water Flooding was 

published in December 2010. Although there was no historic information on flooding Environment Agency 

Wales (now Natural Resources Wales) published maps of Areas Susceptible to Surface Water Flooding 

(ASTSWF) together with the associated guidance notes in October 2009. The constraints table extract on 

page 7 above refers to 10% of the site being of medium risk susceptibility to surface water flooding. 

According to the most up-to-date data available from NRW (extract below) only a small area of the site is at 

low risk of surface water flooding and should in our view be capable of being addressed by sustainable 

drainage (SUDs) without the need to redesign the site layout. However, if consultation responses suggest 

otherwise this can be done prior to submitting the planning application and we would expect a planning 

condition requiring details of SUDs to be submitted for approval by the Authority and SABs approval prior 

to construction commencing. There is also ample land available in our clientsô ownership outside the 

application site to allow suitable surface water drainage to disperse if required. As noted above we believe 

that improvements to the sewage treatment works have been carried out already and there should be no 

issue with connecting to the public sewerage system. 
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Source: NRW website 

 

Biodiversity 

 

4.7 All development is now expected by Welsh Government to improve 

biodiversity and Policy GN.37 requires proposals to demonstrate a positive 

approach to maintaining and, wherever possible, enhancing biodiversity. 

Kite Ecology were commissioned to carry out an extended phase 1 and 

protected species survey for the site 1 the report of their findings is attached 

as Appendix A to this report. A walkover survey was carried out on 19th and 

21st May 2020 to look for evidence of protected species including badgers, 

bats, birds and reptiles. No evidence of their presence was found. The report 

concluded that mobile species might occasionally use the site but it was 

unlikely that its development would impact on biodiversity in the area. 

 

4.8 The report including a number of recommendations. These include: 

 

¶ Hooded downward facing lighting to avoid shining 

onto hedgerows and woodland and negatively 

impact on bats; 

¶ Restricting ground clearance to outside the bird 

nesting season; 

¶ Hedgerow management; 

¶ Bird and bat boxes on 20% of buildings; 

 

4.9 Design is a reserved matter but subject to incorporating 

the above recommendations into the final design of the 

scheme biodiversity of the site will be improved in 

accordance with Local and National Policy. 

Scan of ecological enhancements indicated on Drawing P03 
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Living conditions 

 

4.10 The indicative layout has been designed to ensure that there will be no mutual overlooking and loss 

of privacy. The relatively low-density development ensures that each house has enough garden space for 

outdoor clothes drying, secure bicycle and bin storage, SUDs and room for residents to enjoy their 

gardens.  

 

Affordable housing 

4.11 GN.28 (Local Needs Affordable Housing) states that local needs affordable housing will be sought on 

all housing developments with indicative targets for provision on allocated sites set out in Policy GN.27. 

Site 1 is allocated for 55 houses with 10% for affordable housing which would equate to 5 dwellings and a 

financial contribution, subject to the scheme being viable. Our clients commissioned a high-level viability 

assessment which concluded that at anticipated housing market values site 1 could not sustain both 

affordable housing and other planning obligations. The assessment took account of the PCCôs predicted 

s106 obligation costs set out in the Councilôs Local Development Plan 2 (2017 ï 2033) Evidence Base - 

Affordable Housing & other s.106 Obligations, Preliminary Report on Financial Viability (December 2019). 

This assumed a financial overall contribution of £3750 per dwelling based on past average contributions 

for sites of between 50 and 99 units.  Although the report did not assess our clientsô site as it was not 

proposed for inclusion in the Deposit Plan, it did provide an assessment for the nearby site adjacent to the 

school and concluded that development would be viable at a 10% affordable housing contribution. 

However, that assessment took no account of the potential impact of Brexit and pre-dated the Covid 19 

crisis which in combination will significantly dampen the housing market. Our assessment has reviewed 

various scenarios for house prices based on the Office for Budget Responsibility predictions for the 

housing market (a 13% reduction in house prices to 2024) and a further reduction accounting for the 

implications of Covid 19. 

The Office for Budget Responsibility (OBR) Fiscal Risks Report (July 2019) 

https://obr.uk/docs/dlm_uploads/Fiscalrisksreport2019.pdf assessed the likely impacts of a no deal Brexit 

and subsequent recession on the housing market up to 2024. The following is an extract from the report: 

10.15 Property transactions and prices often move disproportionately during recessions, with significant 

implications for tax receipts. We assume: 

Å House prices fall by almost 10 per cent between the start of 2019 and mid-2021, to be around 14 per 

cent below our March forecast. They recover a little, but remain almost 13 per cent lower by the end of the 

period. 

The consequences of Covid 19 are likely to lead to an even greater, and longer term, house price reduction 

beyond the 13% fall to 2024 predicted by the OBR.   

4.12 We understand that affordable housing remains both Authoritiesô priority and to overcome the viability  

issue it is proposed to release adjacent land (site 2) within the National Park for 100% affordable housing 

and thus enable the market element (site 1) to deliver other section 106 obligations.  This would also 

achieve the delivery of more affordable units than would otherwise be the case and contribute to meeting 

the needs identified below.  

https://obr.uk/docs/dlm_uploads/Fiscalrisksreport2019.pdf
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4.13 The Mid and South West Wales Housing Assessment Housing Market Summary for Pembrokeshire 

(DRAFT: December 2019) (HMA) demonstrates a need for 66 market dwellings and 22 affordable over 

the replacement LDP period 2018 to 2033 within the Lamphey area. This is broken down by bedroom size 

to 4 (1-bedroom), 19 (2-bedroom), 31 (3-bedroom), 12 (4+ bedroom) market homes and 7 (1-bedroom), 9 

(2-bedroom), 5 (3-bedroom), 1 (4+ bedroom) affordable homes (extract of the relevant tables are attached 

in page 12 below).  

4.14 The deposit plan (LDP2) proposes two housing land allocations. They are: 

HSG/095/LDP2/3 East of The Glen, Lower Lamphey Road, Pembroke. 23 total housing, 2-3 affordable 

housing (10-15%) ST (short term i.e. year 1-5 of the LDP) 0 0.76 hectares 

HSG/052/LDP2/1 Adjacent to Lamphey School Lamphey, 28 total housing, 2 affordable units, 10% 

affordable ST - LT (short term to long term )31 (31 units beyond the plan period) 2.96 hectares. Combined 

these sites, assuming they make it through to the adopted plan, will only deliver 51 units of which 4-5 

would be affordable housing and 46 to 47 market housing. This would leave a shortfall of 20 market 

houses (66 identified need in the HMA minus 46 houses delivered from sites allocated in Deposit 

LDP 2) and 18 affordable units (22 identified need in the HMA minus 4 houses delivered from sites 

allocated in Deposit LDP 2).  

The only windfall contributions would be 2-3 houses from small sites (under 5 units) which would only 

deliver market housing and a financial 

contribution to affordable housing see 

extract from the Councilôs LDP 

background paper Housing: 

Calculation of Windfall Allowance - 

December 2019 below. Therefore, at 

best there will be a shortfall of 17 to 18 

market houses and 18 affordable 

houses for Lamphey over the Plan 

period up to 2033.  

4.15 Our clientôs land (site 1) is 

allocated for 55 houses with 10% 

affordable contribution on site 

(5units). If this is delivered and 

counted against the LDP 2 need it 

would still leave a shortfall of 13 

affordable houses.  However, if 

Pembrokeshire Coast National Park 

Authority accepts the proposed 

extension into their land (site 2), in the 

form of an exception site for 15 

affordable units and on the proviso 

that the allocated site remains 100% 

market housing, there will be a net 

gain of 7 affordable dwellings that 
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would contribute significantly to meeting the remaining affordable housing need both within and outside 

the National Park. 

4.16 A letter was sent to Ateb Group on 2nd July 2020 outlining highlighting this proposed development 

and indicating the following: 

Given the uncertainty over the combined impact of Covid 19 and Brexit there is a real danger of a 

deep recession and significant fall in the housing market over the coming years. This will have 

implications for the viability of housing sites and consequently the delivery of both affordable and 

market housing.  

To overcome these problems our clients have suggested they would be willing to allocate the land 

adjacent to the allocated site to the Council or Ateb, for 100% affordable housing, subject to 

Pembrokeshire County Council waiving the 10% affordable housing requirement on the allocated 

site (location map and draft layout attached).   

However, the land lies within the Pembrokeshire Coast National Park boundary. Clearly 

Pembrokeshire Coast National Park Authority (PCNPA) would need to accept our clientsô land as an 

affordable housing exception site for this arrangement to work. Before approaching PCNPA on this 

matter we are seeking an initial response from Ateb and PCCôs housing department as to whether 

they would be interested in constructing affordable housing on this land. 

We believe our proposal would provide the following benefits: 

¶ Delivery of 12 affordable units (7 more than would be the case if they were provided on the 

allocated site under current policy requirements) 

¶ Market units would be viable and more likely delivered if the affordable element were waived. 

¶ The affordable units can be constructed and delivered separately and are not dependent on 

the market scheme coming forward.  

¶ The exception site will reduce the shortfall between the affordable housing need identified in 

the Mid and South West Wales Housing Assessment Housing Market Summary for 

Pembrokeshire (DRAFT: December 2019) and that which will be delivered by the emerging 

Local Development Plan, which we estimate will be 18 affordable units based on the Councilôs 

own figures. 

¶ The site is greenfield land with no known constraints that would affect the delivery or impact 

on the cost of developing the site.  

We welcome your initial views on whether you would be interested in developing the site for 100% 

affordable housing. We would be happy to discuss the matter further and believe that a discussion 

with all parties would be useful. If you are interested in our proposal we would be happy to facilitate 

a meeting, online or otherwise, to progress the matter as we hope to submit a planning application 

in the coming weeks. Just for clarity my email address and mobile are 

andrew@haystonplanning.co.uk  and 07515 851704. 

  

mailto:andrew@haystonplanning.co.uk
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Mr Sam Stalbow, Housing Officer from Ateb Group, confirmed in an email dated 14th September 2020 the 

following: 

ñI am pleased to confirm that following Fridayôs Development meeting, that ateb Group would be interested 

in developing the above site for 100% affordable housing and welcome a meeting to progress the matter.ò 

On 16th September an informal telephone conversation was also held between the Director of Hayston, Mr 

Andrew Vaughan- Harries, and Mr Will Lloyd Davies, Executive Director of Development for ateb Group. 

Mr Davies again repeated ateb Groupôs interest in this exemption site, however, also highlighted that Mill 

Bay Homes Ltd would more than likely be interested in the market housing of 55 dwellings. Ateb Group 

and Mill Bay Homes Ltd often do joint schemes and have delivered many successful projects throughout 

Pembrokeshire. 

 

Extracts from The Mid and South West Wales Housing Assessment Housing Market 

Summary for Pembrokeshire (DRAFT: December 2019) 

 

 

 

 

  

Extract from Housing: Calculation of Windfall Allowance - December 2019 



Hayston Developments & Planning Ltd - Clients – Charles Brunker, Alistair 
Brunker, Julian Irvine, Jessica Bickerton and Jemma Boddington 

18 

 

SITE 2 (Within PCNP) 

 

4.16 The above sections explain the logic behind seeking market housing on the allocated site and 

extending it into a rural exception site in the National Park. As noted in 3.1 above, Site 2 would be for 15 

affordable houses with an indicative layout comprising 3 pairs of semi-detached houses and 2 terraces of 

three houses, all with gardens and parking spaces.  

 

 

4.17 Pembrokeshire Coast National Park Authorityôs emerging Local Development Plan carries significant 

weight since the Inspectorôs Report on the Examination in Public has been published and given that its 

recommendations are binding. The Inspector has recommended the following changes to the plan: 

 

 
4.18 Although, PCNPAôs evidence with respect to affordable housing need is based on older housing 

market assessment (2014) than that which PCC uses it still identifies an affordable housing needs of 3 

houses in Lamphey Community Council Area within the National Park up to 2019 (Appendix C of this 

statement ï  Appendix 1 of   Pembrokeshire Coast National Park Management Plan (2015-2019) Local 

Development Plan 2 (2015-2031) Background Paper: Housing November 2018). Given that a need for 3 

affordable units has been identified over a 4-year period to 2019 it is safe to assume the need will increase 

by a similar rate over the following 12 years to the end of the Plan period.  

 

4.19 PCNPA has identified affordable housing sub-market areas within the National Park. Lamphey falls 

within the Southwest Coast Affordable housing sub-market area. There are no housing allocations 

proposed within LDP 2 for the Southwest Coast submarket area.  Small windfall sites are unlikely to provide 

enough affordable units to meet the areaôs need which will therefore almost certainly require the 

development of exception sites. That need could be met entirely on the proposed exception site.    

 

4.20 The Welsh Assembly Government wrote to Leaders and Chief Executives of all Local Authorities in 

Wales on 8th July 2019 to re-state the importance of securing affordable housing (letter attached as 

Appendix C of this report). The letter states the following: 
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ñPPW already allows local planning authorities to identify sites for up to 100% affordable housing. Whilst 

PPW also states that such sites are likely to be small in scale and number in relation to the total number 

of sites available, the need for social housing is now so acute that this policy needs to be implemented in 

a flexible way to reflect local circumstances.ò 

 

Our clientsô therefore hope that PCNPA will treat this proposal in the spirit of Welsh Governmentôs advice 

on the flexible application of affordable housing policy. 

 

4.21 Other relevant policies from LDP2 include: 1, 7, 8, 30, 31, 33, 47, 49, & 50. 

 

4.22 Finally it is important to note that the allocated housing site was originally within the National Park 

area. It was taken out of the Park, and came under PCCôs jurisdiction, following a National Park boundary 

review in November 1995. It was PCNPA that originally allowed the reserved the access to facilitate 

housing development on the site south of Cleggars Park. That land was subsequently allocated for housing 

by PCC when it came under their jurisdiction following the boundary review. It is our view that the proposed 

exception site should also have been removed from the National Park during the review, as it better relates 

to Lamphey Village than to the National Park landscape which locally forms the setting of the southern 

coastal area. Nevertheless, its development would represent a small incursion into the National Park which 

would have no impact on the Parkôs special qualities.    

 

4.23 In the South of PCNP, other than Tenby or Saundersfoot, its felt Lamphey is a very logical and 

sustainable village with an active school, railway station, bus route and facilities. It scores far better than 

Angle, Freshwater East, Hodgeston, Jameston and Lydstep, which are smaller villages. 

 

5.0 DESIGN, LAYOUT AND SCALE PARAMETERS 

 

5.1 Whilst design and layout are reserved, outline applications need to show acceptable scaled 

parameters. This is shown in Drawing P03 and indicates some indicative elevations of the market and 

affordable houses. These are scanned in below: 
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5.2 Design and scale are typical for a rural village, such as Lamphey and generally traditional in size, form, 

scale and design. Whilst the illustration shows two-storeys, the option of bungalows for the affordable units 

is possible with wide ranging scaled parameters. 

 

 

 
 

Scan of the Proposed Illustrative elevation (A-A In Context) of the Market Houses 

 

 

 

 
Scan of the Proposed Illustrative elevation (A-A In Context) of the Affordable Houses 

Which could be flats, bungalows or houses 
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6.0 PRECEDENTS 
 

6.1 In addition to the material considerations above, there are precedents for approval where residential 

developments have either straddled defined settlement boundaries and/or encroached into open 

countryside beyond. These are relevant and material to the determination of this application and discussed 

briefly below: 

 

Precedent Cases Within the PCC Area 

 

A) 09/1193/PA – Outline Application for residential development (including affordable housing), 

Holborn Farm, Holborn Gardens, Pentlepoir, Pembrokeshire. Conditional approval 11th May 2011 

(Committee Report attached as Appendix D).  

 

 
 

Scan of approved site layout 
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The following extracts are taken form the committee report that led to the approval of a housing scheme 

partly within and outside the settlement limits for Pentlepoir: 

 

 
 

 
 

B) 11/0583/PA – Full application for Erection of 41 affordable dwellings, Land East of Dale Road, 

Hubberston, Milford Haven, conditionally approved 22nd December 2011 (Committee Report 

attached as Appendix E). A planning application for housing within the settlement boundary of Milford 

Haven (10/0615/PA) demonstrated that the required affordable housing provision and other section 

106 requirements made the scheme unviable. The applicant negotiated with the Authority to provide 

market housing within the settlement boundary and provide 100% affordable housing on an exception 

site outside, but adjacent to, the settlement boundary. This is the same approach that we are proposing 

on behalf of our clients.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Scan of approved 

site layout 
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The following extracts are taken from the committee report that led to the approval of an exception site for 

41 affordable dwellings outside the settlement limit for Milford Haven: 

   

 
 

 
 

Precedent Cases Within the PCNP Area (Affordable Exception Sites) 

 

All the below cases show flexible to deliver affordable housing in sustainable locations. 

 

A) NP/11/073 – 3 Affordable Units at Hilton Crest, Nolton Haven, Pembrokeshire, SAS62 3NW 

(Pembrokeshire Housing Association) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Location Plan of the approved site 
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Photograph of the affordable houses in Nolton 

 

 

B) NP/08/072 – 2 Affordable Units at Bryn Deri, Llanychaer (Ty Cartref Housing Association) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photograph of the affordable units in Llanychaer 
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C) NP/19/0548/FUL – 17 Affordable Units Adjacent to Settlement Limits to the North of Bay 

View Terrace, Dinas Cross (Tai Wales & West Housing) 

 

 
Scan of approved plan of the proposed development 

 
 
D) NP/18/022/FUL – Proposed mixed-use development comprising of 32 open market units, 

7 affordable units, rural enterprise units, biomass district heating system, sewage 
treatment system and associated infrastructure upgrades at Home Farm, Broad Lane, 
Lawrenny, Kilgetty, Pembrokeshire, SA68 0PN 

 
Below is the Officers Appraisal from the Development Management Committee Report (1st May 
2019). This was recommended approval and the Committee accepted on 1st May 2019 and it 
should be noted that 6 of the affordable units are outside the settlement limits. 
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Approved Block Plan 
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E) NP/19/0522/FUL – 14 Affordable units and change of use from 85 tents and tours to 85 

static caravans – Buttyland Caravan and Camping Park, Manobier, Tenby  
 

This scheme is going to PCNP Development Management Committee on 2nd September 2020 with 
a recommendation of approval for 14 affordable units and a tourism upgrade. This site is within a 
mixed use site under LDP1 but outside the limits of LDP2. However, due to the benefits of community 
need for affordable housing is a material consideration to allow support. It was deferred for a site 
visit by Members and will be further reviewed at the October 2020 meeting. 
 

 
Scan of the proposed Master Site Plan 

 
 
Below are extracts from the Officerôs Appraisal to the Development Management Committee: 
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7.0 VIABILITY AND OTHER DEVELOPER CONTRIBUTIONS 
ASSESSMENT 
 

7.1 Nigel Sinnett Consulting Ltd has been commissioned to assess the 

viability of the scheme, in particularly in regard to PCNP / PCC 

Supplementary Planning Guidance óPlanning Obligationsô.  

 

7.2 Affordable units to a RSL, for example, could be 6 x 1 bedroom 

apartments, 7 x2 bedroom units and 2 x 3 bedroom units = 15 affordable 

units, instead of the stipulated 10% (5 units). To aid viability all other 

contributions could be relaxed and information on this assessment can be 

provided with the submission. Discussion on the suitability of the 

Development Viability Model (DVM) or 3 Dragonôs is being assessed, as 

it is clear PCC and PCNP have different approaches. 

 

8.0 SUMMARY/ CONCLUSION 

 

8.1 Both application sites are in a sustainable location within a service village on land currently 

allocated for housing and land immediately adjoining it. The principle of residential development is 

accepted on site 1. The development of site 2 would be consistent with Welsh Government advice 

on adopting a flexible approach to applying emerging National Park policy on sites for 100% 

affordable housing. Furthermore, there are local precedents identified above that demonstrate that 

a similarly flexible approach has been applied locally in the past, albeit outside the National Park.  
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8.2 The proposed development will deliver up to 55 market houses and up to 15 affordable houses 

meeting all of the National Parkôs current and most of its future housing needs in the area to 2031, 

and significantly contribute to meeting the housing needs of Lamphey outside the National Park.  

 

8.4 The proposed development accords with policies SP1, SP14, GN1, GN2, GN26, GN28, and 

GN37 in PCCôs the LDP and emerging policy in PCNPAôs LDP2.  We therefore request that the 

application be approved in outline with all matters reserved for future consideration. 

 

------------------------------ 

If any further information is required or alternative options/solutions need to be discussed, please do not 

hesitate to contact Hayston Developments & Planning Ltd. 

 

 

 

REPORT PREPARED BY 

PETER SEDGWICK BSC DIP TP MRTPI 

SENIOR PLANNER 

 

REPORT REVIEWED BY 

ANDREW VAUGHAN-HARRIES BSC DIP TP MRTPI 

DIRECTOR/PRINCIPAL PLANNER 
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