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Major Planning Application 

Town and Country Planning Act 1990 

 
Chief Planning 

Pembrokeshire County Council 

County Hall 

Haverfordwest 

Pembrokeshire 

SA61 ITP 

 

Dear Sir, 

 

Hayston Developments and Planning Ltd is making this application on behalf of J E Lawrence 

and Sons Ltd for the change of use of existing retail garage/workshop/offices to Class A1, B1, 

B2 and B8 use at former Old Green Bower Garage, Slebech, Haverfordwest, SA62 4PD. 

 

Proposal: Change of use from existing retail garage/workshop/offices to Class A1, B1, B2 and 

B8 use 

Site location: Former Old Green Bower Garage, Slebech, Haverfordwest, SA62 4PD 

Type of Planning Permission: Change of use 

Relevant Local Development Plan Policies: SP 1, SP 16, GN 1, GN 2, GN 6 GN 8, GN. 9 and 

GN. 37 

Parking Standards SPG (2013) 

Relevant National Policy: Planning Policy Wales: Edition 11 (February 2021); TAN 11 Noise 

(October 1997), TAN 18 Transport (March 2007) and TAN 23 Economic Development (2014) 

 

1.0 INTRODUCTION 

 

1.1 Please find enclosed the following supporting information: 

 

 Planning Statement and Justification Report (this document) 

 Application form and certificate of ownership 

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

 Drawing P02 – Overall Site Layout - Scale A3 @ 1:500  

 Drawing P03 – New Fence Details – Scale A3 @ 1:500 

 Appendix A – Details of planning permission reference 03/1598/PA dated 21 July 

2004 

 Appendix B – Details of planning permission reference 10/0301/PA dated 11 

February 2011 

 Appendix C – Details of planning permission reference 11/0367/PA dated 

16/09/2011 

 Appendix D – Company Overview and History 

 Application Fee – £460.00 (change of use) 
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1.2 The applicant, J E Lawrence, is a local family business which was established back in 1936, 

located at its base on Clarbeston Road a short distance to the east of Haverfordwest. It was set 

up as a road haulage business serving the dairy industry and over the years has successfully 

branched out into delivering fuels (coal and oil) and which now also incorporates a very 

successful agricultural machinery business. The applicants have explained that due to the 

expansion of the business there is now an urgent need for more workshop and parts storage 

space to accommodate the engineers and support staff and as well as the increasingly bigger 

machines coming in for repair. 

 

1.3 The applicants have recently bought the application site which is considered ideal for the 

expansion of their business. The site is ideally located close to its existing established 

Clarbeston Road site, it has excellent access onto the A40 and the site already has an 

established retail/industrial/commercial use and suitable buildings and land for display. The site 

would become their sales depot. The Clarbeston Road site would remain the main base for its 

fuel business operations. This application would enable this well-established local company to 

continue to expand and to serve the local and wider community. 

 

1.4 This report is prepared in accordance with the requirements of Policies contained within the 

Local Development Plan for Pembrokeshire and incorporates SPG Requirements for the 

Validation of Planning Applications (June 2010) and the Welsh Government Development 

Management Manual (05 May 2017). 

 

1.5 Major development is defined in Article 2 of the Town and Country Planning (Development 

Management Procedure) (Wales) Order 2012 (DMPWO) and includes development on sites of 

more than 1.0 ha. The site has an area of 2.2 ha. However, the DMPWO does not appear to 

clarify where a change of use application of this type would fall within the Order, and particularly 

where no new development is proposed. In this case, the proposal is not considered to give rise 

to any significant impacts. 

 

1.6 The DMPWO requires pre-application consultation (PAC) to be carried out by the 

developer/applicant on all planning applications for ‘major’ development’. Given that the 

application technically constitutes ‘major development’, this planning statement has been 

prepared for the purpose of describing and justifying the proposal to inform the pre-application 

consultations. 

 

1.7 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 

application to the Pembrokeshire County Council. 
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2.0 DESCRIPTION OF SITE AND LOCATION 

 

2.1 The application site is located on the northern side of the A40 at Slebech some 8 kms (5 

miles) to the east of the town of Haverfordwest. 

 

 
Location Plan – Drawing P01 

 

2.2 The main part of the site has historically been a garage/workshop and drifted into a top BMW 

garage/sales business about 15 years ago. The BMW business also branched out into using a 

retail unit located adjacent to the main site which was previously occupied by Happy Home 

Furnishers and Bensons Beds. The far western part of the site was previously occupied by 

Causeway Plant and before that Rolling Motorhomes which essentially used this part of the site 

for display purposes with a small workshop building. The site has been vacant for some time. 

The following photograph shows a view of the site from the A40: 

 

 
Site Frontage to A40 with former Happy Shopper’s Retail Building 
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2.3 The application site has a total area of 2.2 ha. The eastern and central parts of the site are 

occupied by various buildings which have been in use for various industrial/commercial 

purposes, including workshops, showrooms, offices, storage, vehicle valeting and trade sales 

counter areas. Prior to the acquistion of a large building within the central part of the site, this 

was was historically used for retail purposes. The buidings are functional in their form and 

appearance. The following section of photographs shows the existing buildings on site: 

 

      
 

      
Recent photographs from September 2021 

 

2.4 There are extensive areas available for parking between the buildings together with a vehicle 

parking/compund area furher to the rear of this part of the site. 

 

2.5 The western part of the site is more open with a small workshop building located towards 

the north-west corner, within a fenced off area. This part of the site was previously used for the 

open display of plant/machinery and before that motorhomes. 

 

2.6 The site benefits from two centrally positooned vehiciular access points off the A40, with 

good visibility in both directions across grass verges. 

 

2.7 The side and rear boundaries of the site are generally enclosed by either security or timber 

fencing. There are also some trees and vegetation to the rear. 

 

2.9 The rear part of the site is currently being cleared to create an additional parking and 

compound area, with access via the rear part of the site. These works formed part of a planning 
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permission granted in July 2004 (reference 03/1598/PA) which also included extensions and 

alterations to the existing garage/workshop buildings associated with the BMW vehicle franchise 

use of the site. These works are considered to be extant due to the fact that this permission was 

implemented by virtue of the other approved development caried out by BMW. 

 

2.10 To the east and extending to part of the rear of the site is a site in commercial use. This 

site is operated by A40 Garage Services and includes some building on the site frontage. To 

the west of the site is a detached residential property, known as Thornbush. There is a Church 

on the opposite side of the road to the south-west. 

 

2.11 In addition to the application site, there is some additional land in the same ownership to 

the north. This land is generally well wooded. The immediate area is generally one of open fields 

interpersed with areas of woodland. There are two public rights of way located to the west of the 

site (between the site and the neighbouring propery Thornbush) and to the east of the site just 

beyond the A40 Garage Services site. These link up with a public bridleway further to the north 

and which eventually lead up to Wiston further to the north. 

 

3.0 PLANNING HISTORY 

 

3.1 The site has historically comprised three main uses, although it has remained vacant for 

several months following the closure of the BMW vehicle franchise which occupied most of the 

site and buildings. There are three planning permissions which affect the application site which 

are addressed in turn below. 

 

Planning permission reference 03/1598/PA 

 

3.2 In July 2004, planning permission (reference 03/1598/PA) was granted for the partial 

redevelopment of the eastern part of the current application site together with the creation of a 

new parking/compound area on land to the rear of the site. The enhanced facilities were required 

to comply with BMW’s business needs. The proposed development included the erection of a 

new showroom and office building located in the front south-eastern corner of the site, a front 

extension to an existing workshop building and the erection of a smaller valet bay building, 

together with a reconfiguration of the parking areas. To accommodate the development a 

detached bungalow and house were required to be demolished. A new and replacement 

vehicular access to serve the development was also created from the A40. The details of this 

planning permission are attached at Appendix A. 

 

3.3 This permission did not affect the more central part of the application site, which at the time 

was occupied by a retail building, or the more open western part of the application site. 
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Approved Location Plan - Application 03/1598/PA 

 

 
Approved Overall Site Layout Plan – Application 03/1598/PA 

 

3.4 We have noted the description as set out in the formal Decision Notice of Approval dated 21 

July 2004. Whilst this includes most the development works proposed, it does not specifically 

mention the creation of a new parking/compound area located to the rear. However, this part of 

the development clearly falls within the application site area and is clearly shown on the 

submitted drawings, including the approved overall site layout plan date stamped 4 June 2004. 

It is also clearly referred to in the description of development on the application form. It therefore 

forms part of the planning permission. 
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Condition 2 states the following: 

 

‘The development shall not be carried out other than in strict accordance with the amended 

plans received on 4 June 2004 and 12 July 2004 except for the alterations to the existing 

showroom will shall be as the plans dated 18 March 2004.’ 

 

Reason 

 

‘To ensure a satisfactory form of development.’ 

 

3.5 The above condition confirms the plans that were the subject of the planning permission, 

which included the car parking/compound area to the rear of the site. Whilst the rear car 

parking/compund area was not implemented as part of the rest of the development at the time, 

it remains extant by virtue of the rest of the permission having being implemented. The 

applicants are therefore in the process of providing this additional area which in our view can be 

lawfully carried out. 

 

Condition 4 is also of some relevance which relates to the use of the site, which states: 

 

‘The premises shall be used as only authorised by this consent and shall not be used for any 

purpose in Class A1 shops of the Schedule of the Town and Country Planning (Use Classes) 

Order 1987, or in any provision equivalent to that Class in any statutory instrument revoked and 

re-enacting that Order with or without modification.’ 

 

Reason 

 

‘For the avoidance of doubt.’ 

 

3.6 It is noted that whilst the planning permission did not actually condition the precise use of 

the site, the above condition 4 would appear to refer to the terms of the permission, as set out 

in the application description. 

 

3.7 The wording of the above condition would suggest that the use of the main part of the site 

(as covered by the 2004 permission) was that as proposed by the BMW vehicle franchise. In 

our view, this would have excluded any other retail use of the site, such as by another occupier. 

The use of this part of the site could be regarded to be ‘sui generis’ which would include a car 

showroom use. 

 

3.8 Further, it is noted that no conditions were imposed which may have restricted the opening 

and/or operational hours at the site. 

 

Planning permission reference 10/0301/PA 

 

3.9 In February 2011 planning permission (reference 10/0301/PA) was granted for the erection 

of a small single storey workshop building to be sited towards the north-western part of the 

current application site. This application was submitted by Rolling Motorhomes which had 

occupied the site since September 2000 for the display and sale of motorhomes. The applicants 
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explained that such a building was reasonably required to support the business. The details of 

this application are attached at Appendix B.  

 

Condition 4 restricted the use of the building, which states: 

 

‘The premises shall be used for servicing and repair of motorhomes only and for no other 

purpose including any other purpose in Class B2 of the Schedule of the Town and Country 

Planning (Use Classes) Order 1987, or in any provision equivalent to the Class in any stautory 

instrument revoking and re-enacting that Order with or without modification.’ 

 

Reason 

 

‘In the interests of amenity…’ 

 

3.10 Clearly, the wording of this permission restricts the use of the workshop building, and 

perhaps, the use of the western part of the current application site from any other 

occupiers/operators of the site, effectively being limited to motorhomes only. In our view, this 

condition would appear to be unduly restrictive. However, it appears the site was subsequently 

occupied by another business, known as Causeway Plant. 

 

Planning permission reference 11/0367/PA 

 

3.11 In September 2011 planning permission (reference 11/0367/PA) was granted for the 

erection of a retail unit with storage and office facilities to be used in association with the 

commercial use of the site by Rolling Motorhomes. This building was located on land to the 

immediate west of the existing retail building occupied by Happy Home Furnishers/Bensons 

Beds. However, this permission was not implemented and has therefore lapsed. The details of 

this permission are attached at Appendix C. 

 

Overall Conclusion 

 

3.12 The current application site therefore consists of a a number of varied past uses. These 

uses have included the use of site for garaging/workshop purposes, retail, and vehicle 

showroom purposes and for the display/sale of motorhomes and cars. It could therefore be 

regarded to have mixed use, with the part use of a site for car showroom and/or for the display 

of motor vehicles, normally regarded to be ‘sui generis’. The retail unit on the site would clearly 

have had a Class A1 retail use, with BMW taking this over believing their showroom use also 

fell within this use category, and no planning permission was required. The use as a showroom 

would have fallen within the sui generis use category. However, it is possible that the more 

recent use of the former retail unit as part of the BMW franchise for than 10 years would have 

been lawful for planning purposes. 

 

3.13 In many cases, permission is normally required in order to go from one sui generis use to 

another or to and from another use with another part of the Use Classes Order. However, this 

is not always the case, particularly where the characteristics of an existing and proposed use 

are not materially different. This would normally be assessed on a case by case basis. 
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3.14 There is an argument to suggest that as the characteristics of the proposed use is similar 

to that of the past use of the site there would be no material change of use. However, the history 

of the site is complicated with some of the planning permissions containing conditions which 

restricted certain parts of the site, either in terms of a specific use or user. In this case, the BMW 

vehicle franchise or Rolling Motorhomes. 

 

3.15 Further, at one point in time, the site could be considered to have been in use as three 

different planning units – the garage/workshop use to the east, the retail unit in the centre, and 

the sale/display of motorhomes/plant to the west of the site. This application would effectively 

bring the site into one inter-related use and planning unit and operated by J E Lawrence Ltd. 

 

3.16 Therefore, as it is likely that an up to date planning permission would be required for certain 

aspects of the proposal, and for reasons of clarity, we consider it expedient to submit a formal 

planning application for a change of use of the site for a mixed use for J E Lawrence and Son 

Ltd. 

 

4.0 BACKGROUND AND PROPOSAL 

 

4.1 This application essentially seeks the change of use of the site from a range of 

industrial/commercial uses to a similar range of similar uses which would fall within Classes A1, 

B1, B2 and B8 of the Use Classes Order 1987 (as amended). The proposed uses would 

generally comprise offices, light industry, general industry and storage/purposes under a single 

planning unit to be operated by the applicants, together with a significant retail sales element. 

The layout is shown in Drawing P02 which is scanned in below: 

 

 
Proposed Overall Site Layout – Drawing P02 
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4.2 Therefore, the proposal simply seeks to establish a different industrial/commercial use of the 

site to meet the specific requirements of the applicants. There would be no operational 

development, including any redevelopment, extension or alterations to the buildings or overall 

site layout. 

 

4.3 The applicants are a well-established and very successful local family business, which has 

been passed through the generations. The background to the proposal and overview of the 

business is provided in a statement attached at Appendix D. This highlights that the business 

was established back in 1936 and through expansion and change, now incorporates a range of 

business interests which continues to serve the local and wider community, including 

Pembrokeshire, West Carmathenshire and South Ceredigion. 

 

4.4 The applicants have an established site in Clarbeston Road and explain that due to the 

success of the business, particularly in respect of the agricultural machniery side, there is an 

urgent need for more workshop and parts storage space, including the increasingly bigger 

machines coming into repair. This new site would become its agricultural machinery sales depot 

but with the office and trade counter elements being more ancillary to the overall depot use of 

the site. 

 

 
Source: JE Lawrence website at Clarbeston Road 

 

4.5 In terms of employment, the applicants explain the following: 
 
‘There are currently 45 employees, but this number is limited by the lack of available space in 

the buildings at the Clarbeston Road site. With extra space there would be an immediate need 

for at least five new employees and it is likely that this number would increase as the company 

evolves at the new Green Bower site under the management of Richard Lawrence and his son 

Ellis who has recently commenced his training.’ 

 

4.6 The proposed use of the site and various buildings are set out on the submitted Overall Site 

Layout Plan. 

 

4.7 The building in the far south-eastern corner of the site, a former BMW car showroom/offices 

building would be used for a similar purpose but for machinery equipment and offices. 
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4.8 An existing valet building located to the back of the main parking area would be used for the 

same purpose. 

 

4.9 The rear section of the main building within the centre of the site, a former mini workshop 

building, would continue to be used as workshops for the applicants business. The front section, 

which was built as an extension under the 2004 planning permission (reference 03/1598/PA) as 

mini offices and showroom would simply be used as a showroom for agricultural machinery and 

some offices. 

 

4.10 The western most building was once used as a retail unit, occupied by Happy Home 

Furnishers and Bensons Beds, prior to it being also used by the BMW vehicle business. This 

building is sub-divided into three areas. The proposal would make use of this building for as 

workshops in the rear section, a parts and general storage area within the central section, with 

the front section being used as a showroom and trade counter area. 

 

4.11 The western part of the site would be retained as an open display area, for JCB 

machinery/equipment. The small workshop building which was erected under a 2011 planning 

permission (reference 10/0301/PA) would continue to be used as workshops. 

 

4.12 There would be no change to the overall site site, with the existing two vehicular access 

points off the A40 and the main parking and compound areas being retained as part of the 

proposal. The available parking areas would include the new parking/compound area being 

created towards the rear of the site. 

 

4.13 Although no operational development is proposed, the application includes some 

biodiversity enhancements. It is proposed to attach two bat boxes and two bird boxes on two 

elevations of the small workshop building located towards the north-western corner of the site 

(which is compulaory on all new planning applications). 

 

5.0 PLANNING POLICY ASSESSMENT 

 

Local Policy 

 

5.1 The site falls within the administrative area of the Pembrokeshire County Council (PCC). In 

February 2013 the Council adopted the Local Development Plan (LDP) for that part of the 

County not within the National Park. The following are the key policies relating to this application: 

 

SP. 1 – Sustainable Development 

SP. 16 – The Countryside 

GN. 1 – General Development Policy 

GN. 2 – Sustainable Design 

GN. 6 – Employment Proposals 

GN. 8 – Protection of Employment Sites and Buildings 

GN. 9 – Extensions to Employment Sites 

GN. 37 – Protection and Enhancement of Biodiversity 

 

 



Hayston Developments & Planning Ltd – Client J E Lawrence and Sons Ltd 

13 

 

5.2 The County Council is currently working on a Replacement Local Development Plan for 

Pembrokeshire. Whilst work on this Plan started back in 2018, its progress has been significantly 

delayed due to the Covid-19 pandemic with a further delay confirmed by the Council. Therefore, 

given the circumstances, little if any weight can be given to this emerging Plan at this stage. 

 

SP1 Sustainable Development  

All development proposals must demonstrate how positive economic, social and 

environmental impacts will be achieved and adverse impacts minimised. 

 

5.3 The proposal involves the expansion of an existing and well-established local business. The 

current proposal is considered to meet the requirements of this strategic policy as it seeks to 

accommodate the immediate and future needs of the business by making use of a nearby site 

which has in the past had been in use for various industrial/commercial purposes. The site has 

been vacant for several months. 

 

5.4 The proposal can provide both economic and environmental benefits, although any social 

benefits are likely to be limited due to the nature of the development. The economic benefits of 

the proposal would be significant in that it would help support a successful local business to 

expand, which has outgrown its existing site, and requires additional space. Additional local 

employment would also be created by the proposal. 

 

5.5 The existing site is currently lying vacant and is likely to fall into disrepair and possible 

vandalism without a new use. The proposal would simply make use of the existing site and 

buildings and given the similar characteristics of the proposed new use when compared with the 

past use of the site, it is unlikely to have any greater impact than the previous use on the locality. 

Some biodiversity enhancements are also proposed. 

 

5.6 The proposal would therefore represent a form of sustainable development. 

 

SP.16 The Countryside 

The essential requirements of people who live and work in the countryside will be met 

whilst protecting the landscape and natural and built environment of Pembrokeshire and 

adjoining areas. Development which minimises visual impact on the landscape and 

relates to one of the following will be promoted: 

1. Enterprises for which a countryside location is essential 

2. Opportunities for rural enterprise workers to be housed in suitable accommodation 

that supports their employment; and 

3. The re-use of appropriate existing buildings. 

 

5.7 The applicatiion site is located within the countryside. The supporting text to the policy 

explains that all locations outside the settlement boundaries are considered to be countryside. 

Generally, national and local planning policies generally direct new development to the main 

urban areas and settlements and where there is strict control over new development areas 

defined as being in the countryside. However, Criterion 3 states that the reuse of appropriate 

existing buildings will be promoted. Further supporting paragraph 5.82 states the following: 
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‘New business development proposals within the countryside will need to demonstrate that a 

countryside location is essential for their business. Existing businesses will be supported by 

allowing extensions where appropriate. Where development has to take place to meet the 

essential requirements of people who live and work in the countryside, it is important that the 

visual impact of any development in minimised.’ 

 

5.8 The existing JE Lawrence Ltd business is located on the western edge of the service village 

of Clarbeston Road, situated some 9 kms (6 miles) to the the north of the application site via 

Deepford Lane. The application proposal is to support the expansion of an existing and well-

established local business. 

 

5.9 The proposal would involve the change of use of an existing nearby indiustrial/commercial 

site which is cureently vacant. The proposal would not involve the creation of a new site or the 

extension of an an existing site into the countryside. The proposal would help meet the essential 

requirements of people who work in the countryside and and a business which serves people 

and businesses in the local and wider rural community. 

 

5.10 The proposal would simply make use of an existing site and its buildings. Given that there 

would be no additional new development proposed and that the characteristics of the proposed 

use would be very similar to the past use on the site, it is contended there would be very little if 

any additional impact upon the character or amenities of the area. 

 

5.11 On this basis it is considered the proposal meets the objectives of Policies SP. 1 and SP. 

16. 

 

GN. 6 Employment Proposals 

Employment proposals (B1, B2 and B8) on unallocated land will be permitted: 

1. On sites within Settlement Boundaries; 

2. On sites well related to a Settlement Boundary if no sites within the same Settlement 

Boundary exists to serve the development; 

3. In countryside locations only if no other suitable sites exist and the enterprise 

requires such a location; and in all cases provided no allocated sites can reasonably 

accommodate the proposed development. 

 

5.12 The application relates to a countryside location outside any Settlement Boundary and 

does not relate to an allocated employment site. However, the site relates to a well established 

site which has been in use for retail/industrial/commercial purposes for many years. Therefore, 

in accordance with supporting paragraph 6.37, the proposal complies with the suggested 

sequential test is that it makes use of an existing employment site rather than creating a new 

site in the countryside. 

 

GN. 8 Protection of Employment Sites and Buildings 

The proposals to redevelop, or use, business, general industrial, storage or distribution 

sites or buildings for other purposes will only be permitted where one of the following 

criteria is met: 

1. The prsent use is inappropriate for the locality; 

2. There is adequate alternative provision for employment land in the vicinity; or 



Hayston Developments & Planning Ltd – Client J E Lawrence and Sons Ltd 

15 

 

3. The continued use of the site or premises has been shown to unviable. 

 

5.13 The purpose of this policy is to ensure that existing sites used for employment purposes 

are not lost to other uses unless thee is a clear justification for accepting an alternative use. The 

site relates to a small cluster of industrial/commercial buildings located on the A40. Whilst the 

proposal could be argued to result in the loss of part of the site which once had a retail use, this 

use ceased some time ago being replaced by the wider use of much of the site as a BMW 

vehicle franchise. As the proposal would retain the site in overall employment use there would 

be no conflict with this policy. 

 

GN. 9 Extensions to Employment Sites. 

Proposals to diversify or intensify employment uses and / or extend them onto adjacent 

land will be permitted where the scale and nature of the original development together 

with the extension is compatible with its location. 

 

5.14 Supporting paragrpah 6.49 stating that “this policy will support the Pembrokeshire economy 

by facilitating business growth in appropriate cases”. 

 

5.15 The proposal seeks to accommodate the expansion needs of an existing and well 

established business. In this case, the proposal seeks to make use of a nearby site that has had 

an employment use as an ‘extension’ to an existing employment site. The existing business has 

a lack of space on its existing site at Clarbeston Road and rather than seeking to possibly extend 

this existing site into the adjoining open countryside, the applicants have identified this nearby 

site which is considered ideal in meeting its expansion needs. The expansion is therefore 

compatible with its location. 

 

5.16 On this basis it is considered the proposal meets the overall objectives of employment 

Policies GN. 6, GN. 8 and GN.9. 

 

GN.1 General Development Policy 

Development will be permitted where the following criteria are met:  

 

1. The nature, location, siting and scale of the proposed development is compatible with 

the capacity and character of the site and the area within which it is located; 

2. It would not result in a significant detrimental impact on local amenity in terms of visual 

impact, loss of light or privacy, odours, smoke, fumes, dust, air quality or an increase in 

noise or vibration levels;  

3. It would not adversely affect landscape character, quality or diversity, including the 

special qualities of the Pembrokeshire Coast National Park and neighbouring authorities; 

4. It respects and protects the natural environment including protected habitats and 

species;  

5. It would take place in an accessible location, would incorporate sustainable transport 

and accessibility principles and would not result in a detrimental impact on highway 

safety or in traffic exceeding the capacity of the highway network;  

6. Necessary and appropriate service infrastructure, access and parking can be provided; 

7. It would not cause or result in unacceptable harm to health and safety; 

8. It would not have a significant adverse impact on water quality; and  
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9. It would neither contribute to the coalescence of distinct settlements nor create or 

consolidate ribbon development. 

 

5.17 In terms of the criteria of Policy GN1, whilst the proposal simply involves the change of use 

of a site for a similar retail/industrial/commercial use, it would comply with the overall objectives 

of this overarching environmental policy which applies to all development proposals. 

 

5.18 The application site has an existing (albeit currrently vacant) retail/industrial/commercial 

use. The proposal would not involve any new development, whether it be by either new 

development or extensions to existing buildings. The nature and characteristics of the proposed 

use would be very similar to the past use of the site, albeit that some of the buildings may be 

used for a slightly different purpose. The wider site would sinply be used for either the parking 

or display of vehicles associated with the biusiness. For these reasons, the proposal would be 

entrirely compatible with the character and capacity of the site and the area within which it is 

located. 

 

5.19 There would be no negative impact upon local amenity. The proposed change of use is 

unlikely to have any materially greater impact than the past use of the site. The various parts of 

the premises would be used in a similar way. Adjoining the site to the east is a site in commercial 

use and which extends to the rear of part of the application site. 

 

5.20 To the west of the site is a detached residential property known as Thornbush. This property 

is partly screened by some boundary trees and other vegetation together with the presence of 

part of a Public Right of Way. The use of the western part of the site would be little different from 

the past use of the site, which would be used as a JCB/machnery display area. 

 

5.21 As noted from the review of the history above, we are not aware of any restrictions on the 

operation of the site, such as business or operational hours. However, the proposed use of the 

site would operate within normal business hours. With the exception of the residential property 

to the west and the church almost opposite, there are no other noise sensitive uses in the vicinity 

of the site. The proposal would not result in any additional visual impact and is unlikely to result 

in any adverse impacts such as in terms of noise, vibration or air quality. The workshop and 

valetting type uses would be contained within the existing buildings. 

 

5.22 The proposal would not have an adverse impact upon landscape character. The premises 

are existing and in terms of the more visible outside areas, these would simply be used for a 

similar parking and display purposes as previously. The surrounding boundary trees and other 

vegetation would be retained. The proposal should be seen within the context of an existing 

small business park and where the A40 has a significant influence upon the rural character of 

the area. 

 

5.23 The application site is clearly within a highly accessible location, with convenient access 

onto the adjacent A40. The site is ideally located to serve the needs of the applicant and the 

expansion of its business located a short distance to the north. 

 

5.24 Use would be made of the existing vehicular access and parking arrangements at the site. 

The site benefits from two vehicular access points which have good visibility in both directions. 
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As the access and parking arrangements were suitable in respect of the past use of the site, 

there is no reason why these arrangements would not be as equally suitable to serve the 

proposed development, given the similar characteristics of the proposed and past use of the 

site. Whilst we have reviwed the Council’s Parking Standards SPG, the application proposal 

relates to an existing site with no new development. The on-site parking provision, which 

includes the lawful extension to the north, is considered more than adequate to serve the 

development and operational needs of the applicant. Further, the proposal is unlikely to result 

in any material change to traffic movements to and from the site which compared to the past 

use of the site. This would not exceed the capacity of the local highway network. 

 

5.25 Whilst there is a public right of way (reference SP39/6) which borders the site to the west, 

this is not directly affected by the proposal. Its route lies outside the application site. Any views 

of the application site from users of this right of way would be little different from the past use of 

the site. 

 

5.26 The site is already served by existing utility infrastructure, such as electricity, water and 

sewrage services. No additional or improvements to existing infrastructure is required. 

 

5.27 Given the past use of the site, the proposal is unlikely to have any implications in respct of 

heath and safety or water quality. 

 

5.28 The proposed change of use would be contained with the existing site parameters, 

including the existing buildings on the site. The proposal would not result in any encroachment 

into the surrounding countryside. 

 

5.29 On this basis it is considered the proposal meets the objectives of Policy GN. 1. 

 

GN2 Sustainable Design 

Development will be permitted where relevant criteria are met: 

1. It is of a good design which pays due regard to local distinctiveness and contributes 

positively to the local context;  

2. It is appropriate to the local character and landscape/townscape context in terms of 

layout, scale, form, siting, massing, height, density, mix, detailing, use of materials, 

landscaping and access arrangements / layout;  

3. It incorporates a resource efficient and climate responsive design through location, 

orientation, density, layout, land use, materials, water conservation and the use of 

sustainable drainage systems and waste management solutions;  

4. It achieves a flexible and adaptable design;  

5. It creates an inclusive and accessible environment for users that addresses community 

safety;  

6. It provides a good quality, vibrant public realm that integrates well with adjoining 

streets and spaces and  

7. It contributes to delivering well designed outdoor space with good linkages to 

adjoining streets, spaces and other green infrastructure. 

 

5.30 Although not strictly relevant to this application, the proposal is considered to represent a 

sustainable form of development. The proposal relates to large industrial/commercial site which 
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is currently vacant. The proposal would simply put the premises back into a beneficial 

employment use. 

 

5.31 The existing buildings are clearly functional in therms of their form and design, reflecting 

the more recent and past use of the site. Many of the buildings are in good condition, with some 

of the buildings or their extensions only being erected within the past 15 years. No alterations 

are proposed or required to make the buildings suitable for their intended purpose. 

 

5.32 The premises are well established within their inmediate landscape context. There would 

be no additional impact upon the locality. 

 

5.33 The proposal would retain an inclusive and accessible environment for both employees 

and visitors to the site. There would be no change to overall layout of the site. 

 

5.34 On this basis it is considered the proposal meets the objectives of Policy GN. 2. 

 

GN. 37 Protection and Enhancement of Biodiversity 

All development should demonstrate a positive approach to maintaining and, wherever 

possible enhancing biodiversity. Development that would disturb or otherwise harm 

protected species or their habitats, or the integrity of other habitats, sites or features of 

importance to wildlife and individual species, will only be permitted in exceptional 

circumstances where the effects are minimised or mitigated through careful design, 

work scheduling or other appropriate measures. 

 

 

 

 

 

 

 

 

 

Scan of Drawing P02 showing the proposed ecological enhancements 

 

5.35 The application proposal relates to an existing and well-established employment site, 

situated on the northern side of the A40. The application simply involves the change of use of 

the existing premises for a similar industrial/commercial use with no associated new 

development or extension to the existing buildings or site. Therefore, the nature conservation 

interests of the locality would not be affected by the proposal. 

 

5.38 In view of the nature of the application, it could be argued that biodiversity enhancements 

would not be required. However, the proposal includes the incorporation of some biodiversity 

enhancements in the form of bird and bat boxes on one of the smaller workshop buildings. This 

is considered to be the most appropriate location given its position away from the main site 

operations and its proximity of woodland on adjacent land. This is a welcome benefit of the 

proposal. 
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5.39 On this basis it is considered the proposal meets the objectives of Policy GN. 37. 

 

National Policy 

 

5.40 The application proposal also has the support in National policy. PPW Edition 11 (February 

2021) sets out the approach to achieving sustainable development and the concept of place-

making. 

 

5.41 The document gives strong support to economic development, including the rural economy. 

The applicant’s business serves the local and wider community, including rural areas. At 

paragraph 5.4.13 amongst other matters, it states that planning authorities should ‘…promote 

the reuse of previously developed, vacant and underused land.’ In this case, the proposal would 

make use of previously developed land and vacant premises. 

 

5.42 In terms of the rural economy, paragraph 5.6.3 states ‘…many commercial and and light 

manufacturing activities can be located in rural areas without causing unacceptable disturbance 

or other adverse effects’ and that ‘…while some employment can be created in rural locations 

by the reuse of existing buildings, new development will be required in many areas.’ In this case, 

the proposal would make the use of existing vacant buildings and is a use which can be carried 

out in this location without causing unacceptable effects. 

 

5.43 One of the key objectives of PPW and TAN 23 is that the planning system should steer 

development to appropriate locations. At paragraph 1.1.6 it states the following: 

 

‘Recognising the whole economy contribution to economic growth is therefore important; 

however, the traditional land use classes B1 -B8 must continue to be planned for in a sustainable 

way as these form the cornerstone of many development plan employment policies and site 

allocations. This TAN therefore deals principally with the B classes.’ 

 

5.44 One of the high level planning objectives is stated under paragraph 1.2.1, as follows: 

 

‘The economic benefits associated with development may be geographically spread out fae 

beyond the area where the development is located. As a consequence, it is essential that the 

planning system ecognises, and gives due weight to, the economic bebefits associated with 

new development.’ 

 

5.45 The proposal is considered to be in an appropriate location, which makes use of an existing 

site with a lawful retail/industrial/commercial use (albeit currently vacant) and is ideally located 

to serve the applicant’s business interests. The site is ideally located from a logistical point of 

view and how it relates to the operation of the existing site at Clarbeston Road. No environmental 

or social harm would be caused by the proposal, balanced against the significant economic 

benefits of the proposal. 
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6.0 CONCLUSION 

 

6.1 This application relates to an established retail/industrial/commercial site situated in a rural 

location on the northern side of the A 40, a short distance to the east of the town of 

Haverfordwest. 

 

6.2 The applicants are a well-established and successful local business which has served the 

local and wider community for over 80 years. Due to the success and on-going expansion of the 

business, the applicant has explained that given insufficient space on their existing site, there is 

in urgent need of additional space. The proposed site would operate as their main sales depot. 

 

6.3 The application should to be relatively straightforward. The proposal simply seeks a change 

of use of the site for a slightly different retail/industrial/commercial use of the site and associated 

buildings. In our view, the proposed use would have very similar characteristics to the past use 

on the site which is unlikely to have any additional effect upon the rural character and amenities 

of the area or to give rise to any additional environmental impacts. 

 

6.4 The acquisition of this site would only provide additional support to an existing local business 

and allow it to continue to expand with the added benefit of future employment opportunities. 

This strongly supported by local and national planning policy. 

 

6.5 The site would remain in retail/industrial/commercial use and put this large vacant site back 

into a medium and long-term employment use. 

 

6.6 The proposal would not involve any operational development, such as extensions or 

alterations to existing buildings or to the overall layout of the site. 

 

6.7 The existing vehicular access and parking arrangements are considered sufficient to serve 

the proposed use and operation of the site. 

 

6.8 The proposal is therefore considered to have significant planning merit and would be in full 

accordance with local and national planning policy. We would therefore welcome the support 

of the Council. 

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

 

If any further information is required or alternative options/solutions need to be discussed, 

please do not hesitate to contact Hayston Developments & Planning Ltd. 

 

Yours sincerely 

 

REPORT PREPARED BY 

PAUL HARDWICK BSC (Hons) MRTPI 

SENIOR PLANNER 

 

REPORT REVIEWED BY 

ANDREW VAUGHAN-HARRIES BSC (HONS) DipTP MRTPI 

DIRECTOR/PRINCIPAL PLANNER 
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