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1. Introduction and Context to the Planning Application
This Planning Statement has been prepared in support of an Outline Planning
application submitted by GRD Limited, in relation to the following development
proposal at Land on the West and East of Glasfryn Road, St Davids, Pembrokeshire.
The site falls within the jurisdiction of Pembrokeshire Coast National Park (‘PCNP’)
and forms an integral part of the adopted Local Development (LDP).
The Outline Planning application seeks planning permission for:
•

Construction of 58 dwellings and associated works on Land on the
West and East of Glasfryn Road, St David’s, Pembrokeshire.

The statement describes the application site and proposals, including background
information such as relevant planning history, and provides a review of current and
national planning policy pertinent to the application. The statement evaluates the
proposals against the identified planning context and other material considerations
before concluding on the overwhelming reasons for the grant of full planning
permission for the development.
GRD Limited
GRD Limited was established in 2010 as a family owned small residential developer,
specialising in the construction of bungalows in Carmarthenshire. GRD Limited have
delivered a number of successful schemes and have built a distinguished reputation
supported by year on year growth since their initial inception.
Structure of this Statement
This statement is structured as follows:
•

Section 2: Provides a description of the characteristics of the site and
surrounding area and provides details regarding the planning history
associated with the application site and surrounding plots;

•

Section 3: Identify and briefly summarises the relevant planning policy
framework from a national and to local level, taking into account the
statutory development plan;

•

Section 4: Provides details of the development proposed;

•

Section 5: Analyses the key planning considerations arising from the
proposed development against the planning policy framework identified in
Section 5 and sets out justification for the development proposed; and

•

Section 6: Sets out our conclusions in relation to the assessment of the
proposals, finding that the proposals represent an appropriate form of
development.
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2.Site, Surroundings and Planning History
Site Location
The proposed site is located to the west and east of existing residential development
in the settlement of St David’s.
A site location plan is provided at Appendix 1
Site Description
The proposed site covers an area of approximately 6 acres and is split into two
parcels. These are identified as parcels A and B on the location plan for ease of
reference. On the eastern and western boundary lie existing residential properties,
with the A487 running directly adjacent to the southern boundary of the site. It is
pertinent to note that a residential development has recently been approved adjacent
to the immediate north of the application site.
The site currently comprises pasture land and is generally flat in topography with no
visible signs of contaminants.
Mature trees enclose the western parcel of land (parcel B) and northern boundary of
the eastern part of the site. Cloddiau hedgebanks also run along the southern
boundary of the proposed site and along both sides of Glasfryn Road, providing a
natural buffer from the existing road (A487) and Glasfryn Road.

Aerial Photograph
(Source: Google)
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In April 2017, works were completed on Glasfryn Road, which upgraded the road to a
two-way route with a footway along the western side of the road that connects with
the existing footpath from Glasfryn Road to the City Centre along the A487 in the
centre of St Davids.

Context and Surroundings
Surrounding Land Uses
The proposed site is located adjacent to a predominantly residential area. The
dwellings that adjoin the western and eastern boundaries of the proposed site are
detached properties, comprising a variety of building styles and dates of construction.
To the south lies St Davids Visitor Centre and associated car park. To the immediate
north of the Western Parcel (parcel B) lies pasture land and further north the recently
approved Pembrokeshire Housing Association/Swangate mixed use scheme. To the
north of the parcel A lies a Welsh Water facility and further north St Davids
Assemblies Ltd, a light manufacturing use.
The settlement of St David’s contains a number of services and facilities, including:
- A public house;
- School;
- Shops;
- Railway Station; and
- A number further services in light of its sustainable nature.
Ysgol Dewi Sant School lies approximately 0.5km to the east of the site on the A487.

Ecology
BE Ecology were commissioned to undertake an extended phase 1 Habitat Survey
the full findings are set out in a separate supporting document.
No part of the site is covered by National or International designation for its
conservation importance. No such sites are located within a 0.3km radius of the site.
No part of the site is covered by a local designation such a Site of Interest to Nature
Conservation (SINCs). The proposed site lies approximately 220m away from the
boundary of the North West Pembrokeshire Commons, Special Area of Conservation
(SAC) and Waun Fawr, Ty Dewi, SSSI. There are no Tree Preservation Orders
(TPO’s) on the site.
The layout demonstrates that a scheme can be delivered that fully respects and
enhances the ecological interests of the site.
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Heritage and Archaeology
No listed buildings or Scheduled Ancient Monuments are located within the site
boundary. The site lies outside the St Davids Conservation Area which is focused
around the historic core of the City. A plan of the conservation area is provided
below.

The nearest Welsh Archaeological Trust record to the site is Erw Maen Llwyd
standing stone which is adjacent to the A487 opposite St Davids rugby club.
The site lies within the St Davids and Ramsay Island Landscape of Outstanding
Historic Interest as defined by Dyfed Archaeological Trust (DAT). This non-statutory
designation identifies the landscape area as one of ‘outstanding’ historic character
and accompanies the entirety of the St Davids peninsula. The historic landscape
covers a large area (circa 53km2) including twenty sub character areas, that also
accompanies modern development, as well as historic assets.
The proposed site also lies within LCA17 (Landscape Character Area) of St Davids
but does not reflect the strong sense of place as the City. The existing housing to the
west and east of the proposed development, together with the visitor centre to the
south detracts from the surrounding landscape, whilst the Welsh Water covered
reservoir to the immediate north of parcel does not make a positive contribution.
The only public right of way lies immediately to the north of parcel B-(footpath
refence PP86/147) and provides a link from Glasfryn Road to Glasfryn Lane and into
the centre of the city. An extract of the definitive map is provided below.
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Image below PROW PP86/147
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Infrastructure and Drainage
In respect of foul water, only drainage flows will be collected via a new gravity fed
sealed pipe system and connected into the existing foul sewer running along the
A487. (Please see Drainage Strategy). Roof, external impermeable surfaces and
highway surface water will be attenuated via a gravity sealed pipe network
discharging to the highway surface water system on the A487.

Accessibility
As identified within the Transport Assessment by Acstro Transport Planning dated
July 2018 the access points to the proposed site will be directly from Glasfryn Road,
and the A487 providing links to the centre of St Davids and beyond this to Cardigan.
Bus services are available within the settlement of St Davids, proving links to higher
order settlements such as Haverfordwest and Carmarthen.

Planning History
The planning history to the application site itself is very limited, although as noted
above the site is contained within the settlement limit of St David’s as defined in the
adopted Local Development Plan (September 2010).

Site Surrounding (Pictures)

Arial Photograph of the proposed site
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Adjacent properties on Millard Park

Adjacent properties on Millard Park

Adjacent Properties at Maesdyfed

Adjacent Properties on Anchor Drive
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A487 (adjacent to the south of the site)

Glasfryn Road (adjacent to the west
and east of parcels A & B)

New roundabout adjacent to Glasfryn Road
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3. Planning Policy Framework
Context
The planning policy context lays the foundations for, and is the driver behind, this
planning application. The fact that the site is contained within the settlement limit of
the adopted Local Development Plan (LDP) means that the principle of development
for housing is well established.
This section of the statement considers the relevant planning policy framework for
the site and the surrounding area, having regard to the nature of the development
proposed. In accordance with Section 38(6) of the Planning and Compulsory
Purchase Act 2004 (PCPA 2004) determination of a planning application must be
made in accordance with the development plan unless material considerations
indicate otherwise.
The statutory development plan comprises the Pembrokeshire Coast National Park
Local Development (September 2010). National planning policy is an important
material consideration in the determination of planning applications. National
planning policy is contained within Planning Policy Wales (PPW) (Edition 9,
November 2016).
Pertinent sections of relevant planning policy documents discussed above are
detailed in the following sections. This does not seek to be comprehensive but
extract the most significant and relevant planning policy context for the consideration
of the application.
Planning Policy Wales (Edition 9, November 2016)
Paragraph 4.22 of PPW states that the planning system provides for a presumption
in favour of sustainable development to ensure that social, economic and
environmental issues are balanced and integrated, at the same time. Paragraph 4.24
states that the legislation secures a presumption in favour of development in
accordance with the development plan for an area unless material considerations
indicate otherwise.
Section 4.3 sets out the key principles which include:
•

Putting people and their quality of life now and in the future, at the centre
of decision making;

•

Taking a long-term perspective to safeguard the interests of future
generations, whilst at the same time meeting the needs of people today;
and

•

Respect for environmental limits.

Section 4.4 sets out the policy objectives. These include:
•

Locating developments so as to minimise the demand for travel,
especially by private car;

•

Facilitating sustainable building standards;
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•

Contributing to the protection and the improvement of the environment;

•

Ensuring the conservation of historic environment and cultural heritage;

•

Ensuring that all local communities have sufficient good quality housing
for their needs;

•

Promoting access to employment,
community facilities etc; and

•

Fostering social inclusion through ensuring development is accessible by
means other than the private car.

shopping,

education,

health,

Development Plan Policy Context
At a local level, the Pembrokeshire Coast National Park Local Development Plan was
adopted on the 29th of September 2010. It provides the policy framework for land use
and movement for the period leading up 2021.
The site is specifically contained within the settlement boundary of St David’s, as
contained in the adopted Local Development Plan. An extract from the adopted Local
Development is provided below:

Other strategic policies of relevance include:
•

Policy 1 – Development in the National Park must be compatible with:
a) The conservation or enhancement of the national beauty, wildlife and
cultural heritage of the Park, and
b) The public understanding and enjoyment of those qualities. In
determining proposals, due regard will be paid to the need to foster
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the economic and social well-being of the local communities within the
Park provided this is compatible with the statutory National Park
purposes embodied in the foregoing consideration.
•

Policy 5 – St David’s is designated a ‘Local Centre’ where the land use
priorities will be:
(a) To aim to meet the housing, in particular affordable housing needs of
the local area;
(b) To provide for employment development to meet the needs of the
local area.

•

Policy 8 – (Special Qualities) The special qualities of the Pembrokeshire
Coast National Park will be protected and enhanced. The priorities will be
to ensure that:
a) The sense of remoteness and tranquillity is not lost and is wherever
possible enhanced.
b) The identity and character of towns and villages is not lost through
coalescence and ribboning of development or through poor design
and layout of development. The identification of Green Wedges will
assist in achieving this priority.
c) The pattern and diversity of the landscape is protected and enhanced.
d) The historic environment is protected and where possible enhanced.

•

Policy 9 – (Light Pollution) Proposals that are likely to result in a
significant level of lighting shall include a full lighting scheme and will be
permitted:
(a) Where the lighting proposed relates to its purpose; and,
(b) Where there is not significant adverse effect on the character of the
area, local residents, vehicle users, pedestrians and visibility of the
night sky.

•

Policy 15 – (Conservation of the Pembrokeshire Coast National Park)
Development will not be permitted where this would adversely affect the
qualities and special character of the Pembrokeshire Coast National Park
by:
(a) Causing significant visual intrusion; and/or;
(b) Being insensitively and unsympathetically sited within the landscape;
and/or
(c) Introducing or intensifying a use which is incompatible with its location;
and/or
(d) Failing to harmonise with, or enhance the landform and landscape
character of the National Park; and/or
(e) Losing or failing to incorporate important traditional features.

•

Policy 20 – (Scale Growth) To provide for development which aims to
meet the needs of the local population with priority being given to the
delivery of affordable housing needs where this is compatible with the
National Park designation.

•

Policy 32 – (Surface Water Drainage) Development will be required to
incorporate sustainable drainage systems for the disposal of surface
water on site.
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The aims of each of the above policies have been taken into account in the
formulation of the scheme.
Supplementary Planning Guidance
A number of Supplementary Planning Guidance documents will be relevant to, and
have a bearing on, the proposals. These include (but are not limited to) the following:
- Sustainable Design (June 2011);
- Planning Obligations (September 2016);
- Landscape Character Assessment (June 2011);
- Affordable Housing (November 2014);
- Parking Standards (June 2011);
- Historic Environment (Archaeology) (June 2011);
- Accessibility Assessment (June 2013); and
- Recreation and Leisure (December 2012).
Policy Summary
It is not the intention of this statement to set out a detailed planning policy justification
for the principle of the proposals given that the site is contained within the settlement
limit of the adopted Local Development Plan. The principle of the development has
therefore been tested against National policies and has been the subject of
substantial scrutiny at the development plan examination.
The principle of development has therefore been well established through the
statutory development planning process. More detailed development management
style policies are referenced and referred to within the following chapter, which sets
out the planning considerations relevant to the application.
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4. Proposed Development
Preface
This chapter sets out a description of the proposed development although the
development concept and vision are explained in greater detail within the Design &
Access Statement.
Visions and Principles
The development concept that the application proposes is explained in the Design &
Access Statement. This document also describes how the layout has evolved and
the key parameters it is based on.
The application is made in Outline only.
Essentially the proposals will provide a new extension to the existing community in a
well-connected location, proximate to the extensive existing facilities within the town
of St David’s. Its development will fulfil the aspirations and aims of the Local
Development Plan and ensure its delivery.
Access and Movement
The site is well placed for accessible development, both from the existing highway
network and the links to other forms of sustainable transport modes.
Open Space and Ecology
The site’s natural assets are obvious and important. The ecology and heritage of the
site have all been comprehensively surveyed and have guided a strategy that:
•

Protects the most valuable components of the site, where possible;

•

Mitigates features which cannot be retained; and

•

Enhances the retained site feature.

In summary, the layout has responded to the opportunities and constraints that the
site presents. The development will also enhance the local area, with the
incorporation of Public Open Space into the layout.
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5. Analysis and Justification
The Key Tests
The planning policy, guidance and practice described in preceding sections of this
statement provide a framework for the project to be assessed against. The planning
policy background and the designation ‘White Land’ of the site means that the
principles of development are well documented and established and need only be
covered briefly in this document. This assessment can therefore concentrate upon
the form of the development proposed and how it should be delivered. This
assessment has 4 key dimensions:
•

Acceptance that the principle of developing the application site is
established

•

Based upon the proposals, is the application environmentally acceptable,
feasible and robust?

•

Does the application respond to the Council’s expectations and
strategies?

•

Will the development deliver benefits?

This section covers each of the questions so that a clear conclusion can be made on
the overall performance of the scheme.
Acceptance that the principle of developing the application site is established
This statement has effectively been substantiated through the planning policy
analysis set out in the previous section. In summary:
•

The application site is contained within the settlement limit of St David’s,
as contained within the adopted LDP.

•

Guiding principles for the development are set out within the LDP and
relevant SPG’s. The current housing land supply for Pembrokeshire Coast
National Park is insufficient, with a 1.4 year supply against PPW and TAN
1 requirement.

In this light, there is clear and substantial policy support within the adopted
development plan for housing within the application site.
Based upon the proposals, is the application environmentally acceptable,
feasible and robust?
A full suite of supporting reports have been undertaken to understand and address
the context and features of the site. Alongside the findings and aspirations set out
within the LDP, the findings and conclusions of the bespoke reports have guided the
proposals to show exactly where development can or should take place and what
features are important and should be protected and improved. Detailed studies have
assisted in gaining a more detailed understanding of the site than those undertaken
to inform the LDP which will ensure that the planning permission can be delivered
viably and technically. The key conclusions and responses to the individual studies
can be summarised as follows:
Planning Statement (July 2018)
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Highways and Transport
The transport assessment enclosed details the transport characteristics of the
proposed development, estimates the potential impact of the proposals on the
surrounding transport network, and identifies sustainable measures to support the
proposed development.
The Transport Assessment concludes that the development should be considered
acceptable in terms of highways and transportation. There are no reasons in highway
and transportation terms why the proposed development should not receive consent.
Ecology
The Habitat Survey that accompanies the application provides a detailed analysis,
justification and mitigation strategy for the proposals. The report concludes as
follows:
•

The site is not covered by any National or International designation with
regard to its importance for wildlife conservation.

•

No part of the site is covered by a local designation for its value or
importance to wildlife, and no site of interest to nature conservation
(SINC) abuts any part of the site.

•

No records were found for any protected, rare or locally important species
for any location within the survey boundary.

•

Any proposed development of the site is unlikely to impact upon any part
of the designated sites lying within a 5km radius of the site boundary.

Trees and Hedgerows
It is recognised the proposed site is enclosed by a number of Cloddiau hedgebanks
and trees. An arboricultural statement has been undertaken by JCR Planning as to
the importance of retaining the existing Cloddiau and trees.
Summary
The studies that accompany the application show that the site can accommodate
development in line with the aspirations of the Local Development Plan. The impacts
on the environment within the site and its immediate surroundings have been
assessed as part of the studies with the conclusion that no unacceptable impact will
result, subject to the mitigations set out within the individual reports. Such mitigation
has been fully built into the layout as explained within the Design and Access
Statement.
It has been demonstrated that the site can accommodate the level of development
proposed and furthermore can be accessed appropriately by car, cycle and foot and,
secure improvements to travel choices.
The proposal will not result in the loss of any features of archaeological or heritage
significance and there are no other environmental factors that will arise that could be
deemed unacceptable.
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In this context, the development of the site is environmentally acceptable, feasible
and robust.
Does the application respond to the Council’s expectations, policies and
strategy?
The Council has provided guidance on how it expects the site to be developed
through both the Adopted LDP and the relevant SPG’s.
The principle of development has already been examined within the settlement of St
David’s, through the Pembrokeshire Coast National Park LDP Examination.
The latest 5 year Housing Land Supply figures add weight to the need for sites such
as this one to deliver its maximum potential in terms of housing numbers.
Taking the LDP first it is evident that the proposals comply with the following key
policies:
•

The Transport Assessment demonstrates that the proposals provide for an
efficient, effective, safe and sustainable integrated transport system.

•

The proposals are shown to respect built and historic context of the site and
its landscape assets. There will be an inevitable change in the landscape as a
result of the long standing existing use, but the proposals will minimise those
inevitable changes, as set out with the key supporting documents.

•

The DAS covers design, character and appearance demonstrating that Policy
1 can be complied with.

The proposals are therefore compliant with the Council’s LDP policy in all regards.
The application site lies within the settlement area of the adopted LDP and therefore
helps to satisfy the aims and objectives of the LDP to deliver sufficient housing, in a
sustainable location, to meet the County’s needs.
In answer to the question as to whether the proposals meet the Council’s
expectations, policies and strategies, the clear conclusion is that it will.
Will the development deliver benefits?
Aside from meeting policy and strategic aims of the Authority, it is considered that the
proposals will provide the following benefits:
•

A significant number of modern homes in a high quality new environment.
These will satisfy a basic social need

•

It will deliver new on site Public Open Space.

These are important benefits. However, they are complemented by a number of
significant and very positive economic impacts. These mainly come from the
preparation of the site and the surrounding area, together with the construction and
occupation of the new housing – which supports more jobs than investment in many
other sectors of the economy. This comes from the amount of economic activity that
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is connected to new housing (in the supply chain). As a result as well as generating
clear social benefits, new housing performs an important economic function by:
• Creating jobs which can be local, varied, skilled and durable;
•

Providing for a variety of direct (on site), indirect and induced employment
opportunities;

•

Providing a major source of vocational training and education;

•

Acting as a pump primer and funder of social and physical infrastructure;
and

•

Increasing housing supply and improving affordability.

House building is an industry worth 19.2 bn per year to the UK economy and is
responsible for the employment of more than 600,000 workers, generating a total of
£1.4 bn in tax revenue for the Exchequer (HBF, 2015). It contributes many additional
and largely hidden positive social, economic and even environmental externalities by
comparison to other industries. Amongst these is the £5.5 bn per year spent with
suppliers, a spend of which 90% remains in the UK, and further £3.8 bn spent on
produce from local shops and services (HBF, 2015).
From a social standpoint, the house building industry makes the invaluable
contribution of 32,000 affordable homes per year – a privately funded contribution
worth £2.3 bn – notwithstanding the further £1 bn benefaction to the building of
affordable homes by local authorities (HBF, 2015). Its an industry that generates
enough community infrastructure funding to facilitate 52,000 classroom spaces and
£131m worth of open and recreational space, whilst planting an estimated 6.5m trees
and recycling around 80% of its waste (HBF,2015). All of this is achieved at a time
when we are still only delivering around half of the 240,000 we need per year.
The Home Builders Federation (Wales) predicts that 1.5 jobs are created in the
construction industry for every house built – a prediction which is supported by the
Construction Industry Training Board.
English Partnerships (2002) found that major construction projects often indirectly
generate significant additional temporary employment in businesses that benefit from
the heightened local spending, aside from the sub-contracts, services and supplies
need by the contractors. This is known as the ‘multiplier effect’ – an initial change in
aggregate demand can have a significant final impact as it stimulates further
injections of demand. This development proposal would trigger a series of increases
in expenditure which in turn could result in the creation of jobs within the vicinity of
the development, generating an increase in demand for goods and services and a
growth in the local economy. The Confederation of British Industry (CBI) suggests
that the construction sector has a high economic multiplier effect by way of its large
value chain, stimulating £2.84 of economic activity in the UK for every £1.00 spent on
construction. Construction activity consequently has a job-boosting ripple effect on
the sub sectors which underpin it. The House Builder’s Federation (HBF) estimates
that employment in the supply chain is at least twice that of the construction itself.
In summary, approving the application will deliver clear benefits, on a site capable of
delivering housing which is crucial to the delivery of the LDP strategy.
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6. Summary and Conclusion
This planning statement is part of a series of documents that support an Outline
Planning application for residential development on Land to the West and East of
Glasfryn Road, St Davids, Pembrokeshire. (Parcels A & B on the attached location
plan).
A grant of planning permission for these proposals will facilitate the fundamental
aspects of residential development, namely delivering the following:
•

A significant number of new homes envisaged for the site. These will
satisfy a basic social need that is established through the adopted LDP;

•

The provision of a number of Public Open Spaces;

•

A variety of direct (on site), indirect and induced employment
opportunities.

This planning statement captures a series of key messages from the documents that
support the application which include a Design and Access Statement, Transport
Assessment, Drainage Strategy, Arboricultural Statement and Ecological Statement
– and review relevant planning policy for the site and the development proposed.
This statement demonstrates that the proposals accord with the planning policies set
out within the LDP. Specifically, the proposals have been devised in order to create
sustainable, environmentally sound, cohesive, comprehensive development in the
settlement of St David’s.
Technical issues and environmental factors have been assessed and carefully
considered. This diligent and comprehensive approach has taken into account all of
the key issues and has informed the proposals which are both responsive and
sensitive and will deliver a high quality and lasting solution for the site.
Great care has been taken to devise a scheme, which will integrate well with the
surrounding urban context.
As a result of the above, the principle of developing the site is wholly acceptable. On
the basis of the supporting information provided, the application can be considered
swiftly and positively, so that much need new housing development can be secured
for Pembrokeshire Coast National Park, helping to deliver this important housing
requirement of the LDP.

Planning Statement (July 2018)
St Davids, Pembrokeshire Coast National Park

21

Appendix 1
Site Location Plan
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Appendix 2
Indicative Site Layout – Parcels A & B
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