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Aim of this Paper
This document sets out the approach that has been taken by the National Park Authority for considering land for development in the Deposit Local Development Plan.  

This approach has been developed to reflect the guidance set out in the Local Development Plan Manual by the Welsh Assembly Government, June 2006. 
Overview of how this Paper fits into Plan Preparation

· A first draft was considered by the Core Group on the 17th of October 2007 
· A second draft was considered by the Key Stakeholder Panel on the 6th of November 2007

· A third draft was approved by the National Park Authority on the 12th December 2007.  This draft was used to assess those sites submitted early in the Plan process and a list of sites considered suitable and unsuitable was published with the Preferred Strategy Consultation (known as Appendix 7a and Appendix 7b).   

· A fourth draft completed in August 2008 included a revised Appendix 7a and Appendix 7b to the Local Development Plan Preferred Strategy on Potential Sites.  This is a summary appraisal of all potential sites submitted by the closing date of the Preferred Strategy consultation (7 April 2008).  
· This fifth draft has been updated to take account of any new information since August 2008 on the Plan’s potential sites and to explain the Habitats Regulations Assessment work that has been undertaken.  A summary of outcomes for sites being taken forward in the Plan can be found at Appendix 3a.  Those that are not considered appropriate can be found at Appendix 3b. 
· This sixth draft has been updated to take account of changes since the Plan was placed on Deposit. Changes are shown as track changes.  
Site Identification
Awareness of the opportunity to register sites was raised through:

· Publicity of the Delivery Agreement. Notification of the availability of the Delivery Agreement was made primarily in the local press, in a news letter to Community and Town Councils,  in Park Life (the a newsletter to all postal addresses in Pembrokeshire) and the Authority’s website.
· In January 2007 a new page was inserted on the Authority’s website with a downloadable form where submissions could be made.  
· Enquiries with Authority staff

· Letters to the local health authority and the local authority
· Park Plans Newsletter July 2008 sent to all on the Plan’s mailing list

· The Preferred Strategy consultation from February 2008 to April 2008.

The following types of land are included for assessment:
· Sites promoted by private landowners and external agencies

· Undeveloped Joint Unitary Development Plan allocations (housing, employment, community)

· National Park Authority owned land in Centres named in the emerging strategy.

· Sites identified by the Authority through a range of reviews, site visits etc. in the strategy’s Centres. 

· Edge of named settlement sites identified by the John Campion ‘Edge of Settlement Study’.

Site Size

· Given the limited opportunities available for development in the National Park sites with a capacity for more than one dwelling are included in the review.

Assessment
Stage 1:  1st Constraint Filter 
If a site lay within a Site of Special Scientific Interest, Special Area of Conservation, Special Protection Area, a National Nature Reserve, Marine Nature Reserve, or a Scheduled Ancient Monument area these sites were excluded.  Sites within areas of local nature conservation value were also excluded:  a Local Nature Reserve, Woodland Trust Nature Reserve, Wildlife Trust of South and West Wales Nature Reserve. 

Stage 2:  Site Evaluation
Officers then carried out a site evaluation by:

· Providing a photographic record of the site
· Calculating the site area in hectares and acres

· Giving a general overview of the site in terms of its current use and physical condition

· Identifying the adjoining uses and possible access to the site

· Noting any possible constraints to development that are visible.  Officers checked if the topographical characteristics of the site presented an obstacle to development

· Identifying how mitigation measures could overcome concerns about the site 

· Identifying the site’s proximity to any local public facilities

· Setting out the site’s accessibility in terms of public transport
· Checking the planning history of the site
· Checking land ownership
· Checking the site against the 2nd constraint filter - see Appendix 1. 
An overall conclusion then sets out whether the site’s development is acceptable with or without the need for mitigation or other developer contribution or whether there is an obstacle to its development that cannot be overcome.  When constraints are checked if the site is not suitable for development even with mitigation no further appraisal is necessary.  
If the site is suitable identify a potential use or uses for the site which are considered to be viable.  
The Three Dragons toolkit has been used to assist in this appraisal where affordable housing is proposed.  The conclusions can be found in the Housing Background Paper.
  
Please note the Three Dragons appraisal was only carried out on those sites that came through the remainder of the appraisal process.  

In carrying out this appraisal Planning Officers sought advice as appropriate from:

· The Park Ecologist, Development Management Team, the Park Archaeologist,  Woodlands and Trees Officer and the Building Conservation Officer
· External specialists such as the Countryside Council for Wales, the Environment Agency, the RSPB, Cambria Archeology and Cadw, the Highway Authority and Dwr Cymru.
Stage 3: Sustainability Appraisal
The sites were appraised against the sustainability appraisal objectives.  The sustainability appraisal included strategic environmental assessment.   Decision aiding questions used in the appraisal are set out in Appendix 2. 
An overall conclusion was then set out as to whether the site’s development was compatible with or without the need for mitigation etc., or whether there was an incompatibility which would prove to be a major obstacle to development. When the appraisal was completed if the site was not suitable for development even with mitigation no further appraisal was carried out.  
A commentary on sustainability appraisal issues for changes proposed can be found in ‘All changes to the Local Development Plan’ – see Appendix 24 to the Consultation Report. 

Stage 4: Compatibility with the Preferred Strategy 

The next stage was to consider whether the site was consistent with the Local Development Plan preferred strategy for locating development by checking: 
· Was the site within or adjacent to the named centres
? 
· Was the use proposed a use listed as appropriate for the centres? 
· Was the level of provision consistent with the scale of development proposed for that centre?
· Was the level of provision proposed meeting an identified need for the centre? If a greenfield site is proposed is it necessary?  Was there sufficient brownfield sites available without choosing this site?
If the site is not consistent no further assessment is required.  

Stage 5: Habitats Regulation Screening and Assessment  
Potential sites would have already been rejected if they are within Natura 2000 sites. If the site was partly within a Natura 2000 site, only that part outside was considered.

Those potential sites considered to be in accordance with the Preferred Strategy to this point
then screened for their likely effects on Natura 2000 sites. Housing sites of only 5 or more units were screened (i.e. those sites which were going to be allocated in the Plan).  This screening process was undertaken by consultants working for the Authority.  Some sites were, following the screening, taken forward for full assessment.
  
It should be noted that even if a site is identified as suitable for development in the Local Development Plan, any planning application for the site will still be subject to the Habitat Regulations, and need to be screened for potential impacts on Natura 2000 sites.

A commentary on sustainability appraisal issues for changes proposed can be found in ‘All changes to the Local Development Plan’ – see Appendix 24 to the Consultation Report. 

Conclusions & where to find more detail

· 262 sites were appraised 
· 67 were considered appropriate for development/allocation. Only those housing sites capable of accommodating 5 or more dwellings are allocated in the Plan.
· 195 were considered inappropriate for development/allocation:
· 2 failed at Stage 1

· 188 failed at Stage 2

· 3 failed at Stage 3

· 2 failed at Stage 4

· Appendix 3a and 3b provides a summary appraisal of the sites assessed.  A fuller appraisal has also been carried out.
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Appendix 1 Further Constraints List No.2
	Constraint
	Decision Aiding Questions
	Impact

	Commentary on impact

	National Park
	Will the proposal adversely affect the qualities and special character of the National Park through adversely affecting important views, being in conflict with neighbouring uses, or failing to harmonise with the landscape or streetscape?  Please refer to the draft Landscape Character Study prepared by John Campion as appropriate
	
	

	Listed Buildings


	Will the special architectural or historic interest of the listed building or its setting be adversely affected? 
	
	

	Conservation Areas


	Will the proposal preserve or enhance the character of the Conservation Area?
	
	

	Historic Landscapes


	Will the development adversely affect the integrity, coherence or character of the landscape?
	
	

	Historic Gardens

	Will the development affect the character of the Garden or its setting?
	
	

	Contaminated Land


	Is there a potential risk from contaminated land? Can measures be put in place to resolve this?
	
	

	Unstable Land


	Can the site be developed with the benefit of mitigation and not causing risk of damage or subsidence on and off site?
	
	

	Airfield, MOD and Health and Safety Consultation Zones
	Will these constrain development of the site? 
	
	

	EA Flooding

TAN 15


	Is there a risk of flooding?
	
	

	TPOs

Ancient Woodland

	Will the proposal adversely affect the retention of protected tree/s or area of woodland?
	
	

	Agricultural Land classification


	Would the development result in the loss of agricultural land? Would it use Grade 1, 2 and 3a land? 
	
	

	Is the site within a quarry site buffer zone?
	Will the site’s development adversely impact on the quarry site?
	
	

	Can the site be served by public utilities? Are there any access constraints?
	Check for any water supply or sewerage or sewage treatment issues.  Check if the Environment Agency or the Dwr Cymru have any concerns.

Check with the relevant highway authority whether adequate access can be achieved to the site.  What are the environmental impacts of gaining adequate access? 
	
	


Appendix 2 Sustainability Appraisal – decision aiding questions
	Objective
	Decision Aiding Questions
	Impact

	Commentary on impact

	1. Economically viable agriculture and forestry sectors that are contributing to conserving and enhancing landscape, biodiversity and community well being.



	· Will the development use Grade 1, 2 and 3a land Minimise green field land take?
· Encouraging the sustainable restoration of contaminated land 

· Re-use previously developed land and buildings as a priority

· Enable rural diversification

· Promoting high density
· Prevent pollution to land and soils
	
	

	2. Decrease the length and number of journeys made by private car to and within the National Park by both residents and visitors.



	· Alternatives to the private car are available or can be made available 

· Improve public transport availability 

· Provide for safe walking and cycling

· Prevent unacceptable levels air pollution
· Is the site within walking distance of community facilities?

	
	

	3. Conserve and enhance landscapes, townscapes and seascapes, and all their components (including the built environment and archaeology) with reference to the special qualities of the National Park. 



	· High standard of design

· Protect and enhance the local character and distinctiveness while recognising the role of innovation in design

· Protect and enhance areas and buildings of historical, archaeological or cultural importance

· Protect and enhance designated sites

· Promote rural diversification and support farmers as custodians of valued landscapes
· Will redevelopment of the site remove an eyesore?

· Does the proposal protect and enhance the National Park? 

· Is the scale of the proposed development well related to the scale, form and character of the existing development?

	
	

	4. Increase the number of residents and visitors taking part in physical forms of recreation (especially walking and cycling) and volunteering opportunities.



	· Increase opportunities for enjoyment where appropriate

· Promote provision of facilities for physical recreation


	
	

	5. Increase the number of visitors using the National Park outside the peak visitor season.


	· Increase opportunities for enjoyment where appropriate outside the peak visitor season. 
	
	

	6. Manage the effects of climate change with particular reference to the risk of flooding; the effect on biodiversity; public health.



	· Avoid coastal areas at risk from inundation

· Sustainable design which keeps buildings cool in the heat


	
	

	7. Reduce factors contributing to climate change.



	· Reduce the need to travel, especially by car

· Manage the risk of flooding

· Consider the likely impacts of climate change on all types of infrastructure

· Prevent unacceptable exposure to air pollution

· Promote energy efficient buildings

· Encourage the development of renewables

	
	

	8. Maximise the contribution of the limited opportunities for development to sustaining local communities.


	· Deliver affordable housing

· Supporting community facilities

· Promote a mix of housing size, type and tenure within each settlement

· Encourage local in employment

· Promote rural diversification

· Promote good quality sustainable tourism 

· Promote healthy town and local centres
· 
	
	

	9. Encourage access for all to the National Park, reflecting the social mix of society.



	· Encourage housing, community facilities and employment opportunities in accessible locations

· Reduce the need to travel in new developments

· Provide equality of access for all

· Promote improvements to public transport

· Promote more sustainable modes of transport

· Help disparities between wage levels and house prices

· Provide access to healthcare facilities
· Protect spaces used for outdoor recreation

	
	

	10. Maintain the cultural distinctiveness of communities.



	· Promote retention of the Welsh language

· Promote the sustainable access to cultural sites
· Will the scale of development proposed integrate with or dominate the existing community either in the short or long term? Does it need to be reduced in size?
· How does the likely rate of development taken with other developments proposed compare with past completion rates for the Centre? 

· Does the development need to be phased to ensure satisfactory integration?   

	
	

	11. The adverse effects of minerals exploitation in the National Park decline from the present level and the potential biodiversity and landscape gains of former minerals sites are realised.



	· Reuse and recycle aggregates


	
	

	12. Reduce the negative impacts of waste.



	· Improve on recycling performance including the provision of facilities domestic and commercial

· Avoid, reduce, reuse, re-cycle and recover before disposal to landfill

· Prevent unacceptable exposure to noise, light odour and air pollution

· 
	
	

	13. Community facilities (including health & social care facilities, social facilities and retail provision) continue to meet the needs of the National Park population.



	· Does the development necessitate developer contributions?
	
	

	14. Maintain and enhance biodiversity both within and outside designated sites.



	· Protect and enhance valuable wildlife habitats and species, both those statutorily designated and those of local value

· Avoid and, where possible, reverse habitat fragmentation

· Improve, protect and enhance the biodiversity within the water environment

· Integrate protection and creation of habitat into the design of new development from the outset


	
	

	15. Promote sustainable use of, and maintain and enhance the quality of, inland and coastal waters.


	· Reduce and avoid pollution to water

· Promote use of sustainable drainage systems

· Manage  and avoid exacerbating flood risk

· Use water efficiently 

· Protect groundwater sources

· Prevent new development that will exacerbate current foul drainage problems
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� Tenby, Newport, St Davids, Saundersfoot, Crymych, Amroth, Angle, Bosheston, Broad Haven, Dale, Dinas Cross, Felindre Farchog, Herbrandston, Jameston, Lawrenny, Little Haven, Manorbier, Marloes, Newgale, Pontfaen, Solva, St Ishmaels, Trefin, Coheston, Hook, Houghton, Llangwm, Llanychaer, Milton, New Hedges, Pleasant Valley, Roch, Square and Compass, Summerhill 





� The edges of Centres were considered for their potential for employment and housing allocations.  No threshold on size was given but the consultants were advised that in terms of employment the units would generally be small in scale using Newport employment site as an example of what the likely scale of development would be. The full details of this study can be found can be found on our website.  There is a weblink in the reference section at the end of this report.      


� There is a weblink in the reference section at the end of this report.


� Tenby, Newport, St Davids, Saundersfoot, Crymych, Amroth, Angle, Bosheston, Broad Haven, Dale, Dinas Cross, Felindre Farchog, Herbrandston, Jameston, Lawrenny, Little Haven, Manorbier, Manorbier Station, Marloes, Newgale, Pontfaen, Solva, St Ishmaels, Trefin, Cosheston, Hook, Houghton, Llangwm, Llanychaer, Milton, New Hedges, Pleasant Valley, Roch, Square and Compass, Summerhill


� The full details of this assessment can be found can be found on our website.  There is a weblink in the reference section at the end of this report.


� The full details of this assessment can be found can be found on our website.  There is a weblink in the reference section at the end of this report.    


� Summary symbols





+ 	Site’s development is acceptable with or without the need for mitigation or other developer contribution


0 	The site is not affected by this constraint


- 	The site’s development is not acceptable and there is an obstacle to its development that cannot be overcome 


?	Uncertainty in how the constraint is affected by the development.


� Summary symbols


++ 	Site’s development and SA Objective are compatible and the site will contribute significantly to meeting the SA objective


+ 	Site’s development is compatible and the site will make some contribution towards meeting the SA objective


0 	Site and SA Objective are unrelated


- 	Site’s development and SA Objective are incompatible but the option will only be a minor obstacle in meeting the SA objective


--	Plan option and SA Objective are incompatible and the site will be a major obstacle in meeting the SA objective


?	Uncertainty in how the site and SA Objective are related, may be combined with other symbols
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