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1.0 INTRODUCTION 

 
1.1 This Design and Access Statement has been prepared in association with the design team and 

refers to, supports, and supplements a planning application that is submitted on behalf of 

Enzo’s Estates Ltd. in relation to the following development proposal at Land adjoining Green 
Meadow, Pilot Street, St Dogmaels.  

 
‘Proposed residential development with associated access, landscaping and ancillary 
works.’  

 

Planning Policy Legislative Context 

 
1.1 In Wales, from June 1st 2009, it became a statutory requirement for Design and Access 

Statements to accompany applications for planning permission and Listed buildings consent 
(with some exclusions). This requirement is continued in the 2016 update of TAN 12. The 

relevant regulations (and technical guidance) are contained within the following documents: 

 

• The Town and Country Planning (General Development Procedure) (Amendment) 
(Wales) Order 2009; 

• The Planning (Listed Buildings and Conservation Areas) (Amendment) (Wales) 

Regulations 2009; 

• Planning Policy Wales (PPW) Edition 9 (November, 2016); and 

• Technical Advice Note (TAN) 12: Design (March, 2016). 
 

Purpose and Scope of this Statement 
 

1.2 A Design and Access Statement is a document which explains how the objectives of good design 

(as set out within TAN 12: Design) have been considered from the outset of the development 
process. The document is intended to explain and justify the objectives and concepts of good 

design on which a development proposal is based and how these will be reflected throughout 
the scheme. 

 

1.3 A Design and Access Statement should effectively: 
 

• Ensure that the developer can provide evidence to justify proposals in terms of planning 

policy (national and local); 

• Explain how the objectives of good design have been applied, or where they have not 
been applied, the reasons for that; 

• Communicate the established vision and principles for the scheme; 

• Demonstrate that the principles of sustainability have been addressed and used to 

inform the design of the development; and 

• Ensure that the developer has satisfactorily considered design issues (such as those 
considered in section 5 of TAN 12) early in the design process and that potential 

problems are highlighted before detailed design work commences. 

 
1.4 In line with the relevant guidance, this Design and Access Statement aims to explain the design 

concepts and principles applied to the development in relation to: 
 

• Character and Context (including amount, layout, scale, appearance and 

landscaping); 

• Community Safety; 

• Environmental Sustainability; 

• Movement; and 

• Access. 
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2.0 SITE AND SURROUNDINGS 

 
2.1 The proposed development site is located within St Dogmaels, a service village in 

Pembrokeshire that lies to the west of Cardigan. The site comprises approximately 0.75 ha and 

is formed of grassland between Pilot Street to the west and the River Tefi to the east. An aerial 
view of the site is provided below: 

 

 
Approximate Red Line Boundary of Site  

 
2.2 The image overleaf illustrates the sites wider context. The site is located within the settlement 

boundary of St Dogmaels, with the surrounding area consisting primarily of residential dwellings 
to the north and south of the site, and further to the west of Pilot Street is grassland. The 

surrounding locality is characterised by a range of residential dwellings of various architectural 
styles. 
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Site Context 

 

2.3 The site is currently accessed from Pilot Street via an area of informal parking, as shown on 
the image below: 

 

 
Street View of Access from Pilot Street 

 
The Site’s Surroundings 

 
2.4 The site is located within the established settlement of St Dogmaels, within proximity to the 

A487 and A478. As such, there are accessible links to Aberystwyth to the north-east, Fishguard 

to the south-west and Saundersfoot to the south. 
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2.5 As noted above, the site is within a predominately residential area, with the nearby properties 

comprising a mix of architectural styles, from traditional stone cottages to more modern 
rendered houses. The series of street views provided below demonstrate the range of dwellings 

found in the locality of the site.   

 

  
Semi-detached dwellings on Pilot Street                         Detached dwelling on Pilot Street 

 

Detached dwelling on Pilot Street                                  Dwellings on Pilot Street 

 

 
Dwellings on Pilot Street 
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Terraced dwellings on Maeshyfryd 

 

2.6 Given the location of the site within an established settlement there are a number of services 

and facilities within relatively close distance to the site, including – albeit not necessarily limited 
to – the following within approximately 400m: 

 

• Numerous restaurants / cafes / public houses (Teifi Netpool Inn, The Ferry Inn and 
Bowen’s Fish & Chip Shop); 

• Post Office; 

• Electric vehicle charging station; 

• Place of worship; 

• Convenience store; 

• St Dogmaels County Primary School; and 

• St Dogmaels playing fields and playground. 

 

2.7 Photos of some of the above amenities are provided below: 
 

  
Premier Convenience Store, High Street, St Dogmaels                 The Ferry Inn, Poppit Road St Dogmaels 
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Post Office and Bowen’s Fish and Chips Shop, High Steet, St Dogmaels 
 

 
Playing fields, St Dogmaels 

 
2.8 Cardigan contains a wider variety of amenities and is also considered to be within a reasonable 

walking or cycling distance from the site, approximately 1.5km away along Pilot Street and St 
Dogmaels Road. 
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3.0 PLANNING POLICY CONTEXT 

 
Introduction 

 

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications 
to be determined in accordance with the development plan, unless material considerations 

indicate otherwise. In effect, this established a presumption in favour of granting planning 
permission for developments which are in accordance with the development plan. 

 
3.2 This principle has been developed and clarified by subsequent case law, which has confirmed 

that a proposal does not need to accord with every policy in a development plan; the key issue 

is that it accords with the overall thrust of the development plan policies taken as a whole. 
 

3.3 Sub section 5 of Section 38 states that, ‘if to any extent a policy contained in a development 
plan for an area conflicts with another policy in the development plan the conflict must be 
resolved in favour of the policy which is contained in the last document to be adopted, approved 
or published (as the case may be)’. 
 

National Planning Policy 
 

Planning Policy Wales (Edition 11 – February 2021) 
 

3.4 Planning Policy Wales (PPW) forms the overarching national planning policy document within 

Wales, providing guidance to Local Planning Authorities (LPAs) for the preparation of 
development plans and the determination of planning applications through their development 

management functions. 
 

3.5 Paragraph 2.13 states that “The plan-led system underpins the delivery of sustainable places 
to ensure all development plans and decisions taken by the planning system work together to 
deliver sustainable places. The Key Principles (see Figure 4) represent a guiding vision for all 
development plans, including Future Wales”. The key principles are as follows:  

  

• Growing our economy in a sustainable manner;  

• Making best use of resources;  

• Facilitating accessible and healthy environments;  

• Creating and sustaining communities;  

• Maximising environmental protection and limiting environmental impact.  

 
3.6 Paragraph 2.17 states “In responding to the key principles for the planning system, the creation 

of sustainable places and in recognition of the need to contribute to the well-being of future 
generations in Wales through placemaking, development plans and development proposals 
must seek to deliver development that address the national sustainable placemaking 
outcomes”.  
 
Sustainability and Placemaking  

  

3.7 Sustainable development forms a key consideration central to all policies contained within 
Planning Policy Wales (PPW). Paragraph 1.2 states: “The primary objective of PPW is to ensure 
that the planning system contributes towards the delivery of sustainable development and 
improves the social, economic, environmental and cultural well-being of Wales, as required by 
the Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 2015 and 
other key legislation”.   
 

3.8 Paragraphs 2.8-2.9 state that: “Planning policies, proposals and decisions must seek to promote 
sustainable development and support the well-being of people and communities across Wales. 
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This can be done through maximising their contribution to the achievement of the seven 
wellbeing goals and by using the five Ways of Working [long-term thinking, prevention, 
collaboration, integration and involvement], as required by the Well-being of Future 
Generations Act. This will include seeking to maximise the social, economic, environmental and 
cultural benefits, whilst considering potential impacts when assessing proposals and policies in 
line with the Act’s Sustainable Development Principle. The most appropriate way to implement 
these requirements is to adopt a placemaking approach to plan making, planning policy and 
decision making.”  
 

3.9 Figure 6 depicts the PPW themes that collectively contribute to placemaking:  

 

 
 

3.10 Paragraph 2.27 sets out how to assess the sustainable benefits of development: 

 

“Planning authorities should ensure that economic, social, cultural and environmental benefits 
are given equal consideration in the decision-making process, by following the five Ways of 
Working, to ensure a balanced assessment is carried out and to implement the Well-being of 
Future Generations Act and the Sustainable Development Principle. There may be occasions 
when one type of benefit of a development proposal or site allocation outweighs others, and 
in such cases robust evidence should be presented to support these decisions, whilst seeking 
to maximise contribution against the well-being goals.” 

 
3.11 In respect of infill and development comprising extension of settlement, Para 3.60 “Infilling or 

minor extensions to existing settlements may be acceptable, in particular where they meet a 
local need for affordable housing or it can be demonstrated that the proposal will increase local 
economic activity… All new development should be of a scale and design that respects the 
character of the surrounding area”. 
 
Housing 
 

3.12 Paragraph 4.2.2 states: “In respect of housing the planning system must:  
 

• Identify a supply of land to support the delivery of the housing requirement to meet 
the differing needs of communities across all tenures;  

• Enable provision of a range of well-designed, energy efficient, good quality market and 
affordable housing that will contribute to the creation of sustainable places; and  

• Focus on the delivery of the identified housing requirement and supply.” 
 

3.13 Moreover, Paragraph 4.2.10 states: “The supply of land to meet the requirement proposed in 
a development plan must be deliverable. To achieve this, planning authorities must include a 
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supply of land which delivers the identified housing requirement figure and makes a locally 
appropriate additional flexibility allowance for sites not coming forward during the plan period. 
The ability to deliver requirements be demonstrated through a trajectory. The trajectory will 
illustrate the expected rate of housing delivery for both market and affordable housing for the 
plan period” 

 
3.14 Paragraph 4.2.13 also states: “As part of considering housing delivery options, planning 

authorities should understand the contribution that all sectors of the housing market and house-
builders could make to meeting their housing requirement. When allocating sites, planning 
authorities need to consider providing a range of sustainable and deliverable sites to allow all 
sectors and types of house-builder … the opportunity to deliver the proposed housing 
requirement.” 

 
3.15 Paragraph 4.2.23 states: “Development plans must include clear policy criteria against which 

applications for housing development on unallocated sites will be considered. Infill and windfall 
sites can also often make a useful contribution to the delivery of housing. Proposals for housing 
on infill and windfall site development within settlements should be supported where they 
accord with the national place-making outcomes.” 
 
Affordable Housing 

 
3.16 In respect of affordable housing, Paragraph 4.2.25 states: “A community’s need for affordable 

housing is a material planning consideration which must be taken into account in formulating 
development plan policies and determining relevant planning applications. Affordable housing 
for the purposes of the land use planning system is housing where there are secure mechanisms 
in place to ensure that it is accessible to those who cannot afford market housing, both on first 
occupation and for subsequent occupiers.” 

 

3.17 Paragraph 4.2.29 states: “Where development plan policies make clear that an element of 
affordable housing, or other developer contributions, are required on specific sites, this will be 
a material consideration in determining relevant applications. Applicants for planning 
permission should therefore demonstrate and justify how they have arrived at a particular mix 
of housing, having regard to development plan policies. If, having had regard to all material 
considerations, the planning authority considers that the proposal does not contribute 
sufficiently towards the objective of creating mixed communities, then the authority will need 
to negotiate a revision of the mix of housing or may refuse the application.” 
 

Good Design 
 

3.18 It is set out within PPW that “Good design is fundamental to creating sustainable places where 
people want to live, work and socialise and enjoy. Design is not just about the architecture of 
a building but the relationship between all elements of the natural and built environment. To 
achieve sustainable development, design must go beyond aesthetics and include the social, 
environmental, cultural and economic aspects of the development, including its construction, 
operation and management, and the relationship with its surroundings” (Paragraph 3.3). 

Further detail regarding the objectives of good design is set out within Technical Advice Note 
(TAN) 12: Design (2016) – as detailed below. 

 
3.19 Figure 8 sets out the above in an illustrative / diagrammatic manner of the objectives of good 

design: 
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Transport 

 

3.20 Para 4.1.10 states that: 

 
 “The planning system has a key role to play in reducing the need to travel, particularly by 
private car, and supporting sustainable transport, by facilitating developments which: 
 

• are sited in the right locations, where they can be easily accessed by sustainable modes 
of travel and without the need for a car; 

• are designed in a way which integrates them with existing land uses and 
neighbourhoods; and 

• make it possible for all short journeys within and beyond the development to be easily 
made by walking and cycling.” 

 
3.21 Furthermore, Para 4.1.11 states that: “Development proposals must seek to maximise 

accessibility by walking, cycling and public transport, by prioritising the provision of appropriate 
on-site infrastructure and, where necessary, mitigating transport impacts through the provision 
of off-site measures, such as the development of active travel routes, bus priority infrastructure 
and financial support for public transport services.” 

 
Green Infrastructure   

 
3.22 Para 2.4 notes that ‘Green infrastructure plays a fundamental role in shaping places and our 

sense of well-being, and are intrinsic to the quality of the spaces we live, work and play in’.  
 

3.23 PPW11 promotes the integration of green infrastructure into new developments, stating within 
Paragraph 6.2.5 that ‘The quality of the built environment should be enhanced by integrating 
green infrastructure into development through appropriate site selection and use of creative 
design’.  

 
Distinctive and Natural Places 
 

3.24 With regards to conservation areas, Para 6.1.16 states that: “Preservation or enhancement of 
a conservation area can be achieved by a development which either makes a positive 
contribution to an area’s character or appearance or leaves them unharmed. Mitigation 
measures can also be considered which could result in an overall neutral or positive impact of 
a proposed development in a conservation area.” 
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Biodiversity and Ecological Networks 
 
3.25 Paragraph 6.4.3 highlights that the “The planning system has a key role to play in helping to 

reverse the decline in biodiversity and increasing the resilience of ecosystems” and that 

“development plan strategies, policies and development proposals must consider the need to:  
  

• support the conservation of biodiversity, in particular the conservation of wildlife and 
habitats;  

• ensure action in Wales contributes to meeting international responsibilities and 
obligations for biodiversity and habitats;  

• ensure statutorily and non-statutorily designated sites and properly protected and 
managed;  

• safeguard protected and priority species and existing biodiversity assets from impacts 
which directly affect their nature conservation interests and compromise the 
resilience of ecological networks and the components which underpin them, such as 
water and soil, including peat; and   

• secure enhancement of an improvements to ecosystem resilience by improving 
diversity, condition, extent and connectivity of ecological networks.”  

  

3.26 Specifically, paragraph 6.4.5 states that “development should not cause any significant loss of 
habitats or populations of species, locally or nationally and must provide a net benefit for 
biodiversity.”  
 

3.27 Paragraph 6.4.24 notes that “Trees, woodlands, copses and hedgerows are of great importance 
for biodiversity. They are important connecting habitats for resilient ecological networks and 
make a valuable wider contribution to landscape, character, sense of places, air quality, 
recreation and local climate moderation.”   
 

3.28 With regards to protected species, paragraph 6.4.22 states that “The presence of a species 
protected under European or UK legislation, or under Section 7 of the Environment (Wales) Act 
2016 is a material consideration when a planning authority is considering a development 
proposal which, if carried out, would be likely to result in disturbance or harm to the species or 
its habitat and to ensure that the range and population of the species is sustained. Planning 
authorities should advise anyone submitting a planning application that they must conform with 
any statutory species protection provisions affecting the site, and potentially the surrounding 
area, concerned. An ecological survey to confirm whether a protected species is present and 
an assessment of the likely impact of the development on a protected species may be required 
in order to inform the development management process”.  

 

Technical Advice Notes 
 

3.29 Technical Advice Notes (TANs) supplement the policy principles of PPW and add further detail 
on issues which might affect development potential of the site. TANs which are considered 

relevant to the proposal and should therefore be given weight are: 

 
TAN Title 

TAN 1 Joint Housing Land Availability Studies (2015) 

TAN 2 Planning and Affordable Housing (2006) 

TAN 5 Nature Conservation and Planning (2009) 

TAN 12 Design (2016) 

TAN 15  Development and Flood Risk (2004) 

TAN 18 Transport (2007) 

TAN 24 The Historic Environment (2017) 
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Technical Advice Note (TAN) 1 - Joint Housing Land Availability Studies (2015) 

 
3.30 TAN 1 sets out how an authority must act when it does not have a 5-year land supply. It states 

that, “where shortfall in the housing land supply is identified the local planning authority should 
consider the reasons for the shortfall and whether the LDP should be reviewed either in whole 
or in part” (Paragraph 6.1). 

 
3.31 Furthermore, Para 6.2 notes that the housing land supply figure should also be treated as a 

material consideration in determining planning applications for housing. It states that, “Where 
the current study shows a land supply below the 5-year requirement or where the local planning 
authority has been unable to undertake a study, the need to increase supply should be given 
considerable weight when dealing with planning applications provided that the development 
would otherwise comply with development plan and national planning policies.” 
 

3.32 On 18th July 2018 the Cabinet Secretary for Energy, Planning and Rural Affairs wrote to the 

Local Planning Authorities in Wales to confirm the immediate suspension of Paragraph 6.2 of 

TAN 1. This paragraph of TAN 1 required Local Planning Authorities to give ‘considerable’ weight 
to the need to increase the housing land supply, in circumstances where a 5 year housing land 

supply could not be demonstrated. 
 

3.33 The letter does confirm that “it will be a matter for decision makers to determine the weight to 
be attributed to the need to increase housing land supply where an LPA has a shortfall in 
housing”. As such, the letter confirms that the Local Planning Authority are still required to 

acknowledge any shortfall in the Housing Land Supply below the 5 year target and then 
determine the weight which should be afforded to such a shortfall in the decision making 

process. 
 

Technical Advice Note (TAN) 2 – Planning and Affordable Housing (June 2006) 

 
3.34 The letter does confirm that “it will be a matter for decision makers to determine the weight to 

be attributed to the need to increase housing land supply where an LPA has a shortfall in 
housing”. As such, the letter confirms that the Local Planning Authority are still required to 

acknowledge any shortfall in the Housing Land Supply below the 5 year target and then 

determine the weight which should be afforded to such a shortfall in the decision making 
process. 

 
3.35 TAN 2 sets out further guidance which indicates how affordable housing targets are identified 

through policies and the development plan and the type of action which can be taken to ensure 
that the target is met. The guidance also sets out that Local Housing Market Assessments 

should be undertaken ‘to establish the nature and level of housing requirements in their local 

housing market(s).’ as set out in Paragraph 7.2 of the Technical Advice Note.  
 

3.36 Paragraph 9.1 states developments plans must include an authority-wide target for affordable 
housing to be provided through the planning system, based on the housing need identified. 

One the target has been established, there are several policy approaches that can be used to 

deliver the targets, as set out in Para 10.1, which includes site specific targets (including sites 
allocated solely for affordable housing). When setting the site-capacity thresholds and site-

specific targets local planning authorities should balance the need for affordable housing 
against the viability. 

 
3.37 Paragraph 9.9 states, where evidence has identified a need for affordable housing to contribute 

to the creation of balanced and sustainable communities, local planning authorities may identify 

sites for up to 100% affordable housing based on the criteria set out in the development plan. 
Such sites are likely to be small in relation to the total number of sites available in a local 

planning authority area and small in scale. 
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Technical Advice Note (TAN) 5 – Nature Conservation and Planning (2009) 

 
3.38 The purpose and structure of the TAN 5 is to provide advice about how “the land use planning 

system should contribute to protecting and enhancing biodiversity and geological conservation”.  
 

3.39 This guidance note should be read in conjunction with Planning Policy Wales, in particular with 

Chapter 5 Conserving and Improving the Natural Heritage and Coast which sets out the 
Assembly. Government’s objectives for the natural heritage and the land use planning policies 

which support these. 
 

3.40 TAN 5 brings together advice on “sources of legislation relevant to various nature conservation 
topics which may be encountered by local planning authorities”. These focus on: 
 

• Chapter 2 - key principles of planning for nature conservation.  

• Chapter 3 - advice about the preparation and review of development plans, including the 

relevant statutory requirements.  

• Chapter 4 - nature conservation in development control procedures.  

• Chapter 5 - conservation of internationally and nationally designated sites and habitats and 
local sites.  

• Chapter 6 - conservation of protected and priority species.  

 

Technical Advice Note (TAN) 12 – Design (March 2016) 
 

3.41 Further detailed guidance on the objectives of good design is provided within TAN 12. The 
objectives of good design are set out within the following categories: 

 
Access 
 
• Ensuring ease of access of all. 

 
Movement 
 
• Promoting sustainable means of travel. 

 
Sustaining or Enhancing Local Character 

 
• Promoting legible development; 

• Promoting a successful relationship between public and private space; 

• Promoting quality, choice and variety; 

• Promoting innovative design. 
 

Community Safety 
 
• Ensuring attractive, safe public spaces; 

• Security through natural surveillance. 
 

Environmental Sustainability 
 
• Achieving efficient use and protection of natural resources; 

• Enhancing biodiversity; 

• Designing for change. 
 

3.42 TAN 12 advocates that careful and innovative design can ensure higher densities are 
appropriate and acceptable, this is confirmed at paragraph 5.7.4, which states the follows: 

“Building at higher densities is not synonymous with high rise development and innovative good 
design is a prerequisite to the success of higher densities. The perception of lower density can 
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be influenced by skilful design. Clearly defining public and private space and ensuring suitability 
for purpose will be particularly important where densities are high.” 

 

3.43 Likewise, TAN 12 advocates varying the density of development ‘to create difference in the 
built form to which residents and visitors can relate and make it an interesting place’ (paragraph 
5.11.5) which can assist in creating a sense of place. 

 
Technical Advice Note (TAN) 15 – Development and Flood Risk (2004) 

 
3.44 TAN 15’s aim is “to advise caution in respect of new development in areas at high risk of 

flooding by setting out a precautionary framework to guide planning decisions. The overarching 
aim of the precautionary framework is, in order of preference, to:-  
 

• Direct new development away from those areas which are at high risk of flooding. 
• Where development has to be considered in high risk areas (zone C) only those 

developments which can be justified on the basis of the tests outlined in section 6 and 
section 7 are located within such areas.” 

 

3.45 The precautionary framework should be used for both forward planning and development 
control purposes, and is governed by: 
 

• A development advice map containing three zones (A, B and C with subdivision into C1 and 
C2) and definitions of vulnerable development and advice on permissible uses in relation 

to the location of development and the consequences of flooding. 
 

3.46 The planning authority will need to be satisfied that a proposal is justified and that the 

consequences of flooding are acceptable. Developments “Where the risks of, and consequences 
of, flooding cannot be managed to an acceptable level then developing in these areas shall be 
avoided irrespective of justification under section 6. Developers will need to provide information 
to demonstrate that their proposal satisfies the tests contained in the TAN”. 

 
Technical Advice Note (TAN) 18 – Transport (2007) 

 

3.47 As paragraph 3.3 of TAN 18 sets out, “The location of new residential development has a 
significant influence on travel patterns as the majority of trips start or finish at home.” For this 

reason, the criteria set out within TAN 18 are of particular relevance to this proposal.  
 

3.48 The overarching theme of TAN 18, with reference to new residential development is set out in 

paragraph 3.3 which states “It should be a key aim of development plans to identify residential 
sites that are accessible to jobs, shops and services by modes other than the car and where 
public transport services have the existing or planned capacity to absorb further development.” 

 

3.49 TAN 18 also sets out parking space requirements for new residential development, as well as 

the criteria for any new highways built on the proposed site. 
 

Technical Advice Note (TAN) 24 – The Historic Environment  
 

3.50 TAN 24 provided specific guidance on how aspects of the historic environment, such as 

Conservation Areas and Historic Landscapes, should be considered through planning 
applications. 

 
3.51 The documents sets out Conservation Principles (2011) to be used to “assess the potential 

impacts of a development proposal on the significance of any historic asset/assets”. 
Additionally, the TAN identifies the heritage values which need to be understood before the 

significance of an asset can be assessed.  
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3.52 With regard to Conservation Areas, Para. 6.1 states that these are designated areas of “special 
architectural or historic interest, the character or appearance of which it is desirable to preserve 
or enhance.”  Para. 6.2 goes on to state that “Conservation area designation provides the basis 
for policies designed to preserve or enhance all the aspects of character or appearance that 
define an area’s special interest.” 

 

Local Policy Context 
 

Development Plan Context 
 

3.53 The current Development Plan for the area comprises the Pembrokeshire County Council Local 

Development Plan (LDP), which was adopted on the 28th February 2013. The LDP policies that 
are of relevance to this proposal are detailed below. 

 
3.54 The extract below shows an overview of the site and its surroundings from the Pembrokeshire 

LDP Proposals Map: 

 

 
Pembrokeshire LDP Proposals Map Extract, showing approximate site location 

 
Symbol Designation Symbol Designation 

 

Settlement Boundary   
(Policy SP 13) 

 

Conservation Area  
(Policy GN 38) 

 

Recreational Open Space 
(Policy GN 34) 

 

Amenity Open Space 
(Policy GN 35) 

 

Housing Allocation 
(Policy GN 27) 

 

Sites Protected by Designations 
(Policy GN 37) 

 

3.55 In summary, the LDP Proposals Map shows the site is located: 

 

• Within the Settlement Boundary of St Dogmaels; 

• Adjacent to St Dogmaels Conservation Area;  

• Adjacent to a site protected by a designation; and 

• In proximity to allocated recreational open space. 
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4.1 Evidently, the site is not considered to be subject to any planning constraints. In light of the 

above, the following policies are considered to be relevant to the proposals:  
 

Policy  Summary  
SP1 Sustainable Development  All development proposals must demonstrate how positive economic, social and 

environmental impacts will be achieved and adverse impacts minimised. 

SP7 Housing Requirement  Provision is made for approximately 7,300 dwellings in the Plan period, to enable 
delivery of 5,700 dwellings. 

SP 8 Affordable Housing Target This policy sets out that at least 980 new affordable dwellings are to be provided 
over the allocated plan period. 

SP10 Transport Infrastructure 
and Accessibility 

Improvements to the existing transport infrastructure that will increase 
accessibility to employment, services and facilities, particularly by sustainable 
means, will be approved. Identified improvements to the existing transport 
infrastructure will be safeguarded. 

SP12 Settlement Hierarchy  Based on its functional characteristics and availability of services and facilities, 
St. Dogmaels is identified as a service village within the settlement hierarchy. 

SP13 Settlement Boundaries Settlement Boundaries are shown for all settlements and define the areas within 
which development opportunities may be appropriate. Within Small Local 
Villages, Settlement Boundaries are defined indicating where local needs 
affordable housing will be permitted. In Hub and Rural Towns, Service Centres 
and Service Villages Settlement Boundaries define the physical, functional and 
visual extent of the settlement and take into account proposed allocations. Local 
Village Settlement Boundaries are defined more tightly, limiting opportunities to 
small scale infill and rounding off. 

GN1 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 Park63 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 infrastructure64, 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  
9. It would neither contribute to the coalescence of distinct settlements nor 
create or consolidate ribbon development 

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. 

GN26 Residential Development  Residential development will be permitted where the proposal is for one or more 
of the following:  
1. Open market housing or affordable housing to meet local needs, located 
within the Settlement Boundary of a Town, Service Centre, Service Village or 
Large Local Village as defined in the settlement hierarchy;  
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2. Affordable housing to meet local needs, located within the boundary of a 
Small Local Village;  
3. The replacement or subdivision of an existing dwelling;  
4. The conversion of an historic building to residential use; or  
5. A rural enterprise worker’s dwelling. New homes on sites of 0.10 hectares 
and above will be built at a density of at least 25 dwellings per hectare, rising 
to at least 30 dwellings per hectare on sites in Towns. In exceptional 
circumstances evidence of infrastructure or physical constraints may justify a 
lower density 

GN28 Local Needs Affordable 
Housing 

Local needs affordable housing will be sought on all housing developments. In 
Towns, Service Centres and Service Villages 10% of dwellings proposed will be 
affordable. 

GN37 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. 

GN38 Protection and 
Enhancement of the Historic 
Environment 

Development that affects sites and landscapes of architectural and/or historical 
merit or archaeological importance, or their setting, will only be permitted where 
it can be demonstrated that it would protect or enhance their character and 
integrity. 

 
Summary 

 

3.56 The comprehensive review of the planning policy context for the site and the development 
proposed, presents a number of clear conclusions, as follows: 

 

• PPW sets out a presumption in favour of sustainable development and recognises the 
contribution of housing to community regeneration and social inclusion; 

• The site lies within the Development Limits of St Dogmaels, situated sustainably in 

close proximity to nearby services and facilities;  

• The site is not covered by any constraints or designations which cannot be suitably 
overcome and would restrict its redevelopment. 

 

3.57 It is accordingly considered that the assessment of this application should be undertaken in 
this context. 
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4.0 DESIGN ANALYSIS 

 
4.1 Design is defined within Planning Policy Wales (PPW) as:  

 

‘The relationship between all elements of the natural and built environment. To create 
sustainable development, design must go beyond aesthetics and include the social, 
environmental and economic aspects of the development, including its construction, operation 
and management, and its relationship to its surroundings’. 
 

4.2 Moreover, TAN 12 promotes key objectives of good design under the following headings: 

 

• Character and Context; 

• Access and Movement; 

• Environmental Sustainability; and 

• Community Safety. 

 
4.3 The way in which each key objective has been considered and addressed in the design of the 

scheme is outlined below. 
 

Character and Context 

 
Layout 
 
Site 

 
4.4 The proposed development aims to make the most efficient use of the site, whilst creating a 

high-quality living environment and also ensuring that the site is sympathetically developed in 

the context of its location within a largely residential area.  
 

4.5 The layout has been formulated to respond to the characteristics and constraints at the site 
including the site levels, existing buildings on the site, and trees present both within the site 

and at its boundaries. These physical constraints have somewhat reduced the net developable 

area of the site. The layout for the site is provided below: 
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Extract of Masterplan  

 

4.6 The proposed layout incorporates a total of 15 detached dwellings, as well as a new highway 
and ample SAB adoptable bio-retention areas.  

 
4.7 There are 6 house types proposed (A-F), with some as split levels to accommodate the site 

levels. Each dwelling includes spacious living accommodation, comprising a living room and 

kitchen / dining room, as well as utility and downstairs cloakroom. Some of the house types 
also include a designated study or playroom. 4 bedrooms are provided in each unit, with these 

being primarily located on the upper floor, alongside a family bathroom and en suite.  
 

4.8 The site layout is relatively informal in nature as it takes the form of a cul-de-sac, which is a 

development layout commonly found in the surrounding areas. This lends itself to a pedestrian 
friendly environment whereby traffic volume and speeds are reduced. Designated footways and 

shared surfaces will further enable travel around the site, with pedestrian links on Pilot Street 
providing opportunities for on foot travel around the wider area.   

4.9 Landscaping is integral to the overall design of the development, which in this case will be 

provided through new interventions that have been proposed such as raingardens, wildflower 
and shrub planting, and both the retention and planting of trees. Native species are to be 

prioritised and utilised wherever possible. The extensive soft landscaping proposed will increase 
overall biodiversity and ecology value at the site.  

4.10 In terms of affordable housing, referring to Policy SP 8 which states that “The County council 
has undertaken viability appraisals to establish indicative (percentage) targets for developer 
provision of affordable housing on allocated sites. These demonstrate that it is usually viable 
for affordable homes to be provided on site and targets between up to 5% and 25% have been 
set.”  A viability appraisal will be submitted in due course to confirm the site’s viability status 

on the inability to provide on-site affordable homes. 
 



Land adjoining Green Meadow, Pilot Street, St Dogmaels                                                            September 2021 
Full Planning Application for Residential Development 
Design & Access Statement          Page 22 of 26 

 

 
 

Scale, Amount and Appearance 
 

4.11 Given the physical constraints, it is considered that the site can comfortably accommodate the 

scale of development proposed, which will comprise 15 no. 4-bed detached dwellings. These 
will be made up of 6 different house types, which have taken design cues from other detached 

dwellings in the vicinity, to add interest. Some of the house types are split level to accommodate 

the site levels. 
 

4.12 The proposed external finishes include concrete slate for the rooves, and bradstone and plain 
render for the walls. It is envisaged that the material palette will create a common appearance 

throughout the development, which will be both bespoke to the site and reflective of the 

finishes found on dwellings in the locality. The incorporation of traditional design features, such 
as porches, to the dwellings also assists in ensuring that the site respects its setting adjacent 

to a Conservation Area.  
 
Landscaping 
 

4.13 A landscaping strategy has been prepared which details the extensive soft landscaping 

measures proposed to promote and enhance ecological value at the site, as well as to provide 
natural screening and soften the visual appearance of the development. This includes the 

retention of as many existing trees located within the site and at its boundaries where possible, 
including a mature oak in the north of the site. 

 

4.14 Furthermore, the landscaping strategy outlines the proposed planting for the raingardens, 
which are primarily located along the highway and will assist with the collection of rainwater 

runoff. 
 

Access and Movement  

 
Accessibility 
 

4.15 The key principles of inclusive design, upon which the scheme proposals are based, are that 

the development:  
 

• Places people at the heart of the design process; 

• Acknowledges diversity and difference; 

• Offers choice where a single design solution cannot accommodate all users; 

• Provides flexibility in use; and 

• Provides buildings and environments that are convenient and enjoyable to use for 

everyone. 

 
4.16 Within Future Wales: The National Plan 2040 (2021), the Welsh Assembly’s objectives with 

regards to access and transport are set out as follows:  
 

• A Wales where people live and work in connected, inclusive and healthy places; 

• A Wales where people live in vibrant rural places with access to homes, jobs and 

services; and  

• A Wales where people live in places where travel is sustainable. 
 

4.17 More specific guidance on access in development is provided in PPW, which states:  
 
“Proposed access to development should reflect the likely travel patterns involved. It should 
ensure that people can reach the development, as far as practicable, by walking, cycling and 
public transport, as well as by car”. 
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4.18 The site is located within the settlement limits for St Dogmaels, situated within a residential 

area forming the main bulk of the village’s urban form. As a result, the site has close association 
and linkages with the facilities and services available in the local area, as well as being within 

reasonable distance from the nearby town of Cardigan. Services located within the local vicinity 

and within close proximity (400m) to the site including several public houses, a Post Office, 
convenience store, a school and amenity / recreational open space. 

 
4.19 A pedestrian footway is provided on the eastern side of Pilot Street adjacent to the site and 

extending south towards the main centre of St Dogmaels. Additionally, there is a foodway along 
most of the length of St Dogmaels Road which connects the village with Cardigan. The quaint 

and characterful nature of St Dogmaels means that traffic speeds are low, increasing pedestrian 

safety and providing opportunities for cycling in the area. 
 

4.20 Evidently, the site is located in a accessible location, within easy and convenient walking 
distance of the services provided within the local area, with a range of facilities on offer. The 

site therefore benefits from being positioned within a highly sustainable location – which in 

light of the availability of existing services and facilities, is considered extremely well-suited to 
residential development. It is considered that the services and facilities in close proximity to 

the site would facilitate and encourage the development and future use of the site in both a 
natural and sustainable manner. 

 
Public Transport 
 

4.21 In terms of public transport provision, bus stops are available well within the recommended 
400m maximum walking distance of the application site. The nearest bus stops are located 

approximately 50m south of the site on Pilot Street, with the southern bound bus stop 
immediately adjacent to the site shown in the photo below. The stop has a covered shelter and 

seating, with a direct pedestrian link to the bus stop currently available by the existing wide 

footway. 
 

 
Feidr Fawr Bus Stop on Pilot Street 
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4.22 The proposed development site is well served by public transport with a number of regular 

scheduled bus services running along Pilot Street, with travel via bus available in both directions 
near the site frontage. The bus stops are served by the No. 408 service, which operates 

frequently on weekdays and provides a circular route to Cardigan with stops in the surrounding 

area. Additionally, the site is served by bus No. 405, which runs thrice daily on Tuesdays and 
Thursdays, and provides a linear route between Cardigan and Fishguard. 

 
4.23 In terms of rail transport, the nearest railway station is Fishguard which is located 

approximately 30 km to the south-west of the site. As noted above, Fishguard is accessible via 
bus.   

 

4.24 Overall, given the proximity of the site to bus stops, it is considered that the site is located 
sustainably and is well-provided for in terms of services and facilities, including public transport.  

 
Access and Parking 
 

4.25 A new access to the site is proposed from Pilot Street, at the southwestern corner of the site, 

which will link the site to the existing residential form in the area, as well as the services and 

facilities available locally. Detailed discussions have been held with the Highways Officer at 
Pembrokeshire County Council with regards to the proposed access. 

 
4.26 Each property within the site benefits from designated off-road parking provision, while 

sufficient space is also provided for on-road parking for visitors. Furthermore, on street parking 

spaces are to be provided on Pilot Street to replace the existing informal parking currently 
present at the site’s existing access. 

 
Environmental Sustainability 

 

4.27 As an overall strategy the design, layout and orientation of the proposed development seeks 
to:  

 

• Promote resource efficient development in this sustainable location;  

• Retain and enhance the existing footways in the local area, as well as provide adequate 
footways within the site to promote pedestrian linkages; 

• Provide extensive soft landscaping to soften and screen the site; and 

• Implement suitable ecological mitigation measures to ensure that the value of 

compensatory habitats is of greater intrinsic biodiversity value than those which are 
being lost.  

 

4.28 It is also considered that the site is located sustainably, within easy walking distance of a range 
of facilities within the local area. Therefore, the site is considered to be accessible by means 

other than the private car. Some of the services and facilities available within close proximity 
to the site are included within the table below: 

 
Facility Approximate Distance from Site Access 

Bus Stops (Pilot Street) 50m 

The Ferry Inn (Poppit Road) 200m 

Teifi Netpool Inn (Maeshyfryd) 200m 

Premier Convenience Store (High Street) 200m 

Playing Fields and Playground (off Feidir Fach) 200m 

Bowen’s Fish & Chip Shop (High Street) 300m 

Electric Vehicle Charging Station (Finch Street) 300m 

St Thomas’s Church (Church Lane) 300m 

Ysgol Llandudoch (Maeshyfryd) 300m 
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4.29 In summary, the proposed development complies with the Welsh Government’s sustainability 

objectives and national planning policy aims of promoting resource-efficient and climate change 
resilient settlements.  

 

Community Safety 
 

4.30 The site layout has been designed to ensure that public areas, such as the footpaths running 
through the site, are overlooked to ensure a greater sense of natural surveillance. The site will 

also include appropriate levels of street lighting, guided by ecological recommendations, in 
order to ensure that the streets and footpaths within the site are lit to an acceptable level 

without detrimentally impacting on the local wildlife population.  

 
4.31 The proposed development takes the form of a cul-de-sac which is likely to reduce the speed 

and volume of traffic travelling within the site, while the focus on public footways creates a 
safer environment for pedestrians.  
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5.0 SUMMARY AND CONCLUSIONS 

 
5.1 This Design and Access Statement is submitted in support of the Full Planning Application for 

the ‘Residential development, with associated access, landscaping and ancillary works.’ 
 

5.2 It is considered that, through the assessment of the proposed development against the 

requirements in TAN12 – Design, the development proposals have achieved the following key 
aims: 

 

• The proposal will provide significant benefits to the local area in terms of its 
contribution to the need for housing; 

• The site is sustainably located, situated immediately adjacent to public footways and 

public transport nodes and within walking distance to key services and facilities within 

the settlement;  

• The appearance of the development has considered the surrounding residential and 
semi-rural context of the site, as well as the adjacent Conservation Area; 

• It is considered that community safety has been taken into consideration through the 

provision of a secure site, providing ample natural surveillance and taking measures to 
improve road safety within the site; and 

• A new junction and on-site access road are proposed as part of the application, which 

would provide adequate access to the new development. 

 
5.3 It is therefore considered that, in conjunction with the Planning Statement, the proposed 

development represents an appropriate and policy compliant scheme, which makes good use 
of this existing allocated site. 

 
5.4 Accordingly, it is therefore considered that the proposed development is acceptable and we 

would respectfully request that the application be approved. 

 

 


