APPENDIX
PLANNING AND RIGHTS OF WAY COMMITTEE
Report of: Director of Development
Date: 8January2008
Application No.: 06/1416/PA
Proposed Development: Leisure Marina with associated infrastructure
and related Residential, Commercial, Retail, Leisure, HotellCasino and
Car Parking uses together with Public Realm Works
Location: Land adjacent to Front Street, Criterion Way and Western
Way, Pembroke Dock
Applicant: Martello Quays Limited
1. Main Issues:
The main issues raised by this application are:
• Compliance with relevant planning policy.
• The landscape and visual impacts including the effects on Listed Buildings
and upon the character and appearance of the Pembroke Dock Conservation
Area and the Milford Haven registered Landscape of Outstanding Historic
Interest.
• The effects on ecology and nature conservation.
• The effects on water quality, surface waters and Flood Risk.
• The impact of the proposals on the highway network.
• The effects on the amenities of the area and neighbouring occupiers
The application is accompanied by an Environmental Statement (ES) under the
Town and Country Planning (Environmental Impact Assessrnenh (England and
Wales) Regulations 1991.
2. Description of Site, Proposal and Planning History:
The site comprises approximately 16.8 hectares of land, the majority of wni.n
(10.6 hectares) is an intertidal bay of mud flats. The north east SiOG of thi
The application includes a Zoning Plan with a schedule of development setting out the
mix of uses, the size/area of development and the maximum height of all buildings
within each Zone. The principal Zones comprise:
• residential houses (maximum height 3 storeys);
• residential apartments (maximum height 5 storeys with undercroft parking)
• commercial uses including retail, offices and leisure uses (maximum height 3
storeys);
• a hotel and casino (maximum height 2 blocks of 5 and 8 storeys)
• ancillary marine related buildings, including a yacht club and marine control
building (maximum height 2 storeys);
• multistorey car parking (21/2 storey with open roof terrace)
In addition to the Zoning Plan, a Design Code has been submitted which sets out
principles by which components of the built development would be designed. The
developers indicate that it is intended that the Design Code would be appended, by
way of condition to any consent granted, as a Development Brief. The Code provides
guidance on the nature of the development in respect of:
• the form, scale, massing and character of the residential development;
• the location and arrangement of marina berths and their spatial relationship to other
—

scheme elements, in particular the residential units;
• pedestrians and vehicular circulation within the site;
• the character of street furniture, lighting, and surfacing finishes;
• the character of other external landscape components (eg fencing planting etc);
• the division between open (publicly) accessible areas and restricted (private) areas;
• car parking;
• servicing areas, including boat maintenance and servicing facilities;
• the possible location, form and character of retail, commercial offices, leisure uses
including a small multiplex cinema and bar(s)/restaurant(s) a hotel and/or casino.
The main infrastructure elements include the following:
• The creation of a new sea wall extending from Hobbs Point in the north to the end of
the dockyard wall of Front Street. This would be a double skinned cofferdam wall and
would incorporate a lock structure.
• A new quay wall formed close to the line of the existing rock armour revetment on
the north and east side of the bay.
• Two development platforms for housing formed using concrete deck structures
supported on piles and these would project from the outer sea defence wall into the
marina basin.
Other infrastructure elements would include the following:
site includes an area of land which was reclaimed from the sea in 1990/91 adjacent to
Criterion Way, a small industrial road which defines the north eastern site boundary.
The West Llanion Pill forms a channel along the eastern part of the intertidal mud
flats adjacent to this reclaimed area. A large warehouse lies at the end of Criterion
Way and beyond this building is a jetty that lies to the west of Hobbs Point. There is a
number of small scale industrial and storage units on the east side of Criterion Way
whilst to the west and south of this road is a reclaimed land platform protected by a
rock armour sea wall with a paved promenade along its top. A landscaped area with a
small playground lies adjacent to the promenade and to the south of this is a car park
with approximately 237 spaces. The car park extends south eastwards to the Western
Way distributor road. The Asda store lies on the east side of Western Way at this
point and the store’s Petrol Filling Station lies on the north side of Western Way at its
junction with Criterion Way.
To the south west of the car park at the junction of Western Way and Front Street is a
Jewsons builder’s yard which accommodates two buildings, outdoor storage and
parking areas. Front Street forms the application site’s southern boundary and there
are terraces of dwellings on the south side of the street with a Public House at the
western end of the street. An old dry dock lies to the west of Jewsons and this is a
listed structure. The site is a base for the West Wales Maritime Heritage Society and
there are various workshop buildings on the site.
To the west of the dry dock on this north side of Front Street is a boatyard used for the
layingup and storage of boats and to the west of this area is a small car park. A
promenade runs along the northern side of Front Street opposite the terraced houses
and there are parking bays along this part of the street.
At its western end, Front Street meets the high masonry walls of the dockyard. These
walls are Listed Buildings and a slipway runs to the Waterway along the walls at the
west end of the promenade. The Martello Tower, a Grade 11* Listed Building, which
is a late 18th Century defensive structure, lies near the end of the slipway and a
footbridge provides access from the western end of the promenade to the Martello
Tower. The slipway extends out as a causeway of rubble and rock into the Haven on

the west side of the Martello Tower and this separates the western side of the
application site from the working part area.
The northern site boundary comprises the north side of the intertidal mudflats of the
bay and these mudflats slope down from about 6 metres above Chart Datum in the
south east to 0 metres Chart Datum in the north west.
The planning application is an outline application but full details of the means of
access to the development from both land and sea, including the marina infrastructure
have been submitted.

• A new roundabout would be formed on Western Way close to the existing
access to the Asda filling station. This would lead to a new access road which
would rejoin with Criterion Way further north. Criterion Way would be
reconstructed close to its existing line to serve the development.
• The foul water sewerage system that connects along a route via Western Way
to a treatment plant in the west of the dockyard would be upgraded.
The main elements of the associated built development would include the
following elements:
• A marina with associated pontoons for up to 260 berths and an area of
permanently impounded water accessed from the Haven by a dedicated lock.
• Residential development comprising 146 houses and 304 apartments.
• A hotel with a minimum of 120 bedrooms and up to 1,800 sq.m. gross floor
area (g.f.a.) associated leisure use.
• An area of 1,800 sq.m., g.f.a. of restaurants (including a casino) Use Class A3
which would include 5 restaurants of up to 300 sq.m., g.f.a. each and a single
public house of up to 300 sq.m., g.f.a.
• A “Quayside Retail Hall” including a gallery accommodating 3,000 sq.m.,
g.f.a.
• Refreshment kiosks, four in number, totalling 200 sq.m., g.f.a. within a “New
Town Quay”.
• A multi screen cinema with 3,000 sq.m., g.f.a. or 5 screens.
• A marine related services building (including both retail and office uses) of
1,650 sq.m., g.f.a. over 2 floors.
• A clubhouse/marina facilities building of 530 sq.m., g.f.a. over 2 floors.
• A boat workshop of 85 sq.m., g.f.a.
• A multistorey car park for a minimum of 340 spaces over 3 storeys.
• A lock control building of less than 100 sq.m., g.f.a.
• A Maritime Heritage Centre of 375 sq.m., g.f.a.
An illustrative Masterplan for the above mentioned built development has been
submitted indicating blocks of apartments on the north side of the bay and the
north east side of the marina basin. The hotel/casino is sited in the north east
corner of the site fronting the Haven. The two development platforms for the
proposed houses would project into the marina basin. The commercial, retail
and leisure zone would be located within the south eastern part of the site and
the multistorey car park to the north east of this area adjacent to Criterion
Way. Marine facilities including the Club House and Maritime Heritage Centre
would be located on the north eastern side of Front Street.
In terms of construction and phasing, the developers have produced an outline

programme and it is envisaged that the development infrastructure would be
completed over one continuous period lasting approximately 30 weeks. This
would involve the construction of the outer sea wall followed by the internal
development platforms within and on the east side of the marina basis, and
finally the construction of the marina facilities themselves. Subject
to arrangements with the statutory consultees, the servicing of the marina
including the upgrading of foul water sewerage, as far as the treatment plant in
the dockyard, would take place simultaneously with the infrastructure.
Towards the end of the programme for completion of the main infrastructure
works the new access roundabout and internal circulation road would be
completed. This would be in accordance with a programme agreed with the
statutory authorities but is envisaged to take approximately 18 weeks. Thus it is
anticipated that the basic structural infrastructure, the development platforms
with services and access would be completed over a period of approximately
12 months and is anticipated to be complete by the end of
2009.
Construction arrangements and methods would take full account of relevant
codes of practices and guidelines in respect of construction in a marina and
intertidal environment including but not limited to:
• CIRIA Publication C584
• “Coastal and Marine Environment Site Guide”
• Environment Agency Pollution Prevention Guidelines.
The built development would then follow on in phases subject to detailed
planning consents. In general terms;
i) the housing would be completed in phases of approximately 100 units per
phase over the period 20092013. The apartments on the new Town Quay
alongside the Haven would be completed first followed by the smaller scale
housing on the internal development platforms;
ii) the commercial development including retail, cinema and hotel uses, would
be phased according to takeup/demand after 2009.
The Design Code has been prepared with reference to the CABE best practice
guide “By Design” and advice from the Design Commission for Wales, to
whom the development concept has been presented prior to the submission of
the application.
In terms of the planning history of the site, there have been numerous
applications for a variety of proposals principally in relation to the reclaimed
areas of land on the north and east part of the site including the surface car
park, play area, promenade and commercial area adjacent to Criterion Way.
There has also been a number of applications relating to the southern part of the
site including the area occupied by Jewsons, the boatyard and storage area, car
park and promenade on the north side of Front Street and the construction of a
new sea wall.
3. Evaluation:

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states “If regard is
to be had to the Development Plan for the purpose of any determination to be made
under the Planning Acts the determination must be made in accordance with the plan
unless material considerations indicate otherwise”. The Development Plan in this case
comprises the Joint Unitary Development Plan. The relevant policies, guidance and
Technical Advice Notes set out in Annex A.1 of this report are also material
considerations in the determination of the application.
The Environmental Statement (ES) submitted with the application identifies a number
of significant effects likely to occur and mitigation measures designed into the project
to alleviate or compensate for those impacts. In the evaluation of the application with
particular reference to the main issues raised by the application these may be grouped
as follows:
• Planning Policy.
• Landscape and Visual Impact.
• Ecology and Nature Conservation.
• Water Quality, Surface Waters and Flood Risk.
• Hydrodynamics, Sedimentation and Wave Climate.
• Transportation.
• Air Quality and Noise.
• Cultural Heritage.
• SocioEconomic Effects.

Planning Policy
Policy 74 of the Joint Unitary Development Plan specifically indicates that marinas
will only be permitted within specified locations in the County, including Pembroke
Dock subject to a number of provisos. The reasoned justification to Policy 74 states
that “Ancillary developments, such as restaurants, shops, toilet facilities, chandlers,
boat storage, car parking and even housing are often required to make them viable.
This policy therefore directs marina development to existing port locations only,
where such ancillary developments already exist or where there may be opportunities
to develop such uses.” The applicants have confirmed that a range of “high end value”
ancillary developments including housing, retail and leisure uses are needed in order
to make the development of the marina viable in view of the considerable costs
involved in reclamations and in providing the infrastructure for the marina.
In terms of the proposed residential element of the proposals, Policy 50 of the JUDP
must be considered. This policy states that where there is a demonstrable lack of
affordable housing to meet proven local needs, the Authority will seek to negotiate an
element of affordable housing. Affordable housing is calculated on a prorata
percentage basis and due to the exceptional nature of the scheme the developers have
agreed to make a commuted payment secured by legal agreement to allow offsite
provision of affordable housing.

The application site lies outside the defined town centre of Pembroke Dock in
the Joint Unitary Development Plan. Policy 37 of the JUDP sets out various
criteria if retail, leisure and other key town centre uses are to be developed
outside a defined town centre. These criteria reflect those contained in Planning
Policy Wales (PPW). A Retail Assessment has been submitted with the
application.
A sequential assessment has been undertaken and this concludes that there are
no sequentially preferable town centre or edgeofcentre sites. This conclusion

to the sequential approach to site selection is accepted. Similarly, it can be
concluded from the Retail Assessment that the proposals can meet the tests of
qualitative need, including clear qualitative benefits for Pembroke Dock. A
quantitative need assessment and financial trade diversion analysis have not
been included as the applicants argue that this additional information is not
required due to the ancillary nature of the retail space and due the fact that
these types of higher value end uses are required to ensure the viability of the
development. In view of the qualitative retail benefits and overall scheme
benefits associated with the proposals, it is considered that in this instance
these considerations override the requirement to demonstrate compliance with
these tests. This conclusion is reinforced by the argument in regard to the
viability of the scheme.
The proposed leisure developments including the casino and multiscreen
cinema have also been tested against the criteria set out in Policy 37 and
national planning guidance. The applicants stress that these proposed leisure
elements are required to meet the economic cost of providing the physical
infrastructure associated with the construction of the marina. The ES refers to
how the Gambling Act 2005 currently limits the number of new casinos and
that Pembrokeshire is not one of the recommended areas outlined in the
Advisory panel’s report published in January 2007. The ES notes that
following a three year review of the first tranche of casinos there may be an
opportunity for the Government to consider a further tranche of new casino
licences. The applicants consider that the timetable for the development of the
marina would tie in with the next review and there would be an opportunity for
the County Council to express an interest in a casino licence. The ES also
concludes that there is a demonstrable need for the proposed cinema given the
current provision within the County. A sequential assessment, in line with
national policy guidance, has been undertaken and it concludes that the
application site is sequentially the most preferential location for the proposed
leisure developments.
The ES has drawn a number of key conclusions from the planning policy
assessment that has been undertaken and these are considered in the other
relevant headings in the Evaluation.
Landscape and Visual Impact
The potential landscape and visual impacts of the development have been
assessed in the ES and these have included the Landscape Fabric (physical
impacts upon landscape features), Landscape Character, the Construction
Phase, the Operational Phase, and potential impacts in respect of the setting of
Listed Buildings, the Conservation Area and the Milford Haven Landscape of
Outstanding Historic Interest.
The impacts on the Landscape Fabric include changes to the intertidal bay
with the loss of the natural intertidal area which has a negative aspect and the
creation of an attractive marina which has positive aspects. The ES concludes
that the overall effects in this respect to be neutral. Positive effects such as
remodelling and redisplaying the military tank and propeller displays along

Western Way are identified together with a new high quality promenade and
quayside on the east side of the Bay. New areas of public space and improved
pedestrian connectivity are proposed within the scheme and key elements
would include a new quayside with promenade along the “Town Quay”
offering extensive views over the Haven, a new linkage between Hobbs Point
via the new “Port Quay” and a walkway around the Dockyard Wall at Martello
Tower to Front Street. Other new viewpoints and linkages to various elements
of the development and to the existing town centre represent positive impacts
in respect of the Landscape Fabric of the site.
The ES also assesses the potential impacts on the landscape character of the
locality and this assessment concludes that upon completion of the initial phase
of built development, the proposal would result in a moderate positive impact
in respect of the character of the town area as a whole. This is due to a range of
factors including the generally poor character and qualities of the existing
waterfront area. Construction phase visual impacts would be substantial and
adverse in respect of Front Street mainly over the initial 30 weeks diminishing
thereafter as completion progresses. There would also be adverse visual
impacts from Western Way and the adjacent promenade during phases of road
and construction work but these impacts would be of a limited duration. Upon
completion, various positive visual impacts, including the replacement of
unsightly warehouse and commercial properties by views of more attractive
development, are identified. Substantial impacts, including both substantial
positive and some negative impact relating to the change of view from inter
tidal bay and semiindustrial backdrop are identified in respect of Front Street.
The potential impacts in respect of the setting of Listed Buildings, the
Conservation Area and the Milford Haven Landscape of Outstanding Historic
Interest are assessed in the ES. The setting of the Martello Tower and
Dockyard Walls are viewed from Front Street and the Haven would be
affected. The change in the setting of the Martello Tower and water levels
around it result in a significant impact which is considered to be adverse. The
settings of other Listed Buildings on Front Street and Pier Road would be
changed but these are not significant.
Views in and out of the Conservation Area would be affected and these include
views from Front Street, Hobbs Point, Criterion Way and Barrack Hill.
Both adverse and positive effects are identified and the ES acknowledges that
there may be different subjective responses to the change in these views.
Positive effects in terms of views from Hobbs Point, Barrack Hill and Criterion
Way are identified.
The effect of the development on the character, appearance and setting of the
Conservation Area would be great in magnitude. That part of the site that falls
within the designated Conservation Area differs significantly from the
remainder of the Conservation Area and has a much poorer quality and
character. There are therefore potentially significant positive impacts in respect
of the character and appearance of this part of the Conservation Area. To
ensure such positive impacts, the development will need to be designed in

accordance with a Design Code which recognises the characteristics of the
Conservation Area. The general improvement to the setting of the Conservation
Area is considered to be a positive impact. Cadw accepts that while the Marina
will alter irrevocably the setting of the Martello Tower, quay and wider
Conservation Area with appropriate design and suitable mitigation the
development can be accomplished in a sensitive manner to the preservation of
the character of the historic environment. In terms of the impact on the wider
historic landscape, the ES has considered the effect on the Milford Haven
Landscape of Outstanding Interest. The development demonstrates varying
levels of visibility from key historic locations and therefore presents varying
effects on the wider setting. Overall, the effect on the landscape has been
judged in the ES to be “not significant” and Cadw accepts this assessment.
Ecology and Nature Conservation
The site is adjacent to the Pembrokeshire Marine Special Area of Conservation
(SAC) where the nature conservation interest is a matter of
international/national policy or legislation. The Countryside Council for Wales
(CCW) has advised this Authority, as the Competent Authority, that in their
opinion the project is likely to have a significant effect on the Marine SAC and
therefore an appropriate assessment should be carried out in accordance with
Regulation 48 of the Conservation (Natural Habitats & c) Regulations 1994.
The applicants have subsequently provided supporting information intended to
inform the Appropriate Assessment. In the light of the consideration of the
information provided and further discussions with CCW, it has been concluded
that subject to preventative and mitigation measures including the imposition of
conditions recommended by CCW there will be no adverse impact on the
integrity of the features of interest at the Marine SAC.
Clarification of certain issues relating to the Geomorphological Assessment
provided in the submission had been sought by CCW and CCW has concluded
that these issues have been satisfactorily addressed and therefore the changes to
the hydrodynamic regime and sedimentary processes will not have an adverse
effect on site integrity.
CCW do not consider that the development will result in adverse effect on the
features of the Milford Haven Waterway Site of Special Scientific Interest
(SSSI) provided that recommended conditions are included in any approval.
Several Biodiversity Action Plan (BAP) habitats and species will be, or may be
affected by the development. The mudflats and eelgrass beds, which are
identified as BAP priority habitats, would be lost as a result of the
development. Section 40 of the Natural Environment and Rural Communities
(NERC) Act 2006 places a duty on public bodies, in exercising their functions,
to have regard to the purpose of conserving biodiversity. Whilst recognising the
objections raised by the RSPB with regard to the BAP species and habitats, it is
considered that the integrity of the species and habitats will not be
compromised in view of the extensive nature of the remainder of the estuarine
complex. In this context, it is considered that the effects on the species and
habitats are minimal. In view of the foregoing, it is not considered that the

objections raised by the RSPB are sustainable. It should be noted, however,
that opportunities to enhance biodiversity can be given consideration as the
further detailed applications are received.
Water Quality, Surface Waters and Flood Risk
The site is located within Zone C2 of the development advice maps produced
by EAW and a Flood Consequences Assessment (FCA) has been submitted
within the application. The proposals include “highly vulnerable” development
as defined in TAN 15 and this TAN states that such development should not be
permitted in Zone C2. However, the EAW has previously received written
confirmation from the Authority that the proposed marina is a key element of
the Council’s economic development and regeneration strategy for Pembroke
Dock and the whole of the County and in recognition of this regeneration
initiative, EAW are therefore prepared to consider the FCA. Following receipt
of further information the EAW have confirmed that the FCA is acceptable
subject to the imposition of additional conditions.
The ES has evaluated the scope, magnitude and significance of potential
impacts upon water quality for both the construction and operational phases. It
concludes that subject to the adoption of specific construction methods and
mitigation measures, significant longterm negative impacts upon water quality
are not anticipated. Similarly, subject to adoption of appropriate design of the
means of water circulation within the marina, no significant negative impact
upon water quality is anticipated during the operational phase. An appropriate
monitoring regime would be established and where necessary would be subject
to effective management control. In this context, EAW have referred to Water
Management and Pollution Prevention Plans, an Environmental Management
Plan, contaminated land assessments and Site Remediation Plans. These
matters can be addressed by the imposition of appropriate conditions and EAW
consider that some of these conditions will also ensure that the proposed
development will not cause pollution to controlled waters.
In terms of the foul water sewerage and sewage treatment aspects of the development,
Dwr Cymru Welsh Water initially lodged an objection on the grounds of the
development would overload the existing public sewerage system and the Waste
Water Treatment Works. No improvements are planned within Dwr Cymru Welsh
Water’s Capital Investment Programme. However, following discussions DCIWW
have recommended the imposition of Grampian conditions requiring (i) a sewer
requisition scheme being entered into and completed or the laying of a private sewer
to a point of adequacy on the public sewerage system before any beneficial use of the
site and (ii) no beneficial use of the development until the receiving public Waste
Water Treatment Works has been upgraded.

Hydrodynamics, Sedimentation and Wave Climate
TAN 14 “Coastal Planning” identifies the need to undertake studies into the potential
hydrodynamics effects of the development. The ES has confirmed that a mathematical
model has been used to assess the impact on tidal velocities and tidally induced
sediment transport patterns within the operational area of the Port of Pembroke for an
averaged Spring/Neap tidal cycle. The model predictions suggest little change in tidal
velocities and sediment transport processes and consequently the marina is unlikely to
have a discernible impact on the rate of silt deposition.

An assessment has also considered the wave climate for a predicted 50 year return
period event wave associated with primary wave reflections. This suggests that the
wave height within the Port’s operational area is likely to increase by between 17%
and 28% (50 year event) as a result of the proposed west marina wall. However it is
likely that the marina will impart less impact for smaller wave events. Such wave
effects could be mitigated by the adoption of a particular form of wall facing to
reduce reflection, or alternatively the construction of a sloping revetment for the
western impounding wall.
A Vessel Movement Study has also been undertaken for commercial vessels operating
in the vicinity of the proposed marina and the overall conclusion was that operational
manoeuvring of commercial vessels in and out of the Port and the Ferry Terminal is
achievable with only a small change to existing operational protocols/manoeuvres.
Operational procedures and protocols will need to be reviewed and/or established so
that commercial movements and pleasure craft movements do not conflict.

Transportation
A Transportation Assessment has been submitted with the application and this has
identified and assessed the key areas of traffic/transport issues associated with the
proposals. It is recognised that a scheme of this scale will generate a significant trip
attraction; particularly during certain periods. Access to the site will be from a newly
created 3 arm roundabout on Western Way and a realigned Criterion Way. Part of the
Development does displace an existing car park off Western Way which is currently
unrestricted in use.

This car park is currently underused, however the car parks to the east of
Western Way currently experience above capacity demand and there are
currently plans to displace an element of the long stay parking in this area to
the car park associated with this site. For this reason, the Head of Highways
considers that it is essential that the proposed multistorey car park will also
allow sufficient space for both the development and any displacement from the
existing car park.
The primary concern for the access to the scheme is the bottleneck created at
the London Road traffic light junction which is used to access the retail/food
park. This had raised concern with the Trunk Roads Agency (Transport Wales)
regarding queuing back onto Waterloo Roundabout. These concerns have been
addressed by the provision of detector loops in the roundabout which will give
greater priority to the Trunk Road traffic as required thus reducing/preventing
queuing onto the roundabout. Whilst this does solve the potential problem on
the Trunk Road, it does displace the issue onto the County Road and
exacerbates problems of exiting from the retail park. Whilst the existing
problem can be resolved through current plans to increase the capacity of this
junction, any capacity gain will be lost by the attraction generated by the
marina development. For this reason the Head of Highways is working on
further solutions for this junction and a contribution has been negotiated with
the developer which will be used on a scheme or schemes to resolve the
capacity issue at this point. Further contributions have also been sought to be
used towards improvements to public transport, cycle and walking
infrastructure within the Pembroke Dock area to offer further mitigation to the
trip attraction. Such measures will ensure that the site is accessible by a range

of alternative travel modes to the private car and would also improve
sustainable transport links for the town centre as a whole.
Transport Wales has confirmed that it has no objections in respect of the
proposal. However, it order to preserve the safety and free flow of traffic on the
Trunk Road, two conditions have been recommended which require the
applicants to provide queue loop detectors at the A4139 London Road
westbound approach to the Tesco traffic signal junction (west of Waterloo
Road roundabout) and at the A477 London Road eastbound approach to the
proposed Ferry Lane traffic signal junction (east of Waterloo Road
roundabout).
Air Quality and Noise
The ES concludes that current air quality conditions are generally good within
the locality of the site. Impacts upon air quality during the construction phase
are likely to be restricted to the generation of dust and emissions associated
with additional vehicles on the local road network and machinery engaged in
dredging and construction activities. The risk of nuisance to occupiers of Front
Street and Criterion Way would be minimised through the adoption of
established dust suppression techniques. The ES makes reference to a Dust
Control Plan and the Public Protection Division has recommended a condition
be imposed to ensure the submission and approval of such a plan. During the
operational phase of the development the main potential impacts with respect to air
quality are vehicle emissions as a result of increased traffic movements. The ES
concludes that these impacts would be of only slight adverse significance. No
significant emissions are anticipated from operational uses with the development.
The ES includes a noise assessment and the Public Protection Division has consulted
for the assessment to seek approval for the noise survey methodology and
confirmation of appropriate noise levels. The construction phase has the potential to
adversely impact upon local communities, but due to its very nature, it is recognised
that this phase would be finite. The highest noise levels relative to the nearest
properties are likely to occur at the start of the construction in the particular working
area during piling rig and rock drilling activities and then infrastructure development.
The ES indicates that contractors would operate with regard to the relevant British
Standard and best practical means would be used to control noise generation. This
meets with the Public Protection Division’s approval. The ES recognises that there
may be adverse impact from vibration during drilling operations and although it is not
expected to cause any material problems due to the nature of the local geology, the
Public Protection Division consider it prudent for a monitoring regime to be
undertaken by the developer in relation to this aspect and methods of working
modified accordingly. Several areas of operational noise are identified in the ES and
these include how they will be controlled/mitigated to ensure they do not exceed
relevant noise criteria.

Cultural Heritage
In terms of the Cultural Heritage Assessment included within the ES identifies
numerous heritage features on or close to the site. The Assessment identifies 32
beneficial impacts and 11 adverse impacts. There are 3 significant adverse impacts
and these relate to:
• Modifications to Grade II listed dockyard walls.


• Change in setting of Martello Tower (Grade 11* listed) and water levels around it.
• Construction over the Pembroke Dock quay off Criterion Way.
Two minor adverse impacts are also predicted:
• The impact on the setting of two listed bollards on the north side of Pier Road.
• Demolition of Pembroke Dock concrete slipway adjacent to the dry dock.
Mitigation is proposed to reduce the physical impact on the Dockyard Wall and
Martello Tower but the design requires the Pembroke Dock quay to be built over.
Cadw accepts the assessment of this structure as having lower historic significance
(2oth century build). In terms of the Martello Tower being permanently surrounded by
water, it is important that consideration is given to the effect which this could have on
the structure, particularly in the long term.


Mitigation works will be required to be designed to respect the historic fabric and
character of this listed building. As stated earlier in the Evaluation, Cadw accepts that
while the marina will alter irrevocably the setting of Martello Tower and quay, with
appropriate design and suitable mitigation the development can be accomplished in a
manner sensitive to the character of the historic environment.
Cambria Archaeology have no objection in principle to the proposals, which could in
their view, if carefully managed, have positive impacts on the historic environment of
Pembroke Dock and the Milford Haven Waterway. They recommend that a Grampian
condition be imposed that requires no development to take place until the
implementation of a programme of archaeological work in accordance with a written
scheme of investigation has been secured.

SocioEconomic Effects
The ES recognises that the County’s economy has witnessed significant changes over
the last two decades with closures in power, oil and defence sectors, reorganisation
and nationalisation of public services and great changes in agriculture and fishing
industries. The area has relatively low employment rates compared to national
averages and employment opportunities that are becoming available through local
initiatives are not necessarily available to all sectors of society within Pembroke
Dock. Against this background both local and national government has responded by
promoting direct and indirect investment in the locality. The Joint Unitary
Development Plan recognises that there is a need to develop a broad based economy
based on existing industry and attracting new inward investment.
It is considered that the proposals would attract significant inward investment that
would boost the local economy and generate short term employment opportunities for
skilled and unskilled labour in the local construction and supply industries. The ES
states that this investment is likely to bring about a permanent effect in relation to
improved skills base and training. It estimates that the development would, in the long
term, generate an annual expenditure of in excess of £10 million in the locality and
potentially substantially more than this. In terms of employment generation, ES
forecasts that, in the long term, the development would create several hundred full
time and part time jobs (direct and indirect), in our area of high unemployment. The
new jobs created would include a significant proportion of skilled posts in the marine
industry and a number of new small business startups are likely to be generated. The
development would both directly and indirectly promote the conversion of part time
and seasonal jobs to full time and permanent employment.
The ES concludes that the proposals would act as a catalyst for wider economic
regeneration of the area potentially attracting new investment and skilled workers into
the area. In summary, the proposal is a key element of the economic development and

regeneration strategy for Pembroke Dock and
lflR

it would be certain to have a significant beneficial effect on local industry and
businesses and would undoubtedly generate much needed employment and
business.
Conclusion
The proposed marina and associated proposals constitutes a major development
and as such requires careful consideration. In this consideration, the
environmental information provided in the ES, the comments made by
consultees and representations received have all been taken into account. In
addition, all relevant European Directives, legislation and Regulations have
been taken into consideration.
The development is considered to be in broad accordance with the provisions
of Welsh Assembly Government advice and guidance and policies in the Joint
Unitary Development Plan and would meet their key objectives. Whilst it is
considered that there are elements of the proposals that may not be strictly in
accordance with certain JUDP policy criteria these are outweighed by the
considerable regeneration benefits to the economy of the local area and the fact
that the proposal is a key part of the development and regeneration strategy for
Pembroke Dock.
In terms of the representations received from Pembroke Dock Town Council,
Pembroke Dock Civic Society, the Milford Haven Harbour Users Association,
Milford Haven Yacht Club, the RSPB and the objections received from local
residents, it is not considered that any of the matters raised justify a refusal of
permission. The proposed mitigation measures, safeguards and monitoring
procedures can ensure the safeguarding of the marine environment.
Appropriate conditions would also ensure that the amenities of local residents
and the general amenities of the area are adequately protected. With
appropriate design and suitable mitigation the development can be achieved in
a manner sensitive to the preservation of the character of the historic
environment. Subject to conditions, mitigation and improvement measures, the
proposed development can take place within the capacity of the local road
network and without resulting in unacceptable detriment to highway safety.
The recommendation that conditional consent be granted is subject to
completion of an appropriate legal agreement under Section 106 of the Town
and Country Planning Act 1990 relating to financial contributions towards (a)
highway improvement work and transportation, (b) offsite affordable housing
provision, (c) libraries/community, (d) education and (e) waste management. A
summary of the subject areas of conditions is given in paragraph A.3.
4. Recommendation:
It is recommended that the application be APPROVED subject to a prior appropriate
legal agreement under Section 106 of the Town and Country Planning Act 1990 in
respect of developer contributions and the conditions summarised in paragraph A.3.
Annex
A.1 The Development Plan/Other Material Considerations.

A.1.1 Joint Unitary Development Plan
Policy 4 Tourism Development
The development of tourism should normally be based upon visitor enjoyment and
understanding of the County’s distinctive scenic, cultural, linguistic, historic, and
environmental character. Development will be encouraged where it will meet an
economic need but will not be allowed where it would prejudice the County’s
environmental quality, including the intrinsic qualities of the National Park.
Policy 8 Development and Local Culture
All development should take account of the social, cultural and linguistic
characteristics of the local community.
Policy 20 Serviced Accommodation
New hotels, guesthouses or other serviced accommodation for holiday or business
uses will only be permitted, where:
i) if the proposal is for new build development within the National Park the site is
within a settlement; or
ii) if outside the National Park the site is within or wellrelated to a settlement; and
iii) access is available or can be made available by a choice of means of transport; and
iv) it would result in a net benefit to the local economy.
Policy 37 Development Outside a Town Centre
Retail, leisure and other key town centre uses will only be permitted outside the town
centres of Haverfordwest, Fishguard, Milford Haven, Pembroke, Pembroke Dock,
Tenby, and Narberth where:

i) in the case of retail or leisure development there is a demonstrable need for
the development; and
ii) the site has been selected using the sequential approach; and
iii) there is no need to retain the site for its existing or allocated use; and
iv) the proposal is accessible by a choice of means of transport, including
public transport, and is sited so as to reduce the overall number and length of
car journeys; and
v) the likely amount of traffic generated by the proposal could be
accommodated on the local highway without changing the character of the
roads or reducing road safety; and
vi) the development either by itself, or with other shopping developments, does
not undermine the vitality and viability of the town centre or other local
shopping centres, or stores which serve to underpin those centres.
Policy 46 Settlement Boundaries
Within the settlement boundaries of settlements as defined on the Proposals
Map, housing development will be permitted where:
i) the scale of the proposed development is well related to the scale, form and
character of the existing settlement; and
ii) the siting and design of the buildings is well related to neighbouring
property; and
iii) within the sustainable community adequate community and utility services
exist, are reasonable accessible, or can be readily and economically provided.
Policy 50 Affordable Housing
Where there is a demonstrable lack of affordable housing to meet proven local
needs, the Authorities will seek to negotiate with developers an element of

affordable housing at the following locations:
(i) within the National Park Opposite Bay View Terrace, Dinas Cross; Rear of
the Sir Benfro Hotel, Herbrandston; The Boatyard, Little Haven and at Brynhir,
Tenby and on other sites considered appropriate for the development of
affordable housing;
(ii) outside the National Park on sites that are allocated for housing
development, and on any additional large sites permitted for housing
development.
Policy 55 Proposed Housing Density
New residential development within main settlements should be built at a gross
density of at least 30 dwellings per hectare with the exception of development on
allocated sites which are specifically identified for lower density development in
Policy 46.
Policy 64 Sites Protected by Designations
i) development or land use changes will not be permitted if likely to harm, directly or
indirectly, the integrity or nature conservation value of a Special Protection Area, a
Special Area of Conservation or a Ramsar Site;
ii) development or land use changes that would be liable to harm a Site of Special
Scientific Interest, a National Nature Reserve or a Marine Nature Reserve will only be
permitted if it can be subject to conditions that will prevent damaging impacts on
wildlife habitats or important physical features, or if other material considerations are
sufficient to override the nature conservation considerations;
iii) development or land use changes that would be liable to significantly harm the
nature conservation value of a Local Nature Reserve or any other site of local nature
conservation interest, or the main features of interest within a Regionally Important
Geological and Geomorphological Site, will only be permitted if the importance of
the development outweighs the local value of the site.
Policy 65 Protection of 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 where:
i) the effects will be minimised or mitigated through careful design, work scheduling
or other measures; and if appropriate
ii) safe and effective relocation measures are provided by the developer.
Policy 68 Development and LandscapinglHabitat Enhancement
Development that does not make provision for necessary and
appropriate landscaping or habitat creationlenhancement will not be permitted.

Policy 69 Protection of Public and Private Open Space
Development which would adversely affect the appearance, character or local
amenity value of areas of public and private open space will not be permitted.
Policy 72 Development Requiring a Coastal Location
Development of the undeveloped coast will not be permitted. An application to
develop within existing areas of developed coast will only be permitted where:
i) the development requires a coastal location or, where appropriate, involves
restructuring and regeneration urban areas; and
ii) the land is not subject to flooding, inundation or erosion from the sea; and
iii) the development does not prejudice the capacity of the coast to form a

natural sea defence; and
iv) the siting and appearance of the development does not harm important
views, or vantage points, including views from coastal inshore waters; and
v) the development harmonises with the surrounding townscape or landscape.
Policy 74 Marinas
Marinas will only be permitted either within the existing ports at Milford
Haven, Fishguard and Pembroke Dock or as extensions to existing marinas at
Milford Haven and Neyland provided that:
i) the development would not be detrimental to the landscape character of the
coast; and
ii) the development would not harm the nature conservation value of the site;
and
iii) it is compatible with adjacent land uses or port activities; and iv) it does not
conflict with the sustainable management of the coast.
Policy 76 Design
Development will only be permitted where it is well designed in terms of
siting, layout, form, scale, bulk, height, materials, detailing and
contextual relationship with existing landscape and townscape characteristics. The
effects of layout andlor resource efficiency in building such as orientation, water
conservation, adaptability and the use of environmentally sensitive materials will also
be important considerations in the evaluation of planning applications.
Policy 78 Amenity
Development will only be permitted where it does not have an unacceptable impact
on amenity, particularly where:
I) the development is for a use inappropriate for where people live or visit; and/or
Ii) the development is of a scale incompatible with its surroundings; and/or
lii) the development leads to an increase in traffic or noise which has a significant
adverse impact; and/or
lv) the development is visually intrusive.
Policy 79 Development in a Conservation Area
Development will only be permitted in Conservation Areas where it preserves or
enhances the character or appearance of the Conservation Area. Particular regard will
be paid to whether:
I) the scale, form, materials and detailing respect the characteristics of buildings in the
area; and
ii) historically significant boundaries or other elements contributing to the established
pattern of development in the area are retained; and
iii) important views within, into and out of the area are protected; and
iv) trees and other landscape features contributing to the character or appearance of
the area are protected.
The development of land adjoining, or near to, a Conservation Area will only be
permitted where it would have the effect of preserving or enhancing the character or
appearance of that area or its setting, taking into account the foregoing criteria.
Policy 80 Demolition of Unlisted Buildings in Conservation Area
Development involving the demolition of unlisted buildings or structures in
Conservation Areas will only be permitted where:
i) the building or structure to be demolished makes no positive contribution to the

character or appearance of the area: and
ii) detailed proposals for the reuse of the site, including any replacement building or
other structure, have been approved.
Policy 81 Listed Buildings
Development (including change of use, works of extension or alteration) affecting
listed buildings or their settings will only be permitted where the special architectural
or historic interests of the buildings, or their settings, would not be adversely affected.
Policy 84 Archaeological Remains
Development which adversely affects important archaeological remains and/or their
settings will not normally be permitted.
Policy 85 Historic Landscapes
Development that would adversely affect the integrity, coherence or character of
Landscapes of Historic Interest will not be permitted. Policy 100 Access to
Development
Development will only be permitted where:
I) adequate vehicular and pedestrian access can be achieved, including provision for
operational access and parking where necessary; and,
ii) in all cases involving major trip generators, and in other developments where
necessary and appropriate, adequate provision is made for access by, and facilities for,
public transport, pedestrians and cyclists; and
iii) in the case of developments to which the public would reasonably expect to have
access, adequate access is provided for everyone, having particular regard to the
special needs of people with restricted mobility or sensory impairments; and
iv) the adjacent road network has the capacity to serve the development without
detriment to the highway network or the environmental characteristics of the road;
and
v) the overall access provision is appropriate for the locality and is

safe, convenient and attractive to users, incorporating measures to achieve safe
traffic speeds as necessary.
Policy 105 Facilities for Public Transport
The development of facilities to improve public transport will be permitted
where:
i) linkages between travel modes are improved; and/or,
ii) facilities for passengers are improved; and/or,
iii) public transport becomes more convenient; and/or,
iv) freight transfer between different travel modes is facilitated.
Policy 110 Water Resources
Development will not be permitted where it would have a significant adverse
impact on the quality, capacity, or flow of groundwater, coastal water, surface
water or systems.
Policy 111 Sewage and Surface Water Disposal Facilities
Development will only be permitted if adequate sewage disposal facilities and
surface water drainage capacity is available, or will be provided prior to the
occupation of the development, and such provision will not lead to a significant
environmental, amenity or public health problems.
Policy 113 Development and the risk of flooding
Development will not be permitted where:

i) it involves land which is at a risk of flooding, including tidal inundation; or
ii) it is likely to increase the risk of flooding elsewhere; and
iii) the development would hinder flood control or maintenance works.
Policy 117 Light Pollution
An application for development that includes a lighting scheme will not be
permitted unless the lighting proposed relates to its purpose and where there is
not a significant adverse affect on the character of the area, local residents,
vehicle users, pedestrians and the visibility of the night sky.
Policy 118 Regeneration and Enhancement
Development involving the environmental enhancement andlor the economic
regeneration of areas will be permitted provided that the proposal is appropriate
to its location.
Policy 120 Loss of Recreational Open Space
Development on recreational open space will only be permitted where:
i) it can be demonstrated by the applicant that the facility no longer
meets/serves a continuing local need; or
ii) the applicant will provide a suitable replacement; or
iii) facilities can best be retained and enhanced through the redevelopment of a
small part of the site.
Policy 121 New Recreational Open Space
The development of new recreational open space and facilities will be
permitted where the site is well located to serve community needs either within
a settlement or, adjacent to a settlement.
A.1 .2 Other Material Considerations/Weight Attached
Planning Policy Wales March 2002
Welsh Office Circular 60/96 “Planning and
The Historic Environment Archaeology”
Welsh Office Circular 61/96 “Historic
Buildings and Conservation Areas”
Ministerial Interim Planning Policy Statement
01/2006
Technical Advice Note (Wales) 2 Planning
and Affordable Housing
TAN 14 Retailing and Town Centres
TAN 11 Noise
TAN 12— Design
TAN 13—Tourism
TAN 14 Coastal Planning
TAN 15 Development and Flood Risk
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—

—

—

—











significant weight
significant weight
significant weight
significant weight
significant weight













significant weight
significant weight
significant weight
significant weight
significant weight
significant weight

TAN 18—Transport significant weight
A.2 Consultation Responses
A.2.1. CountrysideCouncilforWales The development is likely to have a significant
effect on the Pembrokeshire Marine SAC and therefore an appropriate assessment
should be carried out. Subject to preventative and mitigation measures including
recommended conditions, CCW conclude there will be no adverse impact on the
integrity of the features of interest at the Marine SAC. CCW do not believe that the
development will result in adverse effect on the features of the SSSI, subject to the
imposition of conditions. CCW does not consider that the proposal is of sufficient
scale to cause more than local impact on the Milford Haven Landscape of
Outstanding Historic Interest. In conclusion, CCW does not object subject to
conditions.
A.2.2. Environment Agency Wales Flood Risk: The site is
located within Zone C2 and EAW has considered the Flood Consequences
Assessment (FCA) which has been supplemented with further information requested
by EAW. Conditions are requested covering a method statement for ground
remediation, housing to be constructed above the 0.5% still water tide level, Sea wall
to be raised above the 0.1% still water tide level, management and maintenance of
drainage systems flap valves and outfall systems and basement parking to be designed
to be dry on a 0.55 event.
Environment Management: Water Management, Pollution










Prevention Plans, an Environmental Management Plan, contaminated land
assessments and Site Remediation Plans are required. Groundwater and Contaminated
Land: Conditions are
recommended to prevent pollution to controlled waters and the water environment.
A2.3. Transport Wales No objections subject to
conditions.
A.2.4. Head of Highways & Construction
Conditional approval.
A.2.5. Dir CymrulWelsh Water
Conditional approval.
A.2.6. Cadw Cadw supports the conclusions
of the ES in regard to Cultural
Heritage impacts in that the
development can be achieved
without undermining the historic
character of the surrounding area
if designed in accordance with
Design Code. Cadw accepts that
while the Marina will alter
irrevocably the setting of the
Martello tower, quay and wider










Conservation Area, with
appropriate design and mitigation
the development can be
accomplished in a manner
sensitive to the preservation of
the character of the historic
environment.
A.2.7. Cambria Archaeology No objection. If carefully
managed, the proposal could have positive impacts on the
historic environment.
Recommend imposition of condition requiring a programme of archaeological work
prior to any development.
A.2.8. Head of Public Protection Conditional approval.




A.2.9. Pembroke Dock Town Council Initial/preliminary observations:
perception that there may be over development; concern at the lack of affordable
housing; concern that facilities should enhance the town centre and there needed to be
planning gain; welcome the cinema but wonder whether there is a need for a public
house and some concern expressed about the possibility of a casino; the height of the
apartment blocks is generally considered to be too high; pleased that it will be
possible to walk around the walled area; concern that holders of existing moorings
would not be guaranteed new mooring; concern about additional traffic during
construction period; problems with surface water drainage in Front Street in the past;
robust and effective lock system required to allow regular exchange of water; increase
in population upon completion will result in major impact on the town. Further
observations following a public exhibition confirm the initial observations and also
reiterate concerns. The Town Council also refer to the need for a Section 106
Agreement to provide planning gain for the town itself. They consider it unfortunate
that the developer is not “prepared to answer” all their questions and enter into a
dialogue and the Town Council believe they are unable to make a final decision given
the lack of dialogue on the issues.
A.2.10. Pembroke Civic Society No objections but raise certain
“misgivings” including: the lack of
consideration to the feelings of
town residents; duplication of local businesses and licensed premises; the casino is
“alien to




our culture”; the development would be a “segregated unit” apart from the town; loss
of view from Front Street; deep concern about 5 storey development; support Marine
Services Centre; and local boats should retain their moorings.
A.2.1 1. Milford Harbour Users Association The Association welcomes
the development in principle but has raised concerns with the Milford Haven Port
Authority who have agreed to meet them to discuss the concerns in order to resolve
these issues. The Association’s concerns include the governance of the development
in the interests of the West Wales Maritime Heritage Society and the Pembroke
Haven Yacht Club, the displacement of longestablished
moorings and some
encroachment into the Haven Waterway with potential consequences for recreational
freedom of navigation.
A.2.12. Pembroke Haven Yacht Club the Club has raised concern in regard to access
—



to the tenanted boatyard and to the issue of whether the Club will be offered the new
Yacht Club facilities. It has also raised concern in regard to the proposed removal of
security fencing around the Boat Park at Front Street.
A.2.13 South Wales Sea Fisheries Committee Do not consider that the development
will have a direct effect upon any significant fishery interest.
A.2.14. RSPB Object on ecological grounds
and for legal and policy reasons.
The ecological reasons include:
the likely adverse affects on the
Marine SAC; adverse affects on
features of SSSI; the site is
—



functionally linked to both designations (SAC and SSSI) and contains habitats and
species for which the protected areas were designated or have been listed within the
citation such as mudflats, dwarf eelgrass beds, otters and wading birds; likely
detrimental affect on SAC due to an increase in suspended sediment and sediment
deposition during construction, changes in sediment budgets, dredging activities,
increases in
pollution and hydrological
alterations; the mudflats and
eelgrass beds, both of which are UK BAP priority habitats will be lost and no
mitigation or compensation measures for these habitats are put forward; otters and
curlews (local and national BAP species) may be adversely affected; the submitted
wintering bird survey is seriously flawed and did not fulfil the basic survey
requirements and is insufficient to assess the impact on wintering birds. The RSPB
consider that the EIA is deficient and it is not possible to assess whether there would
be detrimental impacts to SSSI and SAC consider that the applicant has not
considered obligations and duties arising out of the Habitats Directive and
implementation of the Habitats Regulations. It also considers that the authority has
failed to fulfil its duties in respect of the Habitat Regulations. The RSPB considers
that the development is contrary to Polices 64, 65, 68 and 74 of the JUDP.
A.2.15. West Wales Maritime Heritage Society The Society occupies
the Haven Maritime Yard and its licence from the Council also includes an adjoining
area to the
—

west. It has made points in regard to public slipways and possible congestion at the
slipway at Hobbs Point. The Society expresses concern about the adequacy of car
parking and also comments that the proposed slipway will fragment their site. It
considers that an improvement to the alignment of Front Street should be looked at in
view of increased traffic.
A.2.16. Neighbour Notification Letters of objection have been received from 63
addresses within the County. 60 of these addresses have submitted a duplicated letter
objecting on the following grounds: 1. The proposals are contrary to the provisions of
the Local Plan for the area. 2. The development would cause harm to the setting of
various listed buildings and Conservation Area 3. The scale and density is
unacceptable and out of keeping with the area. 4. It would seriously detract from the
setting of the existing dwellings on Front Street and 5. It would bring an unwanted
and unsustainable level of traffic to the area. Of these 60 addresses, 16 are in Front
Street, 28 in Pembroke Dock and Pembroke and 16 from elsewhere within the county
including Milford Haven, Llangwm, Hook, Cosheston, Milton, Spittal, Mathry,




Fishguard, Goodwick, Merlin’s Bridge, Manorowen, Templeton and Haverfordwest.
Other objectors, including 2 further addresses in Front Street, have referred to:
increased risk of flooding; possible rise in water table; loss of public views; lost of
public amenity; loss of slipways;
nuisance/hazards during
construction; increased noise and


light pollution; water level causing
structural damage;
parking/access problems;
numerous alcohol and fast food
outlets; casino too close to residential properties; conflict of interest for the
County Council; County Council should request application to be called in; and
the proposals are unsustainable in both environmental and financial terms.
A.3 Summary of Subject Areas of Condition of Approval
• Submission of Reserved Matters.
• Adherence to Design Code for the development.
• Highways conditions.
• Sewerage, drainage and EAW conditions including ground water, land
contamination and pollution prevention measures.
• Submission and agreement of Environmental Management Plan and
appointment of Environmental Liaison Officer.
• Mitigation measures to avoid adverse effects on Pembrokeshire Marine
SAC.
• Noise mitigation measures.
• Phasing of development.
• Limitations on use of retail and commercial uses including hours of operation.
• Agreement of details of mitigation measures for construction phase.
• Archaeology.
• Details of lighting to be agreed.
• Provision of waste/recycling facility.
Background Documents:
Consultation replies from Countryside Council for Wales.
Consultation replies from Environment Agency Wales.
Consultation reply from Transport Wales.
Consultation reply from Head of Highways & Construction.
Consultation reply from Dr Cymru/Welsh Water.
Consultation reply from Cadw.
Consultation reply from Cambria Archaeology.
Consultation reply from Head of Public Protection.
Consultation replies from Pembroke Dock Town Council.
Consultation reply from Pembroke Dock Civic Society.
Consultation reply from Milford Harbour Users Association.
Consultation reply from Pembroke Haven Yacht Club.
Consultation reply from South Wales Sea Fisheries Committee.
Consultation reply from RSPB.

Consultation reply from West Wales Maritime Heritage Society.
Letters of representation from 63 addresses.
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