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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE
9 April 2019

Application Number: 19/17202/FUL Date Validated: 7 March 2019

Site Address: Dan Y Graig
Crai
Brecon
Powys
LD3 8PU

Decision Due Date: 2 May 2019

Grid Ref: E: 289353  N:227429 Proposal:
Retention of ground source heat pumps with 4 
boreholes within the curtilage of the dwelling 
and 3 boreholes in an adjoining field with joining 
pipework in underground trench to join up with 
pumps installed in an existing adjacent shed (part 
retrospective).

Case Officer: Lisa Hughes Community: Crai

Reason(s) Application 
Reported to Committee:

The application is being reported to committee because the applicant is a 
member of the Authority

RECOMMENDATION: PERMIT subject to the conditions set out in paragraph 11 of this 
report.

1. Description of Development
The application is for the retention and development of a part commenced ground source heat pump at 
Dan y Graig Farm. The collector loops which carry water and antifreeze will be sunk into vertical 
boreholes approximately 100m deep into the ground. Four of the boreholes will be within the lawn area 
of the farmhouse and a further two next to the garden in the adjacent field. The boreholes are connected 
to the pump and tank via an underground trench. The plant is housed in a section of an existing shed 
alongside the garden. Nothing will be visible above ground apart from a manhole cover measuring 
approximately 80cm across and will be located within the garden area. 

2.  Site and Context
Dan Y Graig is a mixed beef and sheep farm situated on the western slopes of the Cwm Crai valley. The 
farm house is adjacent to the classified minor road which heads to the valley bottom and the complex of 
farm buildings and farm yard is sited to the south and east of the farmhouse. The garden and field in which 
the development is proposed are south of the farmhouse.  
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3. Relevant Planning History
N/A

4.  Relevant Local and National Planning Policy

4.1 Brecon Beacons National Park Authority Local Development Plan and Supplementary Planning 
Guidance

Policy no. Policy
SP1 National Park Policy
SP9 Renewable Energy
CYD LP1 Enabling Appropriate Development in the Countryside

SPG Small Scale Renewable Energy May 2015

4.2    National Planning Policy and Guidance

Document
The Well-being of Future Generations (Wales) Act 2015

The Planning (Wales) Act 2015
The Environment (Wales) Act 2016

Planning Policy Wales: 10th Edition (December 2018)

TAN 8 Planning for Renewable Energy

5.  Summary of Consultation responses

Consultee Comments

Crai Community 
Council

No comments received

NP Heritage Officer 
Archaeology

Consultation of the regional Historic Environment Record and sources 
held by the Brecon Beacons National Park Authority indicates that no 
known archaeological features will be affected by this development, and 
this application is considered unlikely to have any archaeological impact. 
No archaeological mitigations are required.

NP Planning Ecologist No ecological objection to the development, but further details of 
biodiversity enhancement and landscaping are required; these can be 
secured through planning conditions.
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Copies of the full consultation responses can be found on our website at: 

Planning Application Link

6. Third Party Representations
The application was advertised by way of a site notice and direct neighbour notification. No comments 
have been received.

7. Well Being and Future Generations (Wales) Act 2015
The primary objective of Planning Policy Wales Edition 10 (2018) 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 Well-being of Future Generations 
(Wales) Act 2015. 

The Authority has taken into account the ways of working set out at section 5 of the WBFG Act and 
consider that this decision is in accordance with the sustainable development principle through its 
contribution towards one or more of the Welsh Ministers well-being objectives, as required by section 8 
of the WBFG Act.  

  
8. Planning Obligations:
N/A

9. Assessment:
9.1 The first stage in assessing a development proposal is to establish the proposal against the Key 
Gateway Test –Strategic and Spatial Choices issues, set out in PPW. These issues are Placemaking (Good 
Design, Promoting Healthier Places, The Welsh Language, Sustainable Management of Natural Resources, 
Placemaking in Rural Areas) and Strategic Placemaking (Spatial Strategy and Search Sequence, Accessibility, 
New Settlements, Previously Developed Land, The Best and Versatile Agricultural Land, Development in 
the Countryside, Supporting Infrastructure, Managing Settlement Form). Only the relevant topics are 
assessed below.

9.1.1 Good design
The proposal only has one small manhole cover in the garden and the plant is housed within an existing 
building, therefore the design is considered acceptable as the majority of the works are underground.
 
9.1.2 Promoting healthier places
The proposal is for a development for the generation of heat through a sustainable source which is 
healthier than alternatives and assists in the prevention of pollution

9.1.3 Sustainable Management of Natural Resources
The proposal, being for a renewable source of energy will contribute to halting and reversing the loss of 
biodiversity and aid in moving towards de-carbonisation of the economy.

9.1.4 Placemaking in Rural Areas
PPW para 3.34 states that the countryside must be conserved and where possible enhanced for the sake of its 
ecological, geological, physiographic, historic, archaeological, cultural and agricultural value. The need to conserve 
these attributes should be balanced against the economic, social and recreational needs of local communities and 
visitors. 

https://planningonline.beacons-npa.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PNWFFCSY04A00
https://planningonline.beacons-npa.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PNWFFCSY04A00
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The proposal is located in an area of open countryside as defined by the LDP Proposals Map. The LDP 
defines countryside locations as areas unsuitable to accommodate future development in accordance with 
the Environmental Capacity of the National Park. The LDP defines a 15 year vision for the future of the 
Countryside which emphasizes the importance of supporting the countryside as a living and working 
landscape, internationally recognised for its outstanding natural beauty and cultural traditions.

As such, in these areas, there is a presumption against development with the exception given to those 
development forms where there is a defined essential need for a countryside location. Strategy policy 
CYD LP1 sets out the forms of development that are considered acceptable within these parameters.

Criterion 8 supports proposals relating to the provision of renewable energy of a scale, type and impact in 
keeping with the countryside location.

9.2 Detailed Impact Assessment:
This stage sets out the further factors to be considered. They are assessed against the PPW headings, 
which are shown in italics below, however only those relevant are discussed and these are as follows: 
Landscape and Visual Amenity, Biodiversity, Impact on the Historic Environment, Neighbour Amenity and 
Energy. 

9.2.1 Distinctive and Natural places
This theme includes the following issues:- Environment, Green Infrastructure, Landscape, Biodiversity and 
Ecological Networks, Water and Flood Risk, Air Quality and Soundscape, Lighting and De-risking.

9.2.1.1 Landscape and Visual Amenity
The development is below ground and therefore will have no impact on the landscape and visual amenity. 

9.2.1.2 Biodiversity 
The Afon Crai flows northwards approximately 100 metres to the east of the site; this water course is 
designated as part of the River Usk (Tributaries) Site of Special Scientific Interest (SSSI) and River Usk 
Special Area of Conservation (SAC). The application site is separated from the watercourse by a range of 
farm buildings and No Likely Significant Effects on the SAC are anticipated as a result of this development.
The shed that the pump has been installed in is a flat-roofed structure of corrugated tin sheets and there is 
no ecological objection to this aspect of the proposals. The aerial photographs for the area show two trees 
at the end of the garden but it was evident from the site visit that only one is now present. Some 
replacement planting of native species would be beneficial to compensate for this loss; and can be secured 
through condition, as can a biodiversity scheme to enhance biodiversity in accordance with Policy 1 of the 
Local Development Plan and Section 6 of the Environment (Wales) Act 2016.  
         
9.2.1.3 Impact on the Historic Environment 
The development is not near any Listed Building and consultation of the regional Historic Environment 
Record and sources held by the Authority indicate that no known archaeological features will be affected 
by this development. 

9.2.2 Active and Social Places
This theme includes the following issues:- Transport, Housing, Retail and Commercial Development, Community 
Facilities, Recreational Spaces

9.2.2.1 Neighbour Amenity
Para. 2.7 of PPW states that placemaking in development decisions happens at all levels and involves considerations 
at a global scale, including climate change, down to the very local level, such as considering the amenity impact on 
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neighbouring properties and people. There is no noise associated with this kind of development and the farm 
is on its own with no near neighbours. There will be no impact from the proposal on neighbour amenity. 

9.2.3 Productive and Enterprising places
This theme includes the following issues:- Economic Infrastructure, Electronic Communications, Transport 
Infrastructure, Economic Development,  Tourism, The Rural Economy, Energy, Waste and Minerals. 

9.2.3.1Energy
PPW para. 5.9.1 states that planning authorities should facilitate all forms of renewable and low carbon energy 
development and in doing so seek to maximise their area’s full potential for renewable and low carbon energy 
generation. LDP Policy SP9 supports proposals for renewable energy schemes where they are of a scale and 
technology appropriate to their location and they do not have a significant impact on the Natural Beauty, 
wildlife, cultural heritage and special qualities of the National Park. With the pumps being subterranean and 
the associated plant being housed in an existing building the proposed scheme is considered compliant with 
SP1 and SP9. 

10. Conclusion
This application has been considered against the adopted policies of the Brecon Beacons National Park 
Authority Local Development Plan (2013), in particular policies SP1, SP9 and CYD LP1 and the comments 
made by the consultees and other interested parties and the following national guidance:

Planning Policy Wales (PPW 10, 2018)

The proposal is considered to comply with the above policies and national guidance and is therefore 
recommended for approval. 

 National Park Purpose and Duty.
The proposal has no adverse impact on the purposes or duty of the National Park. 

 Sustainable Management of Natural Resources.
The proposal is one that reduces reliance on a fossil fuel based heat source and in recommending approval 
of the application the NPA is helping to facilitate the move towards decarbonisation of the economy. In 
seeking to address climate change the proposal contributes to delivering multi eco-system benefits and 
improve the health and wellbeing of people and places.  

 Sustainable Development.
Sustainable Development has four pillars:
 Social considerations - The applicants will benefit from the development from a reduction in the 
cost of heating the property. No negative social impacts of the development are anticipated. 
 Economic considerations - The development itself will not create jobs however the installation will 
have given people work. The proposal contributes to a low carbon Wales. 
 Cultural considerations - The development has no impact on cultural considerations.
 Environmental considerations - The proposed development supports decarbonisation and the 
transition to a low carbon economy.
The proposal delivers a positive impact on the environmental well-being of Wales, without adversely 
impacting on the other pillars of sustainability. In putting forward this recommendation I have considered 
options of permitting the proposal, permitting with conditions and refusing it and the most appropriate 
option is as recommended which delivers sustainable development and meets current needs without 
hindering those of future generations.

11. Recommendation: Permit
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Conditions:

1 Notwithstanding the time limit given to implement planning permissions as prescribed 
by Sections 91 and 92 of the 1990 Town and Country Planning Act (as amended) this 
permission, being a retrospective permission as prescribed by Section 73A of the above 
Act, shall have been deemed to have been implemented on 7 March 2019.

2 The development hereby approved shall be carried out strictly in accordance with the 
approved plans (drawing: 'Block Plan'), received 5 March 2019 unless otherwise agreed 
through formal application to the Local Planning Authority.

3 Within one month of the date of this decision notice, a biodiversity enhancement 
scheme, to include provision of at least two features for bat roosting or bird nesting, 
shall be submitted to and approved in writing by the Local Planning Authority. The 
biodiversity enhancement scheme shall be undertaken and/or installed in accordance 
with the approved details within one month of the scheme being agreed. Following the 
installation of the approved scheme, a report confirming adequate installation shall be 
submitted to the Local Planning Authority.

4 Within one month of the date of this decision notice, a landscaping plan that shall 
include use of native species (as listed in Appendix 5 of the LDP), shall be agreed with 
the Local Planning Authority and shall be implemented in the first planting season 
following implementation of the development. The plan shall include details of the 
planting specifications – the species, sizes and planting densities - and a timetable for 
implementation and future management to ensure good establishment.

5 No external lighting shall be installed until an external lighting plan is submitted to and 
approved in writing by the Local Planning Authority. The scheme shall avoid conflict 
with bat mitigation/enhancement measures and shall be implemented as approved.

Reasons:

1 To comply with Section 73A of the above Act.
2 To ensure adherence to the approved plans in the interests of a satisfactory form of 

development.
3 To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 

Policies SP3, 1, 3, 4, 6 and 7 of the adopted Local Development Plan for the BBNP and 
o comply with the Environment (Wales) Act 2016

4 To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3 and 1 of the adopted Local Development Plan for the BBNP and to comply 
with the Environment (Wales) Act 2016

5 To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 6, 7 and 12 of the adopted Local Development Plan for the BBNP and to 
comply with the Wildlife & Countryside Act 1981 (as amended), the Conservation of 
Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) Act 
2016

Informatives:

1 Further guidance on biodiversity measures is provided by the Bat Conservation Trust 
at:  http://www.bats.org.uk/pages/accommodating_bats_in_buildings.html
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Site Location Plan 1   

Not to Scale
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Site Location Plan 2

 
Not to Scale
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