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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE
18 June 2019

Application Number: 18/16018/FUL Date Validated: 6 June 2018

Site Address: The White 
Swan Inn 

Llanfrynach

Brecon

LD3 7BZ

Decision Due 
Date:

19 June 2019

Grid Ref: E: 307582  
N:225753

Proposal: Alterations and additions to an 
existing public house and 
restaurant, to include the 
following work: 1. Partial 
demolition of existing building. 
2. Sub-division of public house 
into a public house and two 
holiday let unit. 3. New rear 
extension to provide new 
entrance, toilets and kitchen 
at ground floor and 5 guest 
suites at first floor. 4. New 
rear annex to provide 4, one 
bedroom apartments for 
holiday lets 5. New rear annex 
to provide 2x 2 bedroom 
cottages for holiday lets and 
bin and bicycle storage. 6. 
Alterations to vehicle access, 
parking and external areas.

Case Officer: Ffion Bevan Community: Llanfrynach

Reason(s) Application 
Reported to 
Committee:

Public Interest

RECOMMENDATION: Refuse
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1. Description of Development

Full Planning Permission is sought for the alterations and additions to an existing public house and 
restaurant, to include the following work:

- Partial demolition of the existing building to rear of the existing pub.
- Sub division of the public house into public house and two holiday let units
- New rear extension to provide a new entrance, toilets and kitchen at ground floor and 5 guest 

suites at first floor. This would replace an existing single storey structure to the rear of the 
building. It would extend out approximately 16 metres from the exiting rear wall of the public 
house.

- New rear annex to provide 4 x 1 bedroom apartments for holiday lets. This would replace an 
existing single storey projection to the rear of the building. It would be separate building and 
would measure approximately 33 metres in depth and 12 metres in width.

- New rear annex to provide 2 x 2 bedroom cottages for holiday lets and bin and bicycle storage 
would be located adjacent to the car parking area and would be a separate building. It would 
measure approximately 33 metres in width and (including bin and bicycle storage) and 12 
metres in depth. 

- Alterations to vehicle access, parking and external areas. This includes the provision of 41 car 
parking spaces within the site. 

2. Site and Context

The site is located within the village of Llanfrynach, which is a Level 4 Limited Growth Settlement within 
the National Park. The existing public house fronts on to the highway which runs through the village, 
known as Church Row. The rear of the pub backs on to a large car park, which serves the public house 
and a neighbouring residential property, which has access through the car park. 

The site is surrounded by residential properties and is screened by trees and hedgerows. St Brynach’s 
Church is located to the front of the site, which is a Listed Building. The site is also on a corner plot and 
the highway bounds the site to the north west and north east.

The site is relatively level, however the pubic house is located on a slightly lower ground level than the 
existing car park. 

3.  Planning History

App Ref Description Decision Date

17/14830/FUL Extension and alterations to existing 
public house and restaurant, to 
include partial demolition of existing 
rear projection and new rear 
extensions. Internal alterations to 
provide new guest bedrooms, with 
erection of annexe to provide new 
landlord and staff accommodation. 
Alterations to vehicle access, parking 
and external areas.

Application 
Withdrawn

27th Jun 
2017
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4.  Relevant Local and National Planning Policy

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

Policy no. Policy
LGS LP2 Limited Growth Settlements Appropriate Development
SP3 Environmental  Protection
1 Appropriate Development in the National Park
3 Site of European Importance 
4 Sites of National Importance
6 Biodiversity and Development
7 Protected and Important Wild Species
8 Trees and Development
17 Setting of Listed Buildings
45 New Buildings for Holiday Accommodation
57 Use of non mains sewage supply
58 Sustainable Drainage System
59 Impacts of Traffic

4.2    National Planning Policy and Guidance

Document
Planning Policy Wales: 10 Edition (2018)

Technical Advice Note 5: Nature Conservation and Planning (2009) 

Technical Advice Note 12: Design (2016) 

Technical Advice Note 15: Development and Flood Risk (2004)

Technical Advice Note 18: Transport (2007)
Technical Advice Note 23:  Economic Development (2014)
Technical Advice Note 24:  The Historic Environment (2017)

5.  Summary of Consultation responses

Consultee Comments

Llanfrynach 
Community 
Council

Here are the comments for Llanfrynach Community Council.  Positive 
support for the new amendment but the comment from the village stand.



Page 4 of 32

Natural Resources 
Wales/Cyfoeth 
Naturiol Cymru

We have significant concerns with the proposed development as 
submitted.
We recommend you should only grant planning permission if the scheme 
can
meet the following requirement. We would object if the scheme does not 
meet
this requirement.
Requirement: an amended Flood Consequences Assessment (FCA) is 
required to
demonstrate the risks and consequences of flooding can be managed to an
acceptable level in accordance with TAN15.
We also have comments regarding European Protected Species. (see full 
report)

NP Planning 
Ecologist

There is no ecological objection to the principle of this development. 
However, further consideration of mitigation and enhancement measures 
for nature conservation interests is required:
o Mitigation measures for the flight-path for the soprano pipistrelle 
maternity roost
o An external lighting scheme
o A landscaping scheme utilising species listed in Appendix 5 of the 
LDP
o Details of the biodiversity enhancement scheme
o Details of surface water drainage

If these issues can be resolved and this application is to be approved, I will 
be in a position to recommend the inclusion of the planning conditions and 
informative notes.

NP Strategy And 
Policy

The proposal is a departure from the LDP policy position but justified as 
meeting the objectives of TAN 23 to support a strong rural economy.

We note that the application represents a departure from policy LGS LP2 
and Policy 45 of the LDP however we are satisfied that there is sufficient 
justification to enable this development in the interest of community 
sustainability.  

I repeat that there is no policy position which would enable the 
development of open market dwellings at this location and reiterate the 
need to amend the description of development and include these dwellings 
on the application form (currently omitted).

I note that the applicant asserts that the proposed dwellings in question 
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are 'affordable by design' in that their scale would mean that the units 
would be available at an affordable rate.  I refer you to section 6.3.2 of the 
LDP which sets out the definition of affordable housing, as that which is 
available to persons with a local connection, in housing need, at a level 
deemed affordable by Welsh Government benchmark rent levels.  
Ordinarily we expect that affordable housing is delivered by Registered 
Social Landlords as this ensures that the dwellings are being provided as 
truly affordable dwellings to those most in need in the community.

However, I also note that an element of this development is intended to 
ensure the continued running of the White Swan pub, as previously stated 
the NPA acknowledge the significance of local pubs to community viability 
and viability.  Accordingly there may be a case that we would enable the 
development of these units to provide affordable style development.  This 
would require that the units are tied by S106 agreement preventing sale 
away from the White Swan development and limiting rental value to 
benchmark social rent values.  At present benchmark rent levels for the 
Llanfrynach area are as follows:

1 bedroom flat - £65 per week
2 Bed House - £76 per week

If these restrictions were put in place there would be no need to restrict 
occupancy to staff members

NP Heritage 
Officer Building 
Conservation

I raise no objections to the proposals since it was considered that there 
would not be any harm to the setting of the nearby listed buildings.  It is 
noted that the mature trees are to be retained along the NE boundary 
flanking the lane, and also that the existing hedge line will be reinforced.  
New hedging is also proposed.  This will soften the edge of the 
development and is welcome given the proximity of the boundary wall to 
the grounds of grade II* listed Ty Mawr.  Otherwise there are no further 
comments to make.

NP Heritage 
Officer 
Archaeology

Information held within the Regional Historic Environment Record 
indicates that the development lies close to areas of archaeological 
significance or sensitivity, associated with the historic settlement core of 
Llanfrynach. 
Although much of the area is recognised to have been subject to modern 
disturbance during 20th century constructions, the new proposals have a 
larger footprint than existing buildings, and comprise a substantial 
development within the historic village core.  Evidence associated with the 
historic development of the Llanfrynach may be expected to survive in 
previously undisturbed areas of the site, and it is therefore considered that 
archaeology represents a material consideration in relation to this planning 
application.    
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Dwr Cymru Welsh 
Water - Developer 
Services

The proposed development site is crossed by a public sewer with the 
approximate position being marked on the attached Statutory Public Sewer 
Record.  The position shall be accurately located marked out on site 
before works commence and no operational development shall be carried 
out within 3 metres either side of the centreline of the public sewer.   
Reason: To protect the integrity of the public sewer and avoid damage 
thereto protect the health and safety of existing residents and ensure no 
pollution of or detriment to the environment.  The applicant may need to 
apply to Dwr Cymru / Welsh Water for any connection to the public 
sewer under S106 of the Water industry Act 1991. If the connection to 
the public sewer network is either via a lateral drain (i.e. a drain which 
extends beyond the connecting property boundary) or via a new sewer 
(i.e. serves more than one property), it is now a mandatory requirement 
to first enter into a Section 104 Adoption Agreement (Water Industry Act 
1991). The design of the sewers and lateral drains must also conform to 
the Welsh Ministers Standards for Gravity Foul Sewers and Lateral Drains, 
and conform with the publication "Sewers for Adoption"- 7th Edition. 
Further information can be obtained via the Developer Services pages of 
www.dwrcymru.com   The applicant is also advised that some public 
sewers and lateral drains may not be recorded on our maps of public 
sewers because they were originally privately owned and were transferred 
into public ownership by nature of the Water Industry (Schemes for 
Adoption of Private Sewers) Regulations 2011.  The presence of such 
assets may affect the proposal.  In order to assist us in dealing with the 
proposal the applicant may contact Dwr Cymru Welsh Water on 0800 
085 3968 to establish the location and status of the apparatus. Under the 
Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to 
its apparatus at all times.

Powys County 
Council Highways

The revised car parking allocation and the revised car parking layout 
shown on submitted drawing W1557/17, is now in line with the CSS Wales 
Parking Standards and as such is considered appropriate for the revised 
level of development now being sought. Accordingly the Highway 
Authority recommends conditions be attached to any consent granted as 
detailed in our full response.

NP Tree 
Consultant

I recommend that the tree protection plan is amended and re-submitted as 
soon as possible to reflect my comments (see full report). Should planning 
permission be granted, the tree protection condition should be included.

The applicant or their agent will notify the Local Planning Authority of the 
full establishment of the tree protection measures, so that the BBNPA tree 
consultant can inspect the tree protection measures PRIOR to the 
commencement of any site clearance, demolition, or construction work 
takes place.
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NP Rights Of Way 
Officer

There is no effect on any nearby rights of way 

Llanfrynach 
Community 
Council

The Community Council hopes that this response provides useful 
information to the BBNPA alongside the FCA and the Planning and Design 
Statement for considering the White Swan Planning application in relation 
to TAN15.  In particular, we have explained the type of shallow, low 
hazard flooding that could occur in Llanfrynach, and that flood risk 
management measures for Llanfrynach are already, or being put, in place 
with the support of the Community Council.  We believe there is sufficient 
evidence for the BBNPA to overcome concerns arising from proposed 
development being classed as “highly vulnerable to flooding” and to show 
flexibility in reaching a balanced judgement that achieves a viable future for 
the White Swan and sustains the Llanfrynach community.

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. 

Eight letters were received from neighbouring properties raising objections and concerns. One letter of 
support was received. The representations are summarised as follows:

Concerns and objections

- Lack of parking 
- Overlooking from neighbouring garden from the external staircase and windows. 
- Scale of the development exceeds the space available
- Concerns regarding access to the property through the existing car park and safety of visitors
- Safety concerns regarding delivery vehicles and rubbish collection
- Safety concerns regarding new pub entrance on a corner
- Impact on light to the residential property near the site
- Impact on parking in the village
- This development is not in keeping with the traditional country village. Plenty of tourist 

accommodation within the village that does not have an impact on surrounding neighbours. 
- The public house and car park are within a flood zone. 
- Right of way across the car park will need to be created to Firethorn Cottage. 
- Overlooking into Captains Fields properties
- Concerns regarding vermin from the bin enclosure. This has stopped since the pub has closed. 
- Impact on the flight path of soprano pipistrelle bats 

Support
- Plans to reopen the pub will have a positive impact on the village

7. Well Being and Future Generations (Wales) Act 2015

https://planningonline.beacons-npa.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PMM8R5SYKNU00
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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 White Swan is not a designated listed building but nonetheless is of local interest as a good example 
of a vernacular stone building that makes a significant contribution to the historic core of the village.  
The building is shown as being present on the Ordnance Survey maps from the 1880s where it is 
identified as the White Swan PH.   The building has been altered to the rear but the building retains its 
historic character to the street elevation.  

The existing Public House has interest as a traditional vernacular building and is one of the key historic 
buildings in the village.  The proposed development would not affect the principal elevation which is 
significant to the building’s character and which has a strong visual relationship with the church.  

The size and scale are appropriate and consideration has been given to the proposed external materials 
which would include locally sourced natural stone walls, natural roofing slate, painted timber sash and 
casement windows and doors, painted timber bargeboards and eaves and painted cast metal gutter and 
downpipes. The new pub canopy would be of natural oak frame and a slate roof and the new rear 
canopy would be of painted cast metal columns supporting painted timbers structure and lead roof. 

The design of the proposed development has taken its cue from the modest vernacular style of the 
White Swan PH and the historic cottages in the village. The proposed external materials are welcomed. 

This application is a re-submission following a previous application which was withdrawn 
(17/14830/FUL). The proposed new design has been reduced in scale and size and the proposed design 
is an improvement on the previously withdrawn application. It is considered that the proposed design of 
the extension and annex accommodation is appropriate to its setting within an existing open car park in 
the centre of the village, resulting in a development that would complement the existing setting.
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9.1.2 Promoting healthier places

The purpose of the development is to create a viable business within the community. The existing public 
house is an asset to the village and the proposed alterations are required to make by business viable 
again, as the pub is currently closed. 

Public Houses are more than just a business for selling food and alcohol. Many public houses within the 
rural community play a vital role at the heart of that community. They provide a meeting place where 
people can socialise and interact with others within the community. They also become the host for 
community and cultural events and provide that opportunity for the community to get together. This can 
help in the battle against loneliness and can increase the mental wellbeing of the local community. 

This proposal also proposes holiday accommodation, which will attract more visitors to the area. The 
Brecon Beacons National Park’s offer a vast amount of outdoor opportunities including walking, cycling 
and horse-riding, which contributes to the health and well-being of the visitors and local residents alike. 

9.1.3 The Welsh Language

The Welsh Language is probably considered not be at its strongest within the eastern area of the 
National Park, however a vibrant public house within a small community can promote the language 
through local public events. 

9.1.4 Sustainable Management of Natural Resources

The site is in the village of Llanfrynach and the Nant Menasgin watercourse flows west to east just over 
50 metres to the south of the development site. This watercourse is designated as part of the River Usk 
(Tributaries) Site of Special Scientific Interest (SSSI) and River Usk Special Area of Conservation (SAC). 
However, there are house and gardens on the land between the development site and the watercourse 
and No Likely Significant Effects on the SAC are anticipated as a result of these development proposals. 

The planning application proposes highly vulnerable development (creation of additional residential / 
guest accommodation) within Zone C2 of the Development Advice Map (DAM) contained in TAN15. 
Our Flood Map information, which is updated on a quarterly basis, confirms the site to be at risk from 
the 1% (1 in 100 year) and 0.1% (1 in 1000 year) annual probability fluvial flood outlines of the Nant 
Menasgin. Significant concerns have been raised from Natural Resources Wales regarding the proposal. 
This is discussed in more detail later in the report. 

9.1.5 Placemaking in Rural Areas

The proposal is located in the Limited Growth Settlement of Llanfrynach as defined by the LDP 
Proposals Map. Through the assessment of the Environmental Capacity of the National Park, a number 
of villages have been identified which do not contain suitable development options to support general 
needs growth. However, in accordance with the Spatial Strategy, it has been identified that there is a 
need for small scale future development to meet local need.   

Rather the LDP focuses on enabling development forms which promote community sustainability and 
resilience. The LDP sets out that all development forms within Limited Growth Settlements will work to 
help realise the 15 year vision which sees such settlements as becoming more than just a collections of 
houses, they will become strong communities, where new development responds to the essential needs of the 
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community.  In particular reference to this application the vision sees that Limited Growth Settlements 
will enable Sustainable Tourism [to] thrive as visitors seek to experience the innovative way of life of our 
communities’

The proposal before us will have to be considered as forming two elements

1. Redevelopment and extension of the existing Public House
2. Development of new buildings to provide both C1 and C3 accommodation and ancillary structures 

The application sets out that there will be some loss of A3 to C1.  The applicants Design and Access 
Statement states that this conversion will enable a realigned public house to re-open and be sustainable 
into the future.  The LDP recognises that public houses are an essential part of both the character and 
vitality of the National Park’s settlements.  Therefore development which seeks to support their 
continued function would, in principle, be considered favourably where such a proposal were to meet all 
other relevant policy within the National Park.  As set out above, spatial policy in relation to Limited 
Growth Settlements seek to support tourism uses by enabling existing buildings to be converted to 
tourism use where this will not impact on the availability of housing to meet local needs.   Accordingly 
the 1st element of the scheme as set out above is in principle considered acceptable, subject to detailed 
consideration of the Design against Policy 1 of the LDP.    The 2nd element relates to the development 
of new buildings for holiday use, which is clearly not enabled under policy LGS LP2.  Indeed Policy 45 of 
the LDP which addresses New Buildings for Holiday Accommodation is very clear that such developments 
will only be enabled within development boundaries on land not allocated for any other purpose.  
Section 4.7.3.5 of the LDP is very clear that the settlement extent of a limited growth settlement is not 
the same as a settlement boundary.  Accordingly new build for holiday accommodation is in general 
prohibited within a Limited Growth Settlement.

Notwithstanding this policy context, the importance of tourism to the economy of the National Park is 
well-established.  Latest figures demonstrate that tourism is worth over £126million to the local 
economy each year1 clearly making tourism a key industry vital to the continued sustainability of our 
communities.  More and more residents of the National Park are less dependent on traditional 
economic generators, those development forms which fall under ‘B’ classification and more dependent 
on tourism for their livelihood.  The Welsh Government set out planning policy in relation to rural 
economic development in Technical Advice Note 23 Economic Development.  Here they define tourism 
as making up one of the many economic activities that can be sustainably accommodated within rural 
areas (3.1.1).  TAN 23 sets out that there are two kinds of special contribution that are particularly relevant 
to rural development.  Firstly an economic development could make communities more sustainable, by improving 
the alignment of houses and jobs…secondly, the needs of established businesses …may be very specific.  When 
businesses expand or modernise, they may need to do so in situ; it may be highly inefficient or impracticable for 
them to relocate to a sequentially preferable site.  (3.1.3)

It could be argued that the proposed development is just such a case, where an existing business needs 
to modernise and expand in order to meet market demands and build resilience into their business 
model.  As such, a case could be made to justify enabling the development as a departure from the 
position of LGS LP2 and Policy 45.

Moreover, it is understood that this application is the resubmission of a previous scheme which sought 
to provide the same level of holiday accommodation purely through the extension of the public house.  
The Authority was of the opinion that such a development although in principle policy compliant, 

1 http://www.nationalparkswales.gov.uk/__data/assets/pdf_file/0009/389727/Valuing-Wales-National-Parks-.pdf 

http://www.nationalparkswales.gov.uk/__data/assets/pdf_file/0009/389727/Valuing-Wales-National-Parks-.pdf
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represented an inappropriate development in terms of scale, mass and design.  The proposed 
development before us, has gone some way to rectify these issues whilst maintaining the level of 
accommodation necessary to support a viable tourism business.  This is clearly a more appropriate 
outcome in terms of development within a National Park context and although represents a departure 
from the established policy position strategy and policy are in principle supportive.

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, Transport, Neighbour Amenity, Recreation and Tourism, 
Flooding, impact on Trees, Public Rights of Way

9.21      Distinctive and natural places

9.2.1.1Landscape and Visual Amenity

Policy 1 of the LDP: Appropriate Development in the National Park

All proposals for development or change of use of land or buildings in the National Park must comply 
with the following criteria, where they are relevant to the proposal:
i) the scale, form, design, layout, density, intensity of use and use of materials will be appropriate 

to the surroundings and will maintain or enhance the quality and character of the Park’s 
Natural Beauty, wildlife, cultural heritage and built environment;  …..

The proposed development would be constructed within the village of Llanfrynach. The site is 
surrounded by residential properties and is bounded by a highway to the north-west and north-east. 
Although the scale of the proposed development is on the larger side and visible from the highway and 
neighbouring properties to the rear, it does not represent over development of the site. 

The new structures are appropriate in scale, size and design and would be constructed with appropriate 
external materials. The principal elevation of the building which contributes so strongly to the character 
and appearance of the village’s central core would be unaffected.

There are no concerns in relation to the impact of the proposed development on the landscape and the 
visual amenity of the surrounding area. As such the proposal would comply with policy 1 of the LDP 
(2013)

9.2.1.2 Biodiversity

The LDP includes the following policies regarding ecological issues and safeguarding biodiversity are as 
follows:

Policy SP3 'Environmental Protection' (LDP 2013)
Policy 1'Appropriate Development in the National Park (LDP 2013)
Policy 3 ‘Sites of European Importance (LDP 2013)
Policy 4 ‘Sites of National Importance (LDP 2013)
Policy 6 'Biodiversity and Development' (LDP 2013)
Policy 7 'Protected and important Wild Species' (LDP 2013)
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Representation has been received from the National Park’s Ecologist and Natural Resources Wales 
(NRW) raising no objection to the proposal. 

An ecological report was submitted with the application and a full visual inspection of the buildings were 
undertaken in June 2017, but no evidence of bat roosting was found. A few suitable bat roosting features 
were identified and two bat emergence surveys were undertaken at an appropriate time of year. Again, 
no evidence of bat roosting was identified. A maternity roost of soprano pipistrelle bats was identified in 
a nearby building; although this is not directly affected by the development proposals, their flight-line 
crosses the site and it will need to be considered as part of the layout as well as lighting and landscaping 
schemes for the site. 

During the course of the application, the location of the annex building previously blocking the flight 
path has been repositioned and as such, the identified route between the gable and tree is now clear. A 
tree plan, identifying species and location has been provided during the course of the application and a 
landscaping and lighting plan can be secured by a condition. 

Policy 1 of the Local Development Plan and Section 6 of the Environment (Wales) Act 2016 require the 
BBNPA to seek to maintain and enhance biodiversity. There will be opportunities to accommodate 
biodiversity enhancement measures and the suggested features identified in the ecological report are 
welcomed. It needs to be clarified what will be provided and where. Given the proposed number of new 
structures at the site, I recommend that at least five features for bats and nesting birds are proposed. 
This can be secured by condition and a license will be required. 

The site is in the village of Llanfrynach. The Nant Menasgin watercourse flows west to east just over 50 
metres to the south of the development site. This watercourse is designated as part of the River Usk 
(Tributaries) Site of Special Scientific Interest (SSSI) and River Usk Special Area of Conservation (SAC). 
However, there are house and gardens on the land between the development site and the watercourse 
and No Likely Significant Effects on the SAC are anticipated as a result of these development proposals. 

Details of surface water drainage will require SAB approval. 

9.2.1.3 Flooding

Natural Resources Wales were consulted on the application and raised an objection to the proposal. 

The planning application proposes highly vulnerable development (creation of additional residential / 
guest accommodation) within Zone C2 of the Development Advice Map (DAM) contained in TAN15. 
Our Flood Map information, which is updated on a quarterly basis, confirms the site to be at risk from 
the 1% (1 in 100 year) and 0.1% (1 in 1000 year) annual probability fluvial flood outlines of the Nant 
Menasgin. 

We refer you to Section 6 of TAN15 and the Chief Planning Officer letter from Welsh Government, 
dated 9th January 2014, which affirms that highly vulnerable development should not be permitted in 
Zone C2 (paragraph 6.2 of TAN15)
NRW have reviewed the flood consequences assessment (FCA) by Laurence Rae Associates Ltd (dated 
June 2017) submitted in support of the application, to enable us to provide you with technical advice on 
the acceptability of flooding consequences in terms of risks to people and property. Our advice is that 
the FCA fails to demonstrate that the risks and consequences of flooding can be managed to an 
appropriate level in line with TAN15. The FCA does not include any hydraulic information to support 
the application- the flood risk assessment contained within the FCA is based upon flood maps and 
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topographic survey information alone. Given the scale and highly vulnerable nature of the proposals, this 
is insufficient for determining the flood risk accurately. We are therefore unable to properly assess the 
proposals by criteria A1.12, A1.14 and A1.15 of TAN15 and advise whether the risks and consequences 
of flooding associated with this application can be acceptably managed. An amended FCA is required, 
and that it will need to be supported by hydraulic modelling work. 

This work has been undertaken by the applicant and this has been in the process for many months. 
Given the policy position of TAN 15 in respect of Highly Vulnerable Development within a C2 Flood 
Zone and in the absence of an acceptable Flood Consequence Assessment, it is considered that the 
proposal is contrary to the requirements of Technical Advice Note 15. 

Representation has been received from Llanfrynach Community Flood Group strongly supporting the 
application. The group’s objective is to develop and update a Community Flood Plan to assist those at 
risk of flooding in Llanfrynach and to prepare for and respond to a major flood incident effectively. The 
Community Council was informed by Environment Agency Wales that, while the probability of flooding 
in Llanfrynach by out-of-bank flow from Nant Menasgin is relatively high (1 in 20 year), the flood water 
would be neither be particularly deep or fast flowing, due to the way it spreads out.  Natural Resources 
Wales (NRW) – the successor to EA Wales - has subsequently continued to work with the Community 
Council and the Llanfrynach community, to manage the relatively low flood risk in two complementary 
ways: managing the Nant Menasgin and developing Community Flood Plan.  The Community Flood Plan 
will provide for a robust and sustainable response to any flooding incident in the village.  For the 
identified flood conditions in Llanfrynach, it is good mitigation against the consequences of flooding for 
residents and visitors, along with measures that property owners - existing and future - are encouraged 
to take to reduce susceptibility to flooding, such as raising door sills and installing removable flood 
protection.  The detailed modelling in the FCA confirms the group’s understanding of the flood 
conditions and the low hazard of the flood flow through the village.  The group consider that there is 
adequate mitigation against the relatively low and non-hazardous risk of flooding at the White Swan and 
the proposed redevelopment site.  The development should be permitted as recommended in the FCA, 
particularly as this contributes to maintaining a sustainable community in Llanfrynach for both residents 
and the visitors that are an important part of our local economy.  It might be added that having the pub 
open again would in itself contribute to mitigation, as it would foster the sense of community required 
for the mutual assistance envisaged in a Community Flood Plan.

Similar support has been raised by the Community Council and comments have been made on the latest 
version of the Flood Consequence Assessment, which has yet to be agreed by Natural Resources Wales 
at the time of writing this report. They consider that the latest version demonstrates that the risks and 
consequences of flooding with the proposed development can be managed to an acceptable level in 
accordance with TAN 15 and shows the risk to people’s life and well-being are minimal. 

9.2.1.4 Trees

Policy 8 of the LDP refers to the trees and representation has been received from the National Park's 
Tree Consultant. 

There are a number of mature trees (Two Silver Birch, one Beech, one Holly) and climbing plants (one 
Wisteria) within and overhanging the edges of the site. These trees are located as follows - one very 
large fully mature Beech tree in the Southern corner of the site, just beyond the site boundary 
overhanging tarmaced parking areas on two sides, two mature Silver Birch trees along the Northern 
boundary, immediately adjacent to the site boundary stone wall, a mature Holly in the North West 
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corner of the site, and 3 mature Wisteria with very large trunk diameters spread across the wooden 
pergola over the seating area in the centre of the site.

The existing tarmac surface of the hard standing / parking area in the Southern corner of the site 
extends right up to the boundary fence beneath the Beech tree. 4)

Section 11.08 of the Design and Access statement sets out that the new staggered car parking bays will 
be surfaced in tarmacadam laid to falls and will drain to soakaways, with the car parking bays surfaced in 
permeable self-binding gravel and delineated with strips of paving setts. 

A tree and landscaping plan (W1557 – 17) has been submitted during the course of the application, 
addressing concerns raised by the tree consultant. Providing that the tree protection fencing and hard 
surfacing are carried out as specified, there will be minimal harm to the trees during construction works. 

9.2.1.5 Archaeology

Policy SP3 (f) states that all proposals for development or change of use of land or buildings in the 
National Park must demonstrate that the proposed development does not have an unacceptable impact 
on, nor detract from, or prevent the enjoyment of … archaeological features'.

Information held within the Regional Historic Environment Record indicates that the development lies 
close to areas of archaeological significance or sensitivity, associated with the historic settlement core of 
Llanfrynach. 

Although much of the area is recognised to have been subject to modern disturbance during 20th 
century constructions, the new proposals have a larger footprint than existing buildings, and comprise a 
substantial development within the historic village core.  Evidence associated with the historic 
development of the Llanfrynach may be expected to survive in previously undisturbed areas of the site, 
and it is therefore considered that archaeology represents a material consideration in relation to this 
planning application.     

A condition is suggested to provide a watching brief which shall be carried out in accordance with a 
written scheme of investigation which has been submitted by the applicant and approved in writing by 
the local planning authority and must meet the standards laid down by the Institute for Archaeologists in 
their Standard and Guidance for an Archaeological Watching Brief.

9.2.1.6 Impact on the setting of Listed Buildings

Policy 17 Setting of Listed Buildings of the LDP states that development proposals which would 
adversely affect the setting of a Listed Building will not be permitted. 

The village is located around the St Brynach’s church, a Grade II Listed building which is recognised for 
its special historic interest as a parish church with a good surviving medieval west tower, and19th 
century fittings. The churchyard is large and sub-square, and the site is potentially of pre-conquest 
origin. Three c10th – 11th century incised stones were found in the foundations during demolition and 
rebuilding of the church in 1885. 

Nearby is Ty Mawr, a Grade II * listed building, recognised to be of national importance  for its special 
architectural interest as an important Georgian Gothic remodelling of a medieval house, retaining a high 
quality early 19th century interior. The original building potentially represents a fortified manor house, 
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with a surviving archway of 15th century date (Silvester and Dorling, 1993).

The historic core of the village is thought to be focussed to the south of the church although it is 
currently unclear if settlement around the church is of Medieval origin (CPAT 2013).  The dwellings in 
church row may mark an early expansion of houses along the southern edge of the churchyard. 
Structures are depicted fronting the street on the Llanfrynach Tithe map of the area, and the building is 
recorded as the Swan Inn from the first edition 1880’s historic ordnance survey maps of the area. 

Representation has been received from National Park’s Heritage (Building Conservation) Officer raising 
no objection to the proposal since it is considered that there would not be any harm to the setting of 
the nearby listed buildings.  It is noted that the mature trees are to be retained along the NE boundary 
flanking the lane, and also that the existing hedge line will be reinforced.  New hedging is also proposed.  
This will soften the edge of the development and is welcome given the proximity of the boundary wall 
to the grounds of grade II* listed Ty Mawr.  

9.1.2.7 Drainage 

Policy 57 of the LDP refers to the use of non mains sewerage facilities.

Foul drainage will be disposed of through a package treatment plant. The system is noted on drawing 17 
as a Klargester Boificient 23. No percolation tests have been carried out to date, however the National 
Geological Survey suggest a substrateb if alluvial deposit/gravel which should be free draining. 

Dwr Cymru / Welsh Water commented on the application and raised no objection to the proposal. No 
comments have been received from Powys County Council at the time of writing this report.  

Policy 58 of the LDP refers to Sustainable Drainage Systems

Since the submission of this application, on the 7th January, the Welsh Government introduced Schedule 
3 of the Flood and Water Management Act 2010, which requires all new development of more than one 
building and/or when the construction area is 100m² or more to provide sustainable drainage systems 
for surface water. From this date onwards, SuDS on new developments must be designed and built in 
accordance with the Statutory SuDS Standards published by the Welsh Ministers and SuDS Schemes 
must be approved by the local authority acting in its SAB role, before construction work begins. 

Powys County Council have been consulted as the approval body, for any comment. No representation 
has been received at the time of writing this report. 

9.2.2 Active and Social Places

9.3.2.1 Transport

Planning Policy Wales states that ten Welsh Government is committed to reducing reliance on the 
private car and supporting a model shift to walking, cycling and public transport. Delivering this objective 
will make an important contribution to decarbonisation, improving air quality, increasing physical activity, 
improving the health of the nation and realising the goals of the Well-being of Future Generations Act. 
(para 4.1.8).

Policy 59 of the LDP refers to the impact of traffic and states that development will be permitted where 
appropriate access can be achieved. Criterion (c) states that access will be considered to be 
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inappropriate where there is an unacceptable impact on road safety.

It is proposed to provide 41 parking spaces within the site along with slight alterations to the existing 
access to improved onsite parking and safety in and out of the site.  Powys County Council were 
consulted on the application, and raised an initial objection, given the lack of parking spaces (21 spaces 
originally submitted). Following the receipt of amended plans and the formation of additional spaces, no 
objection is raised from the Highway Authority. The revised car parking allocation and layout as shown 
on plan W1557/17 is in line with the CSS Wales Parking Standards and as such, the proposal would 
comply with the above policy. 

9.3.2.2.Neighbouring Amenity

Planning Policy Wales (Edition 10, November 2018), which states 

‘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 
neigbouring properties and people’. (2.7, PPW, 2018).

Eight letters were received from neighbouring properties raising objections and concerns. One letter of 
support was received. The representations are summarised above in section 6.

The lack of parking was one of the main concerns raised. During the course of the application, the 
number of spaces have increased to 41 and Powys County Council Highways Authority are now 
satisfied with the provision proposed. No concerns were raised in relation to the safety of delivery 
vehicles and rubbish collection at the site. No concerns have been raised in relation to the safety pub 
users through the new proposed access to the side. 

In respect of the concerns raised in relation to biodiversity, the plans have been amended to have no 
impact on the flight path of the soprano pipistrelle bats. 

The agent is aware of the rights of access through the car park and this would be a civil matter between 
parties involved. Given that the access currently exists, there would be no additional risk to users of the 
site. 

Concerns regarding vermin is considered a public health matter and the matter can be discussed with 
the Local Authority. 

Regarding flooding, concerns are raised from Natural Resources Wales in relation to the location of the 
proposed development within a C2 flood zone. These concerns have not been overcome at the time of 
writing this report. 

Concerns have been raised in relation overlooking in to gardens from the new development. Specifically 
in relation to the overlooking element form the external staircase and windows, frosted glass and a 
screen at the top of the stairs are proposed. On the south west elevation, no first floor windows are 
proposed and a 1.8 metre high wall will be constructed on the boundary.   

Regarding the concerns of overlooking into Captain’s Field Properties to the south of the site, all four 
first floor windows will be frosted bathroom windows, and as such, the overlooking element to the 
properties is minimal. 
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In relation to the impact on light to properties, given the existing vegetation including trees and 
hedgerows on the site boundary, it is considered that the proposal would not have such an impact on 
the provision of light to neighbouring properties to warrant a refusal of this application on those 
grounds.  

The size and scale of the development is large, however given its location, it is not considered to be an 
overdevelopment of the site. 41 car parking spaces and an area of pub garden is provided within the site 
and, given it is within the developed area of the village, it is considered to be acceptable. 

Competition with existing tourism facilities within the village is not a material consideration for this 
application. 

9.3.3Productive and enterprising places

9.3.3.1 Tourism

PPW  states that “Tourism involves a wide range of activities, facilities and types of development and is 
vital to economic prosperity and job creation in many parts of Wales” (para 5.5.1)  

PPW para 5.5.1 states that “rural areas, tourism-related development is an essential element in providing 
for a healthy and diverse economy. Here, development should be sympathetic in nature and scale to the 
local environment”. 

It is considered that the creation of holiday units would enhance the provision of accommodation within 
the village. It would create job opportunities and would make the public house a viable business.

Given its location within a rural area, it’s important to consider its scale and impact on the local 
environment. It is considered in this case that such a development is appropriate and it has been designed 
to reflect the local environment. 

9.3.3.2 The Rural Economy

PPW states that ‘A strong rural economy is essential to support sustainable and vibrant rural 
communities. The establishment of new enterprises and the expansion of existing businesses is crucial to 
the growth and stability of rural areas’. (para 5.6.1)

The public house is currently closed, awaiting the outcome of this application. It has been argued that the 
extension and expansion of the business is required to make the existing business viable. As previously 
discussed within this report, a public house is an asset to a local community and it’s considered that this 
development is crucial to the stability of the community. 

10. Conclusion
This application has been considered against the adopted policies of the Brecon Beacons National Park 
Authority Local Development Plan (2013). In making a recommendation on this application, I have taken 
into consideration National Policies within Planning Policy Wales (Edition 10, 2018), Technical Advice 
Notes (TAN) 5, 12, 15, 18, 23 and 24 and Policies LGS LP2, SP3, 1, 3, 4, 6, 7, 8, 17, 45, 57, 58 and 59 of 
the Development Plan and the comments made by the consultees and other interested parties. 

National Park Purpose and Duty
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The proposed development would contribute to the National Park’s purposes by contributing to the 
opportunities for the understanding and enjoyment of the special qualities of the National Park by the 
public. It also helps to conserve the natural beauty of the Park by good design and location within a rural 
settlement. 

Sustainable Development

Sustainable Development has four pillars:

 Social considerations – The proposed extension and expansion of the public house known as the 
White Swan in Llanfrynach is welcomed as a social consideration of the application. The pub is 
currently closed and the proposed alterations would see the business become viable. The public 
house is an asset to any rural community and has significant impact on the well-being of 
individuals and the stability of the local community. 

 Economic considerations - By improving the visitor accommodation provision within the National 
Park,
it can result in increased number of visitors to the area and job opportunities for the local 
people, and as such can benefit the local economy, with more people visiting area and spending 
money in the local shops and restaurants. 

 Cultural considerations- A public house is a cultural asset to the local community as a hub for 
community events. By extending the business, this would allow the public house to open its 
doors and operate for the community once again. 

 Environmental consideration – The main objection to the proposed development is the issue of 
flooding. The site is located within a C2 flood zone (Technical Advice Note 15), and the 
proposed development is classified as highly vulnerable development. With a principle objection 
from Natural Resources Wales in place and an unsatisfactory Flood Consequences Assessment in 
place, Officer’s cannot recommend approval for the proposed development, as it would be 
contrary to Technical Advice Note 15 (2004) Development and Flood Risk. 

The proposal delivers a negative impact on the environmental well-being of Wales, adversely impacting 
on the other Environmental pillar 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.

Recommendation: Refuse

Reason:  Given the policy position of Technical Advice Note 15: ‘Development and Flood Risk’ in 
respect of Highly Vulnerable Development within a C2 Flood Zone and in the absence of an acceptable 
Flood Consequence Assessment, it is considered that the proposal is contrary to the requirements of 
Technical Advice Note 15.
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Proposed Ground Floor layout

Front Elevation
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Proposed First Floor Layout

Front Elevation
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Front Elevation

Side elevation from the road (with 
and without trees)
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Rear view from the car park

Rear view from the courtyard

Side view from within the courtyard
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View within the courtyard from the rear elevation of the pub
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View from the 
car park

View from the car 
park entrance
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View from 
the road to 
the side of 

the site

The new side entrance
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Proposed aerial view
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