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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE

Application Number: 19/17317/FUL Date Validated: 18 April 2019

Site Address: Felin Uchaf 

Llandeusant

Llangadog

SA19 9UH

Decision Due 
Date:

13th June 2019

Grid Ref: E: 277523  N:225190 Proposal: Rear single storey 
extension to existing 
converted cowshed 
used for residential use 
and associated works.

Case Officer: Davina Powell Community: Llanddeusant

Reason(s) Application 

Reported to Committee:

This application is being report to PAROW for an extension to a 
converted former cowshed at Felin Uchaf, Llanddeusant. 

The application has been requested to be called into planning 
committee for determination by Cllr Andrew James. Cllr Andrew James 
also requested that the planning committee undertake a site visit to this 
location. 

RECOMMENDATION: REFUSE subject to the reasons set out in paragraph 10 of this 
report

1.  Description of Development

The proposed extension seeks to lift the lean-to roof at the rear of a converted cowshed to form a flat 
roof and then add a pitched roof extension beyond this flat roofed element. This will create a twin-
pitched building. The proposed new single storey pitched roof extension measures approximately 4.8m 
(w) x 8m (l) x 4.6m (h) and, along with the raising the roof, would increase the cowshed by 51% 
according to figures provided by the agent (increase of 163 cubic metres [from 320 cubic metres to 483 
cubic metres]). However if account is taken of the fact that the mill house and cowshed form a single 
(combined) dwelling this would represent an increase of 27.6% (when the existing volume of the mill 
house is taken into account as well). 

With the proposed extension the cowshed would increase to a width of approximately 11.8m (it is 
currently 7.7m wide) whilst the 8m length of the building would remain unchanged. The roof ridge of the 
new extension would reflect the existing building albeit the internal floor level of the proposed building is 
slightly lower than the existing floor level of the cowshed.  

The extension is proposed to accommodate an enlarged playroom/living area, two additional bedrooms 
and a shower/toilet room. External insulation is proposed to external walls and roof. A new chimney flue 
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is proposed. 

The pitched roof bay extension is proposed to be finished in vertical timber boarding with new patio 
doors and timber windows. The pitched roof element is proposed to be finished in slate with a velux roof 
light. The lifted flat roof is proposed to be finished in grey zinc with two new roof lights. An existing velux 
roof light in the existing roof is proposed to be enlarged to form a double roof light. 

New electricity linkages are proposed to the cowshed although no specific details have been provided. 
The extended Cowshed is proposed to continue to link to the existing septic tank on-site. Surface water 
is currently dealt with by discharge into the exit leat this is proposed to be unchanged. 

No change is proposed to the existing car parking arrangements. 

2. Site and Context

The cowshed subject to this planning application was permitted for conversion to residential use in 1979 
together with the adjacent mill house (LPA Ref: N3729). The cowshed and mill house are currently used 
as one dwelling. The mill house contains a kitchen, living, bathroom and sleeping quarters. The cowshed 
currently contains living, bathroom and sleeping quarters. 

The cowshed is a single storey, stone finished building with a pitched roof. A lean-to element is attached 
to the rear of the cowshed. The mill house is located 13m away from the cowshed. The mill house is a 
stone finished, two storey building, with a third storey in the roof space. 

The mill house and cowshed are set within an extensive curtilage area. The cowshed measures 
approximately 7.7m (w), 4.6m (h) x 8m (l) (including the lean-to element at the rear). 

The application site is located within a C2 Flood Zone as defined by the Development Advice Map which 
is defined as “without significant flood defence infrastructure”. A former ‘mill race’ is located to the front 
and to the west of the cowshed. The Afon Llechanch is located approximately 17m away from the rear of 
the existing cowshed.  

The site is accessible by car from a single carriageway road, which is located to the west of the site. The 
rear of the cowshed is viewable from this single track carriageway. 

Planning History

App Ref Description Decision Date
18/16875/FUL Rear single storey extension including 

external wall insulation to existing 
converted cowshed used for residential 
use

Application Withdrawn 29th Jan 
2019

N3729 Conversion of existing mill and cowshed 
for use as a family dwelling

Permitted 5th June 
1979

The previous planning application (18/16875/FUL) sought planning permission for a rear extension as 
currently proposed and was withdrawn following officer feedback that the planning application was due to 
be refused due to the impact on the converted cowshed building. A site meeting was held with the 
applicant after the withdrawal of 18/16875/FUL where officers expressed a preference for the applicant 
to consider a potential side extension to the cowshed as opposed to the currently proposed rear 
extension.  The applicant has submitted reasons why a side extension is not considered to be appropriate 
which states this would create “a façade substantially longer than that of the mill but also that it would have a 
serious effect on the historic field pattern and on the biodiversity and wildlife which has developed over the 
centuries in those sections of the stone hedges which would be disturbed” (see para 2.10 of the submitted 



Page 3 of 18

Design and Access Statement). Therefore the applicant has resubmitted a proposal for an extension to 
the rear. 

3.  Relevant Local and National Planning Policy

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

Policy no. Policy
CYDLP1 Enabling Appropriate Development in the Countryside
1 Appropriate Development in the National Park
SP3 Environmental  Protection
6 Biodiversity and Development
7 Protected and Important Wild Species
12 Light Pollution
27 House Extensions and Ancillary Buildings
SP16 Sustainable Infrastructure 
56 Water and Sewerage Supply for New Development 
57 Use of Non Mains Sewerage Solutions
58 Sustainable Drainage Systems
59 Impacts of Traffic

Supplementary Planning Guidance
Householder Design Guide 
Biodiversity and Development 
Landscape and Development 
Obtrusive Lighting and Light Pollution 
Enabling Appropriate Development in the Countryside 
Addendum to the adopted Policy CYD LP1: ‘Enabling Appropriate Development in the Countryside’ 
Supplementary Planning Guidance (consultation draft)

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 6: Planning for Sustainable Rural Communities (2010)
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)

4.  Summary of Consultation responses

Consultee Comments

NP Planning Ecologist The proposed extension will affect the roof of the existing building and a bat 
survey has been submitted in support of the application. Soprano pipistrelle bats 
are roosting at the site and an EPS license is required.

https://www.beacons-npa.gov.uk/wp-content/uploads/Policy-CYD-LP1-SPG-ADDENDUM.pdf
https://www.beacons-npa.gov.uk/wp-content/uploads/Policy-CYD-LP1-SPG-ADDENDUM.pdf
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There is no ecological objection to the proposed development provided that 
planning conditions are imposed to ensure the implementation of biodiversity 
mitigation and enhancement measures. 
Details of any external lighting features are also required, but a planning can be 
imposed to ensure no lighting is installed unless approved by the LPA.

NP Heritage Officer 
Building 
Conservation

From a heritage perspective this proposal is not supported since it is contrary to 
Policy 1 of the Brecon Beacons National Park Local Development Plan and the 
requirements of TAN 23 in relation to the conversion of rural buildings.

Dwr Cymru Welsh 
Water - Developer 
Services

We have no comments to make on the above Planning Application.

Our response is based on the information provided by your application.  Should 
the proposal alter during the course of the application process we kindly request 
that we are re-consulted and reserve the right to make new representation.

Llanddeusant 
Community Council

fully support this application

NP Heritage Officer 
Archaeology

Consultation of the regional Historic Environment Record and sources held by the 
Brecon Beacons National Park Authority indicates that this application is unlikely 
to have any archaeological impact. 

However, it is recommended that the following informative note is issued with any 
planning consent granted for this application, to ensure that no damage is caused 
to the site of this historic complex during the construction process: 

The site is located close to the site of a Post Medieval mill race taking water from 
the Avon Llechach to the Felin Uchaf Mill. The mill race is shown on historic 
Ordnance Survey maps of the area, and runs to the immediate west of the 
cowshed, before discharging back in to the river. Care must be taken during the 
construction process to ensure no damage is caused to this historic feature.

NP Strategy And 
Policy

The principle of the development meets the requirements set out in LDP Policy 
CYD LP1 (Criterion 1(a)). Strategy and Policy have no objections to the proposal, 
subject to detailed consideration of the proposed design.

Natural Resources 
Wales/Cyfoeth 
Naturiol Cymru

No comment to make on this application.

Carmarthenshire 
County Council  
Highways And 
Transport Div.

No observations.

Carmarthenshire 
County Council 
Environmental Health

I refer to your Planning Consultation letter dated the 18th April 2019 and based 
on the application details provided I can confirm that Public Protection has no 
adverse comments to make in relation to contaminated land for the said 
application.

These comments do not prejudice any Environmental Health enforcement action 
required as a result of the proposals, therefore it is important that any 
development does comply with all Environmental Health legislation, particularly 



Page 5 of 18

that of statutory nuisance under the Environmental Protection Act 1990. 

Carmarthenshire 
Land Drainage 
Department

Planning Consultation Comments - From the Flood Defence & Coastal Protection 
Team - Felin Uchaf, Extension to converted cowshed - Llangadog.

New legislation relating to surface water management of new developments now 
requires approval from Sustainable Drainage Approval Bodies (SAB).

SABs now evaluate and approve drainage applications for new developments 
where for example; construction work have drainage implications and cover a 
construction area  greater 100m2.

Please note that SAB applications are separate from planning application.

As the development construction area proposed is likely to be less than 100m2, 
the developer will not need to apply for SAB approval. 

Copies of the full consultation responses can be found on our website at:  Public Access

Third Party Representations

The application was advertised by way of a site notice and direct neighbour notification. No comments have been 
received apart from a request for the application to be considered at planning committee and a site visit to be 
undertaken by Councillor James.

5. 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.

6. Planning Obligations:
n/a 

7. Assessment:

7.1 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.

7.1.1 Good design

https://planningonline.beacons-npa.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
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PPW para 5.8.4 states “in relation to conversion or adaptation of agricultural buildings, character 
retention will often involve the least amount of change possible to external appearance. Solidity and 
simplicity in design and relationship of built form with landscape provide the distinctive character of 
many Welsh Rural areas. The fragility of these qualities and the important contribution which local 
distinctness makes to a sustainable future for rural areas should be reflected in development plan 
policies and guidance”. 

Although not currently adopted the consultation draft of the additional section at 3.6 of the adopted 
Enabling Appropriate Development in the Countryside Supplementary Planning Guidance includes specific 
reference to extensions. Relevant sections read “the emphasis in any conversion scheme is that the building in 
its present form is suitable for the intended use. At the time of considering a conversion scheme, minor extensions 
will only be permitted in exceptional circumstances, where they are genuinely required to facilitate a conversion, 
rather than just for the purpose of adding additional rooms. The scheme for conversion should be adapted to the 
building rather than changing or extending the building to suit the new use. A key principle is that the building 
should retain the appearance of its former use following conversion. Where an extension is fully justified, it will be 
required to ancillary in scale and in keeping with the character and appearance of the building and 
setting….Extensions should follow the existing traditional agricultural character of the building and be subservient 
to the existing building in every respect” (see para 3.6.36-3.6.38).

The mill house and cowshed are of traditionally stone built vernacular construction and play an important 
role in the National Park’s landscape and its built heritage.  They are not included on Cadw’s statutory 
register of listed buildings. However, the historic interest of the building group, and their contribution to 
the character of the area, makes them a strong candidate for inclusion on the National Park’s local list as 
buildings of local importance.  

The buildings within this group are shown on first edition Ordnance Survey mapping.  The mill and house, 
are shown on the Tithe map of 1841, indicating that they are of at least early 19th century date. The 
cowshed which is the subject to this application is first depicted on late 19th century historic ordnance 
survey mapping, and is likely to be of mid – late 19th  century date. 

The cowshed is a single storey structure with a lean-to on the rear with a deep overhang and has already 
been converted into domestic accommodation.  The proposal would add approximately 50% of the 
existing footprint of the cowshed to the eastern elevation. The effect on the setting would be to raise the 
cowshed from its subordinate status to that of being equal to the mill house in terms of footprint.

This proposal would significantly alter the form, design and symmetry of the cowshed. This would be 
harmful to the character of this simple vernacular building and is considered to fail one of the objectives 
of good design (character) – as set out in Figure 7 and para 3.9-3.10 of PPW. 

Paragraph 3.2 of Technical Advice Note (TAN) 23 states in relation to re-use of buildings in the open 
countryside that the building needs to be capable of conversion without major or complete 
reconstruction.  The TAN also states that conversion should not result in unacceptable impacts upon the 
structure, form, character or setting where the building is of historic and / or architectural interest.  
While the TAN primarily focuses on economic re-use, the principles are equally applicable to other uses.  
The principles applied to conversions of rural buildings do not disappear following conversion.  The 
proposal for a large extension is considered to be contrary to the principle that the building should be 
capable of accommodating the new use without major alteration and also that there should not be an 
unacceptable impact on its form and character.  The proposal also does not comply with Policy 1 of the 
Brecon Beacons National Park Local Development Plan since the harm to the buildings form and modest 
character fails to maintain or enhance the quality and character of the Park’s cultural heritage and built 
environment.

In accordance with PPW para 3.16 which states “planning authorities should through a process of negotiation 
seek to improve poor or average developments which are not well designed. Do not take account of their context 
and consider their place, or do not meet the objectives of good design. Where this cannot be achieved proposals 
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shall be rejected” the NPA recommends the planning application be recommended for refusal. An on-site 
meeting was held with the Built Heritage Officer and the case officer of this planning application in 
advance of the re-submission of this planning application where it was made clear this proposal would not 
be considered favourable. The applicant has chosen to re-submit a scheme for a rear extension. 

The National Park Built Heritage Officer has been consulted and objects to the proposal. 

7.1.2 Sustainable Management of Natural Resources
The site is in the open countryside, surrounded by woodland and pasture offering foraging habitats for 
bats. Low numbers (a maximum of six) of soprano pipistrelle bats were recorded roosting at the eaves of 
the south-west elevation of the building. The National Park Planning Ecologist has been consulted on this 
planning application. Planning Ecologist has raised no objection to the proposals subject to the imposition 
of planning conditions which seek to secure biodiversity mitigation and enhancement as well as details 
regarding any external lighting. 

The site is located in a C2 Flood Zone (defined by TAN15 as “areas of the floodplain without significant 
flood defence infrastructure”). This zone includes the cowshed building but excludes the mill building. The 
proposal is for an extension to an existing residential use at the cowshed – a use which is classified as a 
highly vulnerable development. Whilst TAN15 states that highly vulnerable development in C2 flood zone 
should not been permitted, paragraph 11.19 of TAN15 states “applications for minor extensions or 
alterations should not raise significant issues unless they are likely to have a direct and adverse effect on a 
watercourse or its flood defences, would impede access to flood defence and management facilities or where the 
cumulative impact of such development could have a significant effect on flood storage capacity or flood flows. In 
such cases there will be no requirement to justify the location of development but if such minor works are likely to 
have an adverse effect then the full consequences of a development will need to be appreciated and assessment 
undertaken commensurate with the scale and nature of development”. The extension would move the rear of 
the property so it is located 13m away from the Afon Llechach (as opposed to it currently being 17m 
away). The proposal is not considered to trigger the points which requires the development to be 
justified in its location and therefore the development is not considered to raise flooding concerns. As 
the proposal is a householder proposal NRW do not offer comments on this scale of development.     

7.1.3 Placemaking in Rural Areas
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 emphasises 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 1 a) refers to proposals for extensions to residential dwellings appropriate in scale and design to the 
countryside location where this would result in a net increase of no more than 30% of the original dwelling size (see 
Policy 27). This is a unique case whereby the current dwelling is split into two buildings and therefore the proposal 
is considered to accord with the 30% parameter set by the policy on the basis the two buildings are judged to form 
one current dwelling however were these buildings considered as separate entities then the proposal would be 
contrary to this policy.  Nevertheless the proposal is not considered to accord with LDP Policy 27, which is less 
prescriptive, and requires extensions to be appropriate to the scale and design and setting of the original dwelling. 

As such, the principle of an extension may be permissible but the nature and scale of this particular proposal is 
contrary to LDP policy in this instance.
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9.2 Assessing the sustainable benefits of development:          
 (PPW para 2.21)

9.2.1 Social considerations

The proposed extension is understood to be proposed to be used by the applicant’s family whilst visiting 
the local area. Therefore the extension could deliver benefits to the family and increase the periods of 
time the property is occupied for, which could yield community cohesion benefits. 

9.2.2 Economic considerations

The proposed extension is understood to be proposed to be used by the applicant’s family whilst visiting 
the local area. Therefore the extension could deliver economic benefits through increased expenditure in 
the local area.  

9.2.3 Cultural considerations

The proposed extension is not considered to be appropriate to the cowshed and is considered to be 
detrimental to its form and modest character and is not considered to maintain and enhance the quality 
and character of the Park’s cultural heritage and built environment.

9.2.4 Environmental considerations

The addition of external insulation may improve the building’s energy efficiency. 

9.3 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, Historic Environment, Biodiversity, Flooding, Transport, Neighbour 
Amenity, Materials and Circular Economy.

9.3.1 Distinctive and natural places

9.3.1.1 Landscape 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:
1. 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 proposal is located within the ‘Llandeusant and Myddfi Farmlands’ Visual & Sensory LANDMAP 
classification which has a high evaluation and is described as “an area of settled, rural, pastoral hills and 
valleys running from the Black Mountain and Mynydd Myddfai to the south and east at around 300mAOD down 
to 70mAOD in the Sawdde valley bottom. The valleys are narrow and sinuous with fast flowing watercourses. The 
Towy valley sides lie to the north. This pastoral landscape has small- medium sized irregular fields with a strong 
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hedge pattern, some cut and some outgrown. These are well maintained and only those on the fringes of the 
moorland are damp and marginal in character. Deciduous tree cover is strong especially on the steep valley sides 
and bottoms with ancient woodlands and some fields have mature treed boundaries, leading to an enclosed 
landscape in places. Coniferous and harvested commercial woodlands lie to the east, coarsening the grain of this 
area. The presence of the moorlands to the south provide numerous attractive views as a backcloth to this well 
vegetated and varied landscape. Settlement is mainly scattered farmstead with occasional hamlets linked by 
sinuous minor roads. The jewel in the crown of the area is Carreg Cennen Castle which sits to the west on its 
rocky hill outcrop, starkly dominating its environs. The A4069 passes through but does not significantly disturb the 
essential tranquillity of the area”.

Views of the proposal are anticipated to be short-ranging and mainly viewable from the adjacent single 
carriageway road. The rear extension will be clearly visible from this point.

The mill house and cowshed are of traditionally stone built vernacular construction and play an important 
role in the National Park’s landscape and its built heritage.  Given the proposed scale, form and design of 
the extension in relation to the host building, this is not considered to maintain or enhance the quality 
and character of the Park’s cultural heritage and built environment. Therefore the proposal is not 
considered appropriate to its surroundings and is considered to have an adverse impact on the quality 
and character of the National Park. 

As such the proposal is considered to not comply with policy 1 of the LDP (2013).

9.3.1.2 Historic Environment 
PPW para 6.0.2 states “the special and unique characteristics and intrinsic qualities of the natural and built 
environment must be protected in their own right, for historic, scenic, aesthetic and nature conservation. These 
features give places their unique identify and distinctiveness and provide for cultural experiences and healthy 
lifestyles”. 

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:

2. 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 National Park Built Heritage Officer has been consulted and does not support the proposal. 

Whilst the buildings are not included on Cadw’s statutory register of listed buildings, the historic interest 
of the building group, and their contribution to the character of the area, makes them a strong candidate 
for inclusion on the National Park’s local list as buildings of local importance.  

The range of buildings upon this site, the mill house and cowshed are of traditionally stone built 
vernacular construction and play an important role in the National Park’s landscape and its built heritage.  

The cowshed is a single storey structure with a lean-to on the rear with a deep overhang and has already 
been converted into domestic accommodation.  The proposal would add approximately 50% of the 
existing footprint of the cowshed to the eastern elevation. The effect on the setting would be to raise the 
cowshed from its subordinate status to that of being equal to the mill house in terms of footprint.

This proposal would significantly alter the form, design and symmetry of the cowshed. This would be 
harmful to the character of this simple vernacular building and is considered to not maintain or enhance 
the quality and character of the Park’s cultural heritage and built environment (contrary to LDP Policy 1). 

 9.3.1.3 Biodiversity
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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)

The National Park Planning Ecologist has been consulted on this planning application. Planning Ecologist 
have raised no objection to the proposals subject to the imposition of planning conditions which seek to 
secure biodiversity mitigation and enhancement as well as details regarding any external lighting. 

9.3.1.4 Flooding
PPW para 6.6.25 states “Development should reduce, and must not increase, flood risk arising from river and/or 
coastal flooding on and off the development site itself”. 

Consideration is given to the provisions in TAN15 and flooding (see section 8.1.2 above). The proposal is 
not considered to trigger the points which requires the development to be justified in its location and 
therefore the development is not considered to raise flooding concerns.  

9.3.1.5 Drainage 
PPW para 6.6.5 states in relation to drainage “the planning system should…ensure that the infrastructure on 
which communities and business depend is adequate to accommodate proposed development…ensure 
sustainable drainage systems are an integral part of deign approaches for new development and ensure the 
protection of a the quantity and quality of surface and ground water supplies is taken into account as part of 
development proposals”. 

LDP Policy 57 (Use of Non Mains Sewerage Solutions) sets out six criteria which the use of non mains 
sewerage will only be permitted under these relate to e.g. where connections to the public sewerage 
system are not feasible. LDP Policy 58 (Sustainable Drainage Systems) requires all proposals to consider 
the incorporation of appropriate Sustainable Drainage Systems. 

The Cowshed is currently linked to an existing septic tank on-site and the extension is proposed to 
continue to connect to this. Surface water is currently dealt with by discharge into the exit leat this is 
proposed to be unchanged. Matters relating to any necessary specific detail on these aspects are 
anticipated to be reasonably dealt with via planning condition. 

9.3.2 Active and Social Places

9.3.2.1 Transport
PPW states that the 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 states that 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 
inappropriate where there is an unacceptable impact on road safety.

The site is in a rural location and PPW acknowledges in paragraph 3.35 that opportunities for reducing 
car use and increasing walking, cycling and the use of public transport are more limited than in urban 
areas.
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The Local Highway Department has been consulted but have no observations. Therefore the proposal is 
not considered to raise adverse highway safety concerns. 

9.3.2.2. Neighbouring Amenity
PPW 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)

No representation has been received from neighbours. There is one residential property nearby however 
the proposal is not considered to result in an adverse residential amenity impact.

9.3.3 Productive and enterprising places

9.3.3.1 Materials and Circular Economy
PPW states that “placemaking embraces the inter-relationships between the built and natural environment, 
choices about the use of material resources should be based on making the most appropriate and sustainable use 
of finite resources and promoting the principles of a circular economy” (para 5.11)  

The proposed materials palette is appropriate. The applicant could be encouraged to reuse the existing 
slate on the lean-to element on the new pitched roof element. The introduction of insulation may assist in 
improving the thermal performance of the building. 

8. 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 5, 6, 12, 15, 18, 23 and 2, LDP Policies CYD LP1, SP3, 1, 6, 7, 3, 4, 12, 27, SP16, 56, 57, 58 and 59, 
Supplementary Planning Guidance and the comments made by the consultees and other interested parties. 
The proposal is not considered to comply with LDP policies 1, 27, PPW, TAN12 and TAN23.
 
National Park Purpose and Duty
Due to the scale, form and design of the proposal and its impact on the host building it is not considered 
to conserve and enhance the cultural heritage of the National Park contrary to the statutory purpose. 

Sustainable Management of Natural Resources
No significant adverse impacts are anticipated to the sustainable management of natural resources. The 
National Park Ecologist has not objected and appropriate biodiversity enhancements and control over 
external lighting can be achieved via the application of planning conditions. 

Consideration is given to flooding matters and the provisions in TAN15 (see section 8.1.2 above). The 
proposal is not considered to trigger the points which requires the development to be justified in its 
location and therefore the consequences on flooding are not considered further. 

Sustainable Development
The sustainable benefits of the scheme are considered in section 9.2 above. 

The proposal is not considered to deliver a positive outcome for the cultural pillar of sustainable 
development which is considered to override the other pillars. 

In putting forward this recommendation I have considered options of permitting the proposal, permitting 
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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.

9. Recommendation: Refuse 

Reasons:

1.    The proposal is inappropriate in scale, form, design and layout and will not maintain or enhance the 
quality and character of the Park’s cultural heritage and built environment contrary to LDP Policies 1, 
27, PPW and TAN12.

2.    The proposal would have a harmful effect on the character of the host building contrary to the 
provisions of TAN23 and is not appropriate to the scale and design and setting of the original dwelling 
contrary to LDP Policy 27.  
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Site Location Plan 1
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Site Location Plan 2 
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Site Location Plan 3
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Detailed Plans

Existing 
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Proposed Section & Floor Plan
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Proposed Elevations
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