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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE

Application Number: 18/16981/FUL Date Validated: 23 May 2019

Site Address: Land North Of Heol Y 
Ffynnon,

Brecon

Grid Ref: E: 303804  N:229515 Proposal: Construction of 32 
no. residential 
dwellings and 
associated works

Case Officer: Matthew Griffiths Community: Brecon

Reason(s) Application 
Reported to 
Committee:

The proposal is for “major development” as defined by the Town and 
Country Planning (General Development Management) (Wales) Order 
2012

RECOMMENDATION: Permit

1 Description of Development
1.1 The proposal has two distinct areas to the north is an amenity area and to the south is 

an area of residential dwellings, access and other associated development. The southern 
area of the site is proposed to accommodate 32 (No.) dwellings comprised of the 
following mix:
- 12 (No.) 1 Bed Flats
- 14 (No.) 2 Bed House
- 3 (No.) 3 Bed House
- 3 (No.) 4 Bed House

1.2 A new vehicular access will be provided from Heol y Ffynnon with changes made to 
provide and improve the access from this road. The proposed development includes 
opening up the existing link between Heol y Ffynnon and Maes y Ffynnon to two way 
traffic. The application also includes proposals to improve active travel by upgrade existing 
routes from the site into the centre of Brecon. The dwellings are situated along the sites 
boundaries fronting a proposed estate road. Behind the dwellings are areas of rear 
amenity space. Two public open spaces are proposed within the area where the dwellings 
are proposed. 58 parking spaces are proposed for the development. The dwellings are a 
mixture of 2/2.5 storey properties. In appearance the buildings use a mix of red facing 
brick and Sweet Chestnut cladding. The roofs of the properties will be reconstituted 
slate. The proposed dwellings are to be for affordable housing and will be designed to 
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meet the Welsh Government’s Development Quality Requirements.

1.3 The area to the north east will provide an informal area of open space. A gravel path is 
proposed in this area and landscaping is provided. This part of the site will also include 
an attenuation area as part of the schemes drainage system. The applicant has indicated 
that this area is being provided to mitigate the loss of the allocated site, which is used as 
an informal recreation area. 

1.4 The proposal contains landscaping throughout the residential part of the site. Two areas 
of open space are proposed in this part of the site. The proposal largely utilises the 
existing boundary features with the retention of hedgerows and most trees. A large oak 
tree is retained within the scheme and one of the areas of open space is formed in its 
tree protection area. The site contains other mature trees of ecological value. 

1.5 The application is accompanied by:
- Transport statement;
- Archaeological and heritage assessment;
- Archaeological site evaluation;
- Preliminary ecological appraisal;
- A landscape and visual appraisal; 
- Geophysical survey report;
- Planning, design and access statement; and
- Pollution prevention plan.

2. Site and Context
2.1 The site comprises an irregularly shaped field parcel, located to the north west of Brecon. 

The site lies to the north of the existing residential development on Heol y Ffynnon. The 
north eastern part of the site is accessed from Maes y Ffynnon. The site measures around 
2.2 hectares and comprises of open pasture land. The site is largely bounded by mature 
trees and hedgerows. 

2.2 To the south of the site is existing residential development along Cardoc Close and Heol 
y Ffynnon. To the north are agricultural fields. There is a woodland to the east of the site. 
Public Footpath 1/5/1 crosses the site from Maes y Ffynnon to the north, close to a 
woodland area containing Maen Du Well. 

2.3 The site is accessed from Heol Y Ffynnon. The site fronts a short section of road which 
was developed to provide a bus link between Heol Y Ffynnon and Maes y Ffynnon. This 
stretch of road is around 150 metres in length. The roads link with the network of roads 
and footways within the residential development to the south of the site. In terms of 
public transport, the site is situated within close proximity to several bus stops. There is 
a stop on Heol y Ffynnon, which is served by the number 40A service, approximately 
140m from the site access.

2.4 To the east of the site is “Maen-du Well” which is a Grade II listed building. It is a square 
building capping a natural spring with walls made of mortared stone. The building has a 
footprint of around 3m X 3m and is around 3m in height, with a corbelled roof forming 
an arch. The spring feeds a watercourse which flows south east from the proposed 
development. 
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2.5 The site is on the edge of Brecon away from the historic core of the town and its 
Conservation Area. The neighbouring built form is characterised by modern housing 
estates that have been constructed on this edge of Brecon. Immediately neighbouring the 
site is the residential estate of Heol Y Ffynnon which is relatively recently constructed. 
This estate is formed of a range of detached, semi-detached and terraced properties. 
There are a mixture of apartments, bungalows and two storey properties. The buildings 
are predominantly faced with brick and cream render. To the east on Bron Y Crug, the 
buildings are more unusual terraced properties with mono-pitched roofs. These 
properties are faced with render and timber cladding.  

3. Planning History
3.1 The following site history is material to the application. Planning Permission K13412 

relates to the existing development to the South of the site. Planning Permission 
07/01154/FUL was for the creation of a bus way in the south of the site which will be 
altered in this proposed development. 

App Ref Description Decision Date

K13412 Full planning permission for 42 
houses and 8 flats.

Application 
Permitted

16th Dec 
1993

K13258 Consent to display interpretive 
panel on plinth

Application 
Permitted

13th Sep 
1993

07/01154/FUL Construction of bus and footway 
link

Application 
Permitted (S106 
Agreement)

4th Sep 2009

4. Relevant Local and National Planning Policy

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

4.1.1 The development plan for the area is the Brecon Beacons National Park Local 
Development Plan 2007-2022 (hereafter LDP) which was adopted by resolution of the 
National Park Authority on the 17th December 2013. The following policies are 
considered relevant to the decision or have been raised in representations.

Policy no. Policy
SP1 National Park Policy
Policy 1 Appropriate Development in the National Park
SP3 Environmental Protection - Strategic Policy
Policy 3 Sites of European Importance
Policy 4 Sites of National Importance
Policy 5 Sites of Importance for Nature Conversation
Policy 6 Biodiversity and Development
Policy 7 Protected and Important Wild Species
Policy 8 Trees and Development
Policy 9 Ancient Woodland and Veteran Trees
Policy 10 Water Quality 
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Policy 11 Sustainable Use of Water
Policy 12 Light Pollution
Policy 13 Soil Quality
Policy 14 Air Quality
Policy 17 The Setting of Listed Buildings
Policy 21 Historic Landscapes
Policy 22 Areas of Archaeological Evaluation
SP 4 Climate Change
SP 10 Sustainable Design
SP11 Sustainable Distribution of Development
BLP1 Brecon Enabling Appropriate Development
BLP2 Brecon Mitigating Impact
SP5 Housing
Policy 24 Housing Requirement
SP6 Affordable Housing
Policy 28 Affordable Housing Contributions
SP15 Supporting Sustainable Communities
Policy 50 Retention of Existing Community Facilities
Policy 53 Planning Obligations
SP16 Sustainable Infrastructure
Policy 54 Power-lines and Pipelines
Policy 56 Water and Sewage Supply for New Development
Policy 58 Sustainable Drainage Systems
SP17 Sustainable Transport
Policy 59 Impacts of Traffic
Policy 60 Provision for Cycling and Walking
SP18 Sustainable Use of Land
Policy 61 Dwelling Density

4.1.2 The site includes the land identified as housing allocation DBR-BR-B within the Primary 
Key Settlement of Brecon, as defined by the LDP Proposals Map and additional land 
adjoining the settlement development boundary.

4.1.3 Brecon as the Primary Key Settlement is identified as being strategically placed to serve 
its surrounding communities, providing the spatial hub to support opportunities for new 
employment and housing. 

4.1.4 This strategic position is enabled through the LDP in two key ways:- through Policy B LP1 
which sets out the forms of development which are acceptable within Brecon, and 
through appropriate land allocations which seek to define areas of land for specific 
purposes, such as housing. 

4.1.5 Policy B LP1 states that proposals for development within Key Settlements will be 
required to contribute positively to their setting and enhance the quality of the landscape 
without adverse impact on the wildlife, natural beauty, cultural heritage, environmental 
assets or biodiversity of the settlement.

4.1.6 All proposals for development within Key Settlements must demonstrate how they 
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respond to issues relevant to their location to the satisfaction of the National Park 
Authority, and how the scheme will contribute to achieving the 15 year vision relevant 
to their location. In this context the National Park Authority will expect the proposal to 
help achieve the following statement from the 15 year vision:

“The disparity in wealth and deprivation levels in some parts of the town will be 
counteracted through strong local action to provide a wider range of employment 
options and to address the standard of residential accommodation. A wide range of 
people will live and work within Brecon, and new housing will cater for this diverse range 
of people. Affordable housing and intermediate low cost homes provision will be 
improved and those inappropriately housed will be reduced to minimal levels.” (Brecon 
15 year Vision LDP page 53).

4.2  National Planning Policy and Guidance

4.2.1 National planning policy and guidance which is considered as particularly relevant to the 
determination of this application is as follows:

Document
Planning Policy Wales: 10th Edition (November 2018) (PPW)

Technical Advice Note 1: Joint Housing Land Availability Studies (2015) (TAN1)

Technical Advice Note 2: Planning and Affordable Housing (2006) (TAN2)

Technical Advice Note 5: Nature Conservation and Planning (2009) (TAN5)

Technical Advice Note 11: Noise (2009) (TAN11)

Technical Advice Note 12: Design (2016) (TAN12)

Technical Advice Note 15: Development and Flood Risk (2004) (TAN15)

Technical Advice Note 18: Transport (2007) (TAN18)

Technical Advice Note 23: Economic Development (2014) (TAN23)

Technical Advice Note 24: The Historic Environment (2017) (TAN24)

5  Summary of Consultation responses

Consultee Comments

Brecon Town 
Council

Comments: Request that measures (boundary fence and gate) are taken to 
reduce risk from users of the site from the presence of water at Maendu 
Well, which is land in their ownership. Request promotion of active travel 
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from the site to the town centre including a section 106 agreement. 

CADW Ancient 
Monuments (LBC 
Consents)

No objections. Consider that the impact will be very slight, but not 
significant impact on the setting of a scheduled monument BR063. The 
level of impact is a professional judgement and in this case neither result is 
of a level that needs to be considered in the determination of the planning 
application.

Linesearch No comments

Dwr Cymru Welsh 
Water - Developer 
Services

Comments and request imposition of standard conditions. Comment that 
no problems are envisaged with the Waste Water Treatment Works for 
the treatment of domestic discharges from this site. No objection to the 
proposed development related to the provision of drinking water.

Dyfed Powys 
Police, Brecon

Comments: I note in the Design & Access statement section 7.32 that this 
development has taken all Sbd principles into account. I therefore ask that 
Beacons Planning make a condition that this development if approved must 
achieve Secured by Design Gold.

There is no cost as I provide a free service that is proven to show reduced 
Crime, Anti Social Behaviour and incidents. Its then a win-win for all.

NP Heritage 
Officer Building 
Conservation

From a built heritage perspective there is no objection to the principle of 
this development since the site is allocated in the adopted Local 
Development Plan.  It is considered that the proposed development will 
not have an undue impact on the setting of Maen-du Well due to the open 
space that will be retained to the north east.  There will be some impact 
on the setting of Pwll-y-Calch but given its location and proximity to 
existing houses, again the impact is considered to not be unduly harmful.

NP Heritage 
Officer 
Archaeology

The results of the programme of archaeological assessment and evaluation 
undertaken at the site has indicated that the housing development is of low 
archaeological sensitivity, and no known archaeological features will be 
affected by the proposal. However, the drainage scheme in the northern 
field is located in close proximity to the site of Maen Du well, an elaborate 
18th century well-house, and site of a ‘holy well’ of potential medieval 
origins. 

The grade II listed Maen Du well complex represents a heritage asset of 
national significance, and a site cherished by the local community. The 
evidential, historic, communal and aesthetic values of the complex should 
be protected and enhanced.  It is recommended that opportunities to 
promote interpretation and conservation of the historic complex, 
potentially via section 106 funding, are explored. 

All works within the vicinity of Maen Du should be designed to minimise 
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impact to the historic environment. An Archaeological Watching Brief is 
required ensure that any remains of archaeological significance disturbed in 
the course of the work are excavated, recorded and reported.

Appropriate conditions recommended.

Western Power 
Distribution South 
Powys

Standard advice submitted.

Wales And West 
Utilities

No objections provision of plan, covering letter and our general 
conditions, for your reference. 

NP Tree 
Consultant

Comments: I am satisfied that providing the details set out in the 
Arboricultural Report and tree protection plan are followed, there should 
be minimum damage to the retained trees on site, and I recommend that 
standard conditions are applied.

Natural Resources 
Wales/Cyfoeth 
Naturiol Cymru

We recommend that you should only grant planning permission if you 
attach the following conditions. These conditions would address significant 
concerns that we have identified, and we would not object provided you 
attach them to the planning permission.
Summary of conditions
Condition 1: Landscape - An amended landscaping plan to be agreed prior 
to
commencement
Condition 2: Landscape - Details of appropriate construction materials to 
be agreed
Condition 3. Landscape – A Landscape Ecology Management Plan (LEMP) 
to be agreed
Condition 4 Landscape - A method statement for the proposed hedgerow 
translocation to be agreed

Response expresses concerns regarding the design of the scheme and its 
appropriateness in the context of Brecon Town. 

Ramblers 
Association Powys

Comments on the potential dedication of the recreational land and path to 
recreational use. Comment that the whole of the present site is used 
informally by the public for recreational purposes, and that appears to be 
why they are enhancing part of the site for the same purposes. The 
application form states that no public footpath diversion is needed; this is 
correct in line with what they propose. This path is a popular and 
important path to Pen-y-Grug fort and it also passes the historic Maen-Du 
well located just adjacent to the site boundary. The path should be fully 
protected for public use during and after any permitted development.
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Powys County 
Council Affordable 
Housing Officer

Powys County Council Housing Strategy supports this proposal and 
application which addresses the high level of need for affordable housing in 
Brecon.

Powys County 
Council Building 
Regulations

No comments to date.

Powys County 
Council 
Contaminated Land

Comment that the supporting geo-environmental information indicates 
that there is potential contamination at the site. Recommend standard 
planning conditions are imposed. 

Powys County 
Council Lead Local 
Flood Authority / 
SuDS approval 
body / Land 
Drainage

 No objection / comments: Advise that Sustainable Urban Drainage 
Approval will be required. Provided informal advice that the scheme could 
achieve the required standards including S3-Water Quality. 

Powys County 
Council Education

No comments to date.

Powys County 
Council Public 
Protection (consult 
Env Health)

No objection subject to conditions (Construction method statement and 
environmental management plan and hours of operation). 

Powys County 
Council Outdoor 
Leisure And 
Recreation

Comments – do not consider that a contribution to play / outdoor 
recreation is required in this case and will work with the developer to 
ensure that appropriate provision is met. 

Powys County 
Council Public Art

No comments to date.

Powys County 
Council Public 
Open Space

No comments to date.
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Powys County 
Council S106 
Agreements Co-
ordinator

No comments to date.

NP Planning 
Ecologist

Comments:
- There is no ecological objection to the principle of this development as it 
is an allocated site within the Local Development Plan for the BBNP. 
- The proposed landscaping scheme is broadly acceptable and welcome, 
although a few minor amendments are required; these can be secured 
through a planning condition and will need to include a Landscape and 
Ecological Enhancement and Management Plan (LEEMP), to make provision 
for the ongoing management of the site.
- Details of biodiversity enhancement features can also be secured through 
this planning condition, but the applicants must confirm that at least 32 
features for bats and/or nesting birds will be installed within the built 
development. The biodiversity enhancement scheme should make 
reference to the BBNPA's Building Biodiversity into the Towns of the 
Brecon Beacons National Park Supplementary Planning Guidance. 
- A detailed external lighting plan will also need to be secured through a 
planning condition.

When the consultee responses have been received regarding drainage at 
the site, the BBNPA will be able to undertake a Habitats Regulations 
Assessment of the proposed development. If the drainage strategy is 
considered to be acceptable, a planning condition will be required to 
secure its implementation.

Please see full comments for recommended planning conditions.

NP Rights Of Way 
Officer

Recommend that enhancement to the rights of way network are sought by 
the Authority including the provision of improvements to the stiles that 
are present on the footpath. Agreed that a rights of way enhancement plan 
secured through condition could be used to secure appropriate mitigation 
for increased pressure on the right of way following development. 

Powys County 
Council Highways

No objection subject to conditions, Comments:
Existing and Proposed Trip Generation & Existing Road Network, 
considered acceptable. 

The proposed site access clearly demonstrates that suitable levels of 
visibility will be provided and the proposed geometry will accommodate 
the types of vehicles associated with a development of this nature. 
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The internal site arrangements are considered acceptable, off-site active 
travel improvements have been identified on a route between the site and 
Brecon town. The said improvements, which are on land under the 
applicants' control, are detailed on submitted drawing No. 2647/01-
ENG_PL_05. A suitably worded condition requiring the completion of the 
agreed works, prior to occupation of any dwelling on the site, is therefore 
recommended. 

Internal layout is considered acceptable subject to conditions. 

The submitted off-street car parking provision detailed for the 32 
properties, provides for 58 allocated spaces, which is fully in accordance 
with the requirements set out in the adopted CSS Wales Parking 
Standards. Whilst the 4 spaces allocated for visitor parking is 2 fewer than 
the recommended level, it is considered reasonable, given the advice 
contained within Section  8.3.21 of Manual for Streets, to accept this small 
element of the visitor parking requirement on-street. 

Highway Surface Water Drainage needs to be referred to PCC Land 
Drainage. 

Powys County 
Council 
Regeneration 
Service 

This planning application could potentially assist the Council's aims for the 
economic regeneration of the county and contribute to the well-being of 
Powys citizens. Therefore Powys County Council's Regeneration Service 
supports the planning application ref: 18/16981/FUL.

Copies of the full consultation responses can be found on our website at:  
https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN

6.  Third Party Representations

6.1 The application was publicised through the placing of site notices at the site, 
advertisement in a local newspaper and direct neighbour notification. 

6.2 Two representations were received objecting and raising concerns regarding the 
proposal. 
- Concern regarding the supporting archaeological information particularly that the 
Archaeological Survey Report states that the site is 100m from the Maen-du Well. 
Concern that there is likely to be an impact on the well. 
- Concern regarding the impact of the drainage system on the Maen-du well. Particularly 
due to polluted water discharging into the well. 
- Impact of the proposal on the right of way that cross the site. 
- Concern regarding the impact of the proposal on the public sewerage system, there 
have been problems on Cradoc Road with sewage backing up due to the inadequate pipe 
work. 
- No information has been provided to show the owner of the freehold of the land and 

https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
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none of the persons served notice are the owners of the site. 
- Concern that inadequate secure boundary fencing will be provided to the property 
known as Brynderi. A minimum height of fence of 2.1m is required to ensure security and 
privacy. 
- Concerns raised regarding the devaluation of neighbouring property. 

6.3 A letter of support was received from Cllr Matthew Dorrance:
- The new Council homes in Brecon are much needed. 
- Design is impressive with the creation of a focal point and versatile community space. 
- Concerns expressed regarding the impact of traffic on Cradoc Road and Pendre both 
during construction and during occupation. Request that traffic calming measures are 
undertaken to help tackle the issue of speeding drivers. 

7. Well Being and Future Generations (Wales) Act 2015
7.1 The well-being of Future Generations (Wales) Act places a duty on public bodies to carry 

out sustainable development to improve the way in which we achieve the social, 
economic, environmental and cultural well-being of Wales. The National Park must act 
in accordance with the sustainable development principle and seek to ensure that the 
needs of the present are met without compromising the ability of future generations to 
meet their own needs. As part of this duty public bodies must set and publish objectives 
which are designed to maximise its contribution to achieving each of the well-being goals. 
The 7 goals are:
- A prosperous Wales
- A resilient Wales
- A healthier Wales
- A more equal Wales
- A Wales of cohesive communities
- A Wales of vibrant culture and thriving Welsh language
- A globally responsible Wales

7.2 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. 

7.3 The recommendations in this report are made in line with the Strategic and individual 
policies within the adopted Local Development Plan. It is considered that the Local 
Development Plan has been prepared to ensure the sustainable development of the 
National Park, particularly in relation to Environmental protection, sustainable 
distribution of development, housing, economic well-being, sustainable tourism, 
sustainable communities, sustainable infrastructure and various other considerations. 

8. Planning Obligations:

8.1 Policy 53 of LDP and the Supplementary Planning Guidance (SPG) on Planning Obligations 
(July 2014) outline the local planning authority's approach to the provision of 
contributions to planning obligations. The SPG outlines that the development issues that 
the National Park seeks to manage are mostly more local than strategic in nature by 
reason of the relative scale of development within the National Park. The relevant 
consultees identified in the SPG within Powys County Council have been consulted on 
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the application. 

8.2 The National Park Authority Archaeologist has requested that a contribution is explored 
to provide interpretation materials for the Maen-du Well. The applicant’s agent has been 
approached regarding this and stated that “The Maen-du Well Conservation Group also 
promote the Well on their Facebook and Twitter pages on which it is noted that they 
are working with the Town Council to carry out maintenance on the Well site. The social 
media posts by the group show images of a stone plinth with interpretative artwork 
adjacent to the pond and next to the path leading to the well. On this basis, I would 
question whether there is a requirement for any additional interpretation or conservation 
of the Well over and above what is already managed by the Town Council and the 
Conservation Group. In short, is it ‘necessary’ in planning terms.” The provision of 
interpretation for the well as a project is not developed and it has not been shown that 
there is a specific need for a planning obligation contribution. The applicant has indicated 
that they would be prepared to accept a condition that required the provision of 
enhancement of the Well feature within their site of development. It is a considered that 
enhancement would be beneficial and that this can be secured by a planning condition. 

8.3 No contribution has been requested by Powys County Council, such as outdoor 
recreation and education. The Authority will not therefore pursue developer 
contributions in this case and it is noted that the site is in close proximity to facilities such 
as play areas and a sports pitch.

9 Assessment:

9.1 Strategic & Spatial Choices

9.1.1 Strategic Planning/ Development Plan context/ Principle of Development

9.1.1.1 The LDP identifies allocations to meet the need for new housing within the National Park. 
These allocations reflect the plan's spatial strategy, the need for housing and consideration 
of individual settlements and sites. 

9.1.1.2 The main southern area of this site, where the dwellings and some of the access works 
are located, is allocated within the LDP and is identified as coming forward for 
development in the later part of the plan period (Table 6.1 of the LDP). The table 
identifies the allocation as follows: Site located to the North of Cradoc Close and West 
of Maen-du Well, reference DBR-BR-B. The LDP identifies an expectation that the site 
will deliver 33 dwellings, 7 affordable housing units with an affordable housing target of 
20%. The site is important for the delivery of housing within Brecon and the 
implementation of the settlement strategy within the Primary Key Settlement. 

9.1.1.3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires all 
development management decisions to be made in accordance with the development plan 
unless material considerations dictate otherwise. The development plan for the area is 
the LDP and specific material considerations must be identified to reasonably depart from 
its policies. The site is partially allocated within the LDP for residential use; the part of 
the site which is not allocated for housing contains the access route into the site, drainage 
provisions and works to improve the current recreational use of the land. Accordingly, 
the application has been treated as a departure from the development plan as it proposes 
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development outside of the settlement development boundary. The supporting 
information to the application has outlined the reasons that the access and drainage 
works had to extend out of the allocation. This was mainly due to the need to provide a 
safe access which was set out appropriately and with adequate visibility. This was not 
possible within the land allocated for housing. It is also noted that the drainage system 
proposed at the site extends into the amenity area adjoining the site. The works outside 
the settlement development extent have been reasonably demonstrated to be critical to 
the delivery of the allocated housing site. The departure from the development plan is 
therefore considered to be justified. 

9.1.1.4 The application proposes a mix of housing types: 12 no. 1 Bed Flats; 14 no. 2 Bed House; 
3 no. 3 Bed House; and 3 no. 4 Bed House. The applicants in their supporting information 
provide details on the social housing stock available in Brecon; this includes: 46 no. 
Bungalow; 9 no. General Needs Flat; 68 no. Sheltered Flat and 257 no. House. The 
applicants have taken into account the mix of housing that they already have available and 
also the need in the locality, to develop the mix that is put forward in this scheme. The 
scheme appears to be appropriate to meet the identified mix of housing required in 
Brecon and will be provided by the housing authority, Powys County Council. The 
proposal is to meet a need for social rented housing. It is considered that it offers both a 
mix and tenure of housing which will help to address the local housing need. It is 
considered to offer an appropriate mix of dwellings and is in accordance with Policy B 
LP1. 

9.1.2 Good Design/ Place making

9.1.2.1 Planning Policy Wales (Edition 10, November 2018) (PPW) states that “Good design is 
fundamental to creating sustainable places where people want to live, work and socialise. 
Design is not just about the architecture of a building but the relationship between all 
elements of the natural and built environment and between people and places. To achieve 
sustainable development, design must go beyond aesthetics and include the social, 
economic, environmental, cultural aspects of the development, including how space is 
used, how buildings and the public realm support this use, as well as its construction, 
operation, management, and its relationship with the surroundings area.”. Guidance on 
good design and place making is further expanded on in Technical Advice Note 12: Design 
(2016).  

9.1.2.2 The application is supported by a Design and Access Statement (DAS), which offers the 
applicant’s justification in relation to the requirements for good design and place making. 
As part of the application process for grant funding for the innovative housing programme 
of the Welsh Government, the proposal was submitted to the Design Commission for 
Wales (DCfW). The review undertaken by the DCfW is not the normal design review 
undertaken and the report and conclusions are briefer and focussed on whether it meets 
the innovative housing programme requirements. However, there are some relevant 
comments on the scheme and its design that have been considered in assessing the 
application. This included concerns regarding the road layout and the potential to provide 
a footway link to Heol y Ffynnon. The applicant noted the particular concern regarding 
the nature of the road layout and indicated that their road layout was a compromise with 
meeting the requirements of the highways authority and that the earlier layouts had taken 
different approaches to the layout of the scheme. 
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9.1.2.3 Detailed consideration of access to the site is given below. The scheme has been designed 
to meet accessibility requirements and to be in compliance with the Welsh Government’s 
Development Quality Requirements. The scheme will also be required to meet access 
requirements within the building regulations. The layout of the scheme will allow for 
inclusive access connected to the wider community and the DAS demonstrates that the 
proposal offers an appropriate response to the constraints and opportunities at the site. 

9.1.2.4 The environmental sustainability policy requirement is set in the LDP paragraph 3.16.1.4 
which is to meet at least the national standards set out in PPW. This requirement is set 
out in Policy SP11 of the plan. The minimum national sustainable building standards are 
delivered through the building regulations - a system of control outside the planning 
system. It is noted that the DAS states that the applicants intend to exceed the minimum 
requirements in PPW; the DAS states that “Powys County Council are targeting a 17.5% 
improvement in energy efficiency which exceeds the 8% improvement in new dwelling 
performance identified in the 2014 amendment to Part L of the Building Regulations in 
Wales.” But it is considered that it is not reasonable to secure the exceeding of a policy 
requirement through condition. 

9.1.2.5 Detailed consideration and assessment of the character of the area is given in the DAS 
and during site visits by the case officer. The local highways authority have made clear 
through the evolution of the design their requirements to ensure that the internal layout 
of the scheme is acceptable and capable of being adopted. This has led to the amendment 
of the scheme through the design process and this is articulated in the DAS. The 
application, has it is considered, reached an acceptable final layout. It offers a reasonable 
approach to providing an acceptable estate road / footways (which meet highways 
authority requirements for adoption) and also to efficiently develop the site while allowing 
for the retention of established and appropriate boundaries. The appearance of the 
development, which includes a mixture of dwelling types and materials is considered to 
be acceptable given the variety in dwelling types in the locality. The proposal achieves a 
reasonable standard of neighbourliness. The proposal is considered to be an appropriate 
response to the established character of the area.  A more detailed assessment of the 
visual and landscape impact and appropriateness of development is given below. 

9.1.2.6 The proposal will achieve natural surveillance through the site and aspects of secured by 
design have been integrated into the scheme. While aspects of secured by design have 
been used in designing the scheme, it is not clear that the scheme would meet all aspects 
required for the Gold Standard certification suggested to be incorporated into a planning 
condition by Dyfed Powys Police. The applicant is aware of the service offered by Dyfed 
Powys Police and have discussed their design with the relevant officer. The requirement 
to meet this standard is not a policy requirement at either the local or national level. A 
condition requiring meeting the secured by design standard would not be justified when 
it is not required by policy. The proposal has taken into account community safety and 
how this is secured through the design of the development. 

9.1.2.7 Detailed consideration is given below to movement to and from the site and its 
compliance with the transport hierarchy. The site will offer a variety of transport options 
and the applicant is proposing improvements to promote active travel. 

9.1.2.8 Overall, it is considered that the proposal is of an acceptable design in line with Planning 
Policy Wales. 
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9.1.3 Impact on Amenity/ Promoting Healthier Places

9.1.3.1 PPW seeks to promote healthier places through the planning system. It notes that: the 
built and natural environment is a key determinant of health and well-being. The planning 
system has an important role in shaping the social, economic, environmental and cultural 
factors which determine health and which promote or impact on well-being in line with 
the Healthier Wales goal.

9.1.3.2 The development is on the northern edge of Brecon. The relationship of the site to 
community and health assets, such as community halls, libraries, doctor’s surgeries and 
hospitals, were considered acceptable during the LDP process. The applicant has put 
forward off site works for the provision of improvements to the footway network linking 
the site to the wider area. These works can be secured through an appropriately worded 
planning condition. 

9.1.3.3 The site is currently used informally as a recreational area, particularly by dog walkers. 
The loss of this part of the site, it is considered, could potentially reduce the opportunity 
available in the area to engage in outdoor recreation. To mitigate this impact the applicant 
has put forward an enhancement to the adjoining area of land, with the provision of a 
gravel path that would allow for more year round use of the site and is a more accessible 
and useable recreational route than the unmade mown loop that is currently available. 

9.1.3.4 Impact on residential occupiers such as: loss of light, loss of privacy, loss of outlook, loss 
of view and overbearing development should be considered by the planning system and 
are identified in national policy. TAN 12 recognises the importance of the scale of 
development in relation to surroundings and how the mass and height of developments 
can impact on privacy, sunlight and microclimate. PPW at paragraph 3.21 states “The 
planning system must consider the impacts of new development on existing communities 
and maximise health protection and well-being and safeguard amenity.”

9.1.3.5 The site is in close proximity to existing residential development which could be impacted 
by the proposed development. In particular the rear elevations of properties on Heol y 
Ffynnon back onto the site of development. The plots within the site along this boundary 
are elevated above Heol y Ffynnon and are set at a reasonable distance to ensure that 
there is an acceptable mutual relationship. In general the distances to and relationship 
between the site and neighbouring dwellings are considered to be sufficient to limit the 
detrimental impact on residential amenity to a reasonable level.

9.1.3.6 The scale of development is likely to result in construction activities that will last for a 
significant period of time. As noted the site is in proximity to residential properties and 
accessed through residential streets. This combination of circumstances is considered to 
give rise to a potential detrimental impact on residential amenity from construction. 
Appropriate locating of onsite operations such as earth moving, aggregate mixing, 
crushing, screening, and onsite storage and transportation of raw material will help to 
reduce impacts. Appropriate locating of the storage of heavy plant and equipment, 
including vehicles and car parking facilities for construction site operatives and visitors 
and appropriate working practices will also reduce amenity impacts. These measures can 
all be secured through the imposition of a planning condition requiring a construction 
management plan as recommended by the Powys County Council Environmental 
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Protection Officer. Construction and demolition operations, (including deliveries) can 
also be restricted to between the hours of 08.00 to 18.00 Monday to Friday and 08.00 to 
13.00 on Saturday with no operation on Sunday or public holidays. It is considered that 
subject to the submission of appropriate management and hours of operation the impact 
on neighbouring properties will be mitigated to an acceptable level. 

9.1.4 The Welsh Language

9.1.4.1 The proposal is for the development of a housing allocation and the development 
proposed is in line with the scale of housing identified in the LDP. The Welsh language 
impact of the allocation was considered through the sustainability appraisal for the plan 
and determined to be acceptable with no mitigation identified. It is considered that the 
proposal will not have an adverse impact on Welsh language use in accordance with Policy 
52. 

9.1.5 Sustainable Management of Natural Resources

9.1.5.1 The impact of the proposal on ecosystems, ecological networks, green infrastructure and 
related considerations to ensure that the proposal supports the objective of the 
sustainable management of natural resources are considered in section 9.4.4 below. 

9.1.5.2 Policy SP 18 Sustainable Use of Land and Policy 61 of the LDP are considered to be 
complied with on the area of land allocated for housing. The density is just under the 
requirement for 30 dwellings a hectare. 

9.2 Active and Social Places

9.2.1 Transport / Housing – sustainable transport issues (Sustainable Transport 
Hierarchy)

9.2.1.1 PPW states that “It is Welsh Government policy to require the use of a sustainable 
transport hierarchy in relation to new development, which prioritises walking, cycling and 
public transport ahead of the private motor vehicles”.

9.2.1.2 The proposal was referred to the Powys County Council Active Travel officer and 
amended following submission to provide an enhancement to active travel by providing 
an upgrade to a footway that connects the site to the town centre of Brecon.

9.2.1.3 The site is accessible to public transport and in relatively close proximity to a bus stop 
which is served by the 40A town bus service.

9.2.1.4 Overall there is considered to be reasonable compliance with the sustainable transport 
hierarchy. 

9.2.2 Access / Highway Safety

9.2.2.1 Policy 59 of the LDP seeks to ensure that proposed development will have an acceptable 
impact on highway safety and the free flow of traffic in the locality. 

9.2.2.2 The vehicular access to the site is a single point of access on the southern boundary of 
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the site frontage to Heol y Ffynnon. As part of the proposed development, it is proposed 
to lift the bus only restriction and create a through link for all traffic from Heol Y Ffynnon 
to Maes Y Ffynnon. The impact of the changes to the highway network and the 
acceptability of the development are assessed in the supporting transport statement. 

9.2.2.3 The Local Highways Authority has assessed the information submitted and have advised 
that the proposal will have an acceptable impact on highway safety and the free flow of 
traffic on the public highway and is in accordance with policy 59. 

9.2.2.4 The route of the public right of way will remain unaltered and the applicant has indicated 
that they do not intend to alter it and that it will remain open and unobstructed. A 
potential increased use of the right of way following development of the housing and the 
recreational area has been identified as an impact by the National Park Authority Public 
Rights of Way Officer. It is considered that a scheme for the enhancement of the public 
right of way can be imposed on a planning permission and this would allow for appropriate 
and deliverable mitigation to be implemented prior to the occupation of the development. 

9.2.2.5 The applicants have indicated that they considered a footway link from the southern edge 
of the site into Heol y Ffynnon. However, this would require third party land and there 
is a considerable change in levels that would require steps. During consultation on the 
development of the scheme the agents also noted that there was considerable objection 
from residents of Heol y Ffynnon to a link. It is noted that the potential for this link was 
also identified by the DCfW, but given the significant issues in providing the link it is not 
considered that it is required for the scheme to be acceptable. 

9.2.3 Community Facilities and Recreational Spaces

9.2.3.1 The land is open and used informally as a recreational area. The building of housing will 
reduce the area of land available to be used for this purpose. The applicant has addressed 
this impact by proposing enhancement to land adjoining the housing site to provide a 
recreational area. The site of the housing will also retain two areas of open space that 
will be used for recreation within the site of development. The provision of these areas 
as mitigation for the loss of part of the site to housing are considered more than sufficient 
to mitigate the impact of development. The site is in close proximity, under 200 metres 
along footways to a play area and sports pitch and it is considered that these would be 
adequate to cater for the requirements of this site. 

9.3 Productive and Enterprising Places

9.3.1.1 Paragraph 1.1.5 of Technical Advice Note 23: Economic Development states that 
“Economic land uses also include construction, including house building, but housing once 
built is not an economic land use because it does not directly generate wealth, jobs and 
income. It is the final use of land which is the important issue.” The economic benefits 
accruing from construction can be given some weight in decision making but it is not 
considered that these would be of significant weight. 

9.4 Distinctive & Natural Places

9.4.1 Landscape/ Visual Impact
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9.4.1.1 Policy SP1 'National Park Policy' states that developments in the National Park will be 
required to comply with the purposes and statutory duty set out in legislation and will be 
permitted where it conserves and enhances the natural beauty, wildlife and cultural 
heritage of the Park and/or provides for, or supports, the understanding and enjoyment 
of the special qualities of the National Park in a way that does not harm those qualities. 

9.4.1.2 The impact of the proposal on the landscape character of the rural fringe of Brecon can 
be considered against the relevant criteria of policy 1 'Appropriate Development in the 
National Park' of the LDP as follows.

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;
ii) the proposed development is integrated into the landscape to the satisfaction 
of the NPA through planting and appropriate management of native species or 
through the construction of appropriate boundary features.

9.4.1.3 Policy BLP1 'Brecon Appropriate Development' requires a positive contribution to the 
settlement character and enhance the quality of the landscape. 

9.4.1.4 The site is located at the edge of Brecon and forms the beginning of the differentiation 
between agricultural land and urban form at the edge of the town. The site extends 
development out to the north of Brecon and will form an extension of the built form into 
an area of undeveloped land. Views are afforded of the site from the upland areas, 
particular from the north and across the centre of Brecon to the South. The proposal is 
supported by a Landscape and Visual Appraisal (LVA) and detailed landscaping proposals. 

9.4.1.5 The conclusion of the LVA submitted by the applicant is that the proposal will result in 
beneficial effects over the whole site in the long term (10 years). This position is not 
accepted by Natural Resources Wales (NRW) who consider that the proposal would 
result in the extension of development into the landscape of the National Park and that 
the layout and use of materials would not be characteristic of the vernacular within 
Brecon. NRW have recommended that a condition is imposed to secure alternative 
materials (request natural stone and slate, with some render and natural timber cladding) 
to those proposed in the application. 

9.4.1.6 The site and surroundings have been visited by officers of the Authority and the applicants 
have submitted an appraisal of the site context and surrounding built form, within the 
design and access statement. The materials proposed are considered to be in keeping 
with their local context and to be appropriate. The comments of NRW are noted 
regarding materials, but it is considered that given the context of this site, that it would 
not be reasonable to seek revised materials secured by condition. 

9.4.1.7 The principle of the residential development of this site has been established in the LDP 
and the density of development complies with local and national policies. The layout of 
the development is considered to make best use of the constraints and opportunities of 
the site. As noted the applicants have designed the proposal to meet the adoption 
standards of the local highways authority and it is considered that this has led to elements 
of the layout that have raised concerns with consultees. The general scale and massing of 
the proposed buildings are considered to fit in with the surrounding existing residential 



Page 19 of 40

properties found in the locality. It is considered that the layout of the development, the 
scale of the buildings, the mix of house types and the palette of materials to be used on 
the site are acceptable in design terms subject to the future approval of material samples. 

9.4.1.8 It is clear that appropriate landscape mitigation is required. The design has largely retained 
the boundaries to the site with the retention of hedges and trees to the edge of the site.  
The retention of these boundaries is considered to provide an appropriate setting to the 
development. It is noted that the strip of trees to the south of the site to Heol y Ffynnon, 
have some large trees that have been cut back. The land where these trees are is not in 
the applicant’s ownership and control; when viewed from viewpoints further away 
including from across Brecon it is considered that the site appears well integrated into its 
surroundings. The applicant has submitted street visualisations of the site. These are 
considered to show how the proposal will appear and allow for an effective judgement 
over the acceptability of the proposal. The design of the proposal is acceptable and the 
proposed landscaping are considered to effectively minimise the visual impact of the 
scheme and the development is also viewed as responding appropriately to the 
topography of the site. In the landscape it is considered that the proposal would appear 
as a logical extension to the northern extent of Brecon.

9.4.1.9 The proposed development is viewed to be reasonably consistent with and appropriate 
to the character of the area and is in accordance with Policy SP1, criteria i) and ii) of 
Policy 1 and Policy BLP1 of the LDP.

9.4.2 Historic Environment 

9.4.2.1 The application is supported by an archaeological and heritage assessment which has used 
a 500m study zone to assess the potential impact of the proposal. The proposal is in 
reasonably close proximity to the Maen-du Well and Pwll y Calch which are listed 
buildings. The NP Senior Heritage Officer (Building Conservation) states that the retained 
area of open space between the Maen-du Well and the site of the housing development 
is sufficient to mitigate the impact of the proposal. The site of the housing is in quite close 
proximity to Pwll y Calch and the NP Senior Heritage Officer (Building Conservation) 
has noted that this building is already in close proximity to buildings and the impact of 
this proposal would not be unduly harmful. 

9.4.2.2 The site is separated by extensive suburban development from the Brecon Conservation 
Area. It is not considered that there will be any substantive impact on the conservation 
area or its setting. 

9.4.2.3 The comments of the National Park Authority Archaeologist identify the significance of 
the historic landscape, noting that the application site is located within the Middle Usk 
Valley Registered Historic Landscape, on the lower hillslopes below the scheduled 
remains of Pen Y Crug hillfort (BR 063). Pen-y-Crug hillfort offers panoramic views across 
the countryside, with high visibility to and from a number of archaeological sites within 
the landscape, including a number of probable contemporary hilltop monuments, such as 
Slwch Tump and Twyn Y Gaer. The detailed comments also identify the archaeological 
potential of the site and the need for further site investigations by the applicant. 

9.4.2.4 In order to establish the presence or absence, extent, character and date of any 
archaeological features, deposits or finds surviving within the site, an archaeological 
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evaluation was undertaken within the area of the proposed housing development. Five 
trenches were excavated across the site, with the results being negative, with no 
archaeological features or deposits exposed and no finds recovered. The evaluation 
undertaken at the site has indicated that the housing development is of low archaeological 
sensitivity, and no known archaeological features will be affected by the proposal. 
However, the drainage scheme in the northern field is located in close proximity to the 
site of Maen Du well, an elaborate 18th century well-house, and site of a ‘holy well’ of 
potential medieval origins. The NP Archaeologist has recommended conditions to ensure 
that the works in the recreational area to the north east of the site are subject to an 
archaeological watching brief. Additionally it is considered that a condition securing 
enhancement of the Maen-du Well, will provide mitigation to impacts on this asset from 
the increased use of the adjoining site. 

9.4.2.5 The application was referred to Cadw who concluded that the proposal would not have 
a detrimental impact on the setting of the scheduled ancient monuments in the vicinity of 
the site.

9.4.2.6 Overall the proposal is not considered to have an unacceptable impact on heritage and 
to be in compliance with the requirements in LDP policies 1, 17, 21 and 22. 

9.4.3 Green Infrastructure

9.4.3.1 The proposal will result in the loss of green infrastructure due to the land take of the 
new dwellings proposed. Mitigation for this impact includes the provision of a landscaping 
scheme through the site and works to provide native landscaping to improve the amenity 
/ recreation area. Generally where possible the site has retained green infrastructure 
features, particularly with the retention of trees and hedgerows at the site. Overall it is 
considered that it will retain and provide some green infrastructure enhancement. 

9.4.4 Biodiversity

9.4.4.1 Section 6 of the Environment (Wales) Act 2016 states that 'A public authority must seek 
to maintain and enhance biodiversity in the exercise of functions in relation to Wales, 
and in so doing promote the resilience of ecosystems, so far as consistent with the proper 
exercise of those functions.'. 

9.4.4.2 Regulation 9 of the Conservation of Habitats & Species Regulations 2010 (as amended) 
requires LPA's to take account of the presence of European Protected Species at 
development sites. If they are present and affected by the development proposals, the 
Local Planning Authority must establish whether "the three tests" have been met, prior 
to determining the application. 
The three tests that must be satisfied are: 

i. That the development is "in the interests of public health and public safety, or 
for other  imperative reasons of overriding public interest, including those of a 
social or economic  nature and beneficial consequences of primary importance 
for the environment". 
ii. That there is "no satisfactory alternative" 
iii. That the derogation is "not detrimental to the maintenance of the populations 
of the species concerned at a favourable conservation status in their natural 
range" 



Page 21 of 40

9.4.4.3 The adopted Local Development Plan also includes policies regarding ecological issues 
and safeguarding biodiversity as listed above. 

9.4.4.4 The applicant submitted supporting ecological surveys and mitigation / enhancement 
proposals for the site. These were considered by both Natural Resources Wales (NRW) 
and the National Park Ecologist. The main ecological impacts are considered in turn:

9.4.4.5 The trees to be felled have been assessed and no bat roosting features have been 
identified. No further surveys are required. The trees and vegetation should be removed 
outside of the bird nesting season. 

9.4.4.6 A detailed landscaping scheme supports the application with the retention of the existing 
vegetation where possible. The National Park Ecologist has identified that the proposed 
landscaping scheme is acceptable in principle with the retention of existing vegetation 
where possible. There are some specific issues with the nature of the species put forward 
and amendments are required to the scheme to increase the use of native species. The 
changes can be secured through a planning condition. 

9.4.4.7 Hedgerow removal will be required to accommodate the access to the site. This is 
acceptable and additional planting can be secured through planning conditions. Methods 
for the translocation of the hedgerow to a location outside the visibility splays can be 
established by a planning condition. 

9.4.4.8 Biodiversity enhancement in the form of a landscape and ecological enhancement and 
management plan can be secured by condition. It is noted that following amendments to 
the application the drainage strategy will not impact on root protection areas. 
Appropriate lighting can be secured by planning conditions to secure that there is no 
adverse impacts on wildlife, particularly bats. 

9.4.4.9 The site proposes to discharge surface water into a water course that is hydraulically 
linked to the River Usk (Tributaries) Site of Special Scientific Interest (SSSI); the River 
Usk is also a SSSI and both watercourses are within the River Usk Special Area of 
Conservation (SAC). These protected sites are potentially impacted by drainage from the 
site. The development is proposing a sustainable drainage system which will protect water 
quality from the development. The Sustainable Drainage Approval Body has indicated that 
they will be requiring approval of the scheme. It is considered that subject to a condition 
requiring appropriate drainage the scheme will not have a detrimental impact on the 
integrity of the protected sites. 

9.4.4.10A pollution prevention plan has been provided. It is considered that construction impacts 
on ecology can be adequately mitigated by the pollution prevention plan and compliance 
with it can be secured by planning condition. This is also required to mitigate any impact 
on the River Usk (Tributaries) Site of Special Scientific Interest (SSSI) and the River Usk 
Special Area of Conservation (SAC).

9.4.4.11To conclude in relation to ecological impact it is considered that the proposal will have 
an acceptable ecological impact, preserving features where possible at the site and 
securing ecological enhancement. The proposal will not have a detrimental impact on the 
River Usk Special Area of Conservation, will not have a detrimental impact on the 
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favourable conservation status of protected species or other protected sites and will 
provide biodiversity enhancement in line with the requirements of the Habitat 
Regulations 2010 (as amended), Section 40 of the Environment (Wales) Act, guidance in 
TAN 5 and relevant LDP policies (SP3 and Policies 3-14).

9.4.5 Flooding, Water (including foul drainage / SuDS), Air, Soundscape & Light

9.4.5.1 The application was referred to Powys County Council as Lead Local Flood Authority 
(LLFA) / Sustainable Drainage Approval Body (SAB) / Land Drainage Authority (LDA). 
They have indicated that the application will require separate approval under the 
sustainable drainage regulations. The SAB has provided an informal opinion to the Local 
Planning Authority that the scheme is likely to be acceptable and is capable of meeting 
the statutory standards (Surface water runoff destination; Surface water runoff hydraulic 
control; Water Quality; Amenity; Biodiversity; Design of drainage for construction, 
operation and maintenance).

 
9.4.5.2 The site is not in an area of fluvial flood risk as identified in Technical Advice Note 15: 

Development and Flood Risk. Consultation responses from the LLFA / LDA did not 
identify flood risk from other sources to the site. 

9.4.5.3 The application was consulted to Dwr Cymru Welsh Water (DCWW) who did not offer 
an objection to development and have indicated that they have no objections to the 
proposal subject to conditions. It is noted that concerns were expressed by third parties 
regarding the capacity of the sewerage system in the locality. DCWW are best placed to 
assess the capacity of the network and have not identified any need to upgrade the 
system; they will also be under a duty to ensure the appropriate disposal of foul water 
that they have agreed to accept into the public system. 

9.4.5.4 A lighting scheme will be secured by planning condition to ensure protection of wildlife 
and this scheme can also ensure that lighting is appropriate for the site in terms of its 
impact on dark skies. 

9.4.5.5 The submitted information in relation to surface, foul and land drainage is reasonably 
detailed and comprehensive and is shown in detail in a drainage strategy drawings, this 
drawing and supporting information has been considered and referred to appropriate 
consultees. 

9.4.6 De-risking (contamination issues)

9.4.6.1 A geo-environmental report was submitted in support of the planning application. This 
identified that there were potential contamination sources on the site including an area 
where burning had been undertaken, fly tipped material and radon. 

9.4.6.2 In assessing the risk of a particular site the Local Planning Authority relies on the specialist 
advice of a contaminated land officer. In reaching his view on an application, the likely risk 
of development of a particular site and whether information is required prior to 
determination or can be submitted at a later date through the use of planning conditions. 
In this case the PCC Contaminated Land Officer has advised that the application can be 
permitted subject to planning conditions. This is based on his assessment of the risk of 
the site based on the previous uses and the information submitted by the applicant in the 
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form of their Phase 1 contaminated land survey. 

9.4.6.3 There remain concerns regarding the potential contamination of the site and the response 
from the PCC Contaminated Land Officer highlights the uncertainty based on the current 
information available and the need for an additional works to be undertaken. 

9.4.6.4 On balance it is considered that while there is significant support from Welsh 
Government and case law for the submission of comprehensive pre-determination 
information; these represent in the case of Planning Policy Wales general statements or 
in the case of the case law specific comment on a particular situation. They should not be 
applied to all contamination situations. It is considered that the specialist advice of the 
contaminated land officer should be given the most weight as this relates to the specific 
situation of the site and the risks that development of this particular site will incur. The 
PCC Contaminated Land Officer has recommended conditions and it is viewed that these 
will be sufficient to ensure that the site is effectively remediated.

9.4.6.5 Subject to the imposition of the conditions recommended by the PCC Contaminated 
Land Officer that the proposal is in accordance with relevant policy in PPW. 

9.4.7 Impact on Regionally Important Geological Site (RIGS)

9.4.7.1 Whilst it does not include the immediate area around the Maen Du wellspring and 
enclosure, the proposal intersects a recently designated RIGS. To accord with Planning 
Policy Wales Edition 10 (2018) (Paragraph 6.3.15), the proposal should protect the 
features and qualities of the wider laterally connected area within the site of the 
application. 

9.4.7.2 As previously noted, the scheme makes an important contribution to implementation of 
the LDP by providing affordable housing in the Primary Key Settlement, Brecon. Should 
there be the potential for adverse effects on the RIGS, the Authority must consider the 
use of planning conditions and / or planning obligations to provide appropriate mitigation 
and / or compensatory measures (LDP Policy 5). 

9.4.7.3 In this regard, part of the RIGS is within the amenity area in the north of the site. The 
application seeks to landscape this area and to use it as part of the drainage attenuation 
of the site.  In regards to the SuDS drainage proposals, these involve the creation of a 
shallow basin which will store water during extreme events before releasing to the 
existing watercourse downstream. The basin is relatively shallow such that there is no 
significant level of excavation required. It is not anticipated that these minor landscaping 
and drainage works will affect the setting of the well or the integrity of the RIGS site. 
Conditions attached to a planning permission (landscaping / drainage) are considered 
likely to be able to control the impact of these works and to safeguard the site from 
unacceptable adverse impacts. 

9.5 Response to the Town Council’s and third party representations

9.5.1.1 Brecon Town Council has not objected to the application and raised two points. The 
provision of improvements to active travel is addressed in the relevant section above and 
in this case would not require a section 106 agreement. The concern regarding health 
and safety at the Maen-du Well due to the presence of a pond there is noted but it is not 
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clear that the provision of a fence and gate would effectively mitigate this risk. The Well 
is not on the application site and appears to have always been publically accessible. 

9.5.1.2 Other third party comments are addressed in the relevant sections to this report. The 
adjoining occupiers concern that a 1.8m fence is insufficient to protect their amenity is 
noted. However this is widely accepted to be a reasonable height to protect amenity 
without being overbearing. It is further noted that the area referred to appears to be a 
paddock at the rear of the property rather than a sensitive area closely related to 
residential property. 

10 Conclusion

10.1 The proposal is to develop a housing allocation within the adopted development plan. The 
development extends beyond the land allocated for housing and it has been demonstrated 
that this element of the development is necessary to allow for the delivery of the 
allocation. The proposal will give rise to a range social, economic, cultural and 
environmental considerations, which are addressed above. Overall it is considered that 
the proposal is adequately mitigated and will be an acceptable form of development. 

10.2 The proposal is recommended for approval and is in line with the requirements of the 
development plan. A refusal of planning permission would likely prevent the benefits of 
the scheme primarily through the provision of affordable housing coming forward. If 
permitted the proposal would allow for a development that would be adequately mitigated 
and form a sustainable development in line with the requirements of Planning Policy Wales 
(Edition 10, November 2018).

10.3 The proposal is in accordance with Policies SP1, 1, SP3, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 
14, 17, 21, 22, SP4, SP10, SP11, BLP1, BLP2, SP5, 24, SP6, 28, SP15, 50, 53, SP16, 54, 56, 
58, SP17, 59, 60, SP18 and 61.

11. Recommendation: Permit

Conditions / Reasons 

1. The development hereby permitted shall be begun before the expiration of five years from 
the date of this permission.

2. The development shall be carried out in all respects strictly in accordance with the 
approved plans (drawing nos. 3709-PA-001B; 3709-PA-003C; 3709-PA-010B-2B4P; 3709-
PA-011C-2B4P; 3709-PA-012B-3B5P; 3709-PA-013C-4B6P; 3709-PA-015A-2B4P; 3709-
PA-016B-2B4P; 3709-PA-017B-3B5P; 3709-PA-020C-1B2P; 3709-PA-021A-1B2P; 3709-
PA-040; 3709-PA-041; 3709-PA-050; 2647/3709 PA 005;  264701_ENG_PL_01; 
264701_ENG_PL_02; 264701_ENG_PL_03; 264701_ENG_PL_04; 2647/01-ENG_PL_05; 
3709 PA 006; 3709 PA 007; 3709 PA 008; and 3709 PA 009) unless otherwise agreed in 
writing by the Local Planning Authority.

3. Other than works of site clearance, no development shall commence until either:
a. Sustainable Drainage System approval under Schedule 3 of the Flood and Water 
Management Act 2010 has been granted for the site drainage scheme; or 
b. Details of a sustainable drainage scheme for the site has been submitted to and 
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approved in writing by the Local Planning Authority. The scheme shall provide for the 
disposal of surface and land water, and include an assessment of the potential to dispose 
of surface and land water by sustainable means. Thereafter the scheme shall be 
implemented in accordance with the approved details prior to the occupation of the 
development and no further foul water, surface water and land drainage shall be allowed 
to connect directly or indirectly with the public sewerage system.

4. The developer will ensure that a suitably qualified archaeological contractor is present 
during the undertaking of any ground works in the development area, so that an 
archaeological watching brief can be maintained. Prior to commencement of any 
groundworks an archaeological written scheme of investigation shall be submitted by the 
applicant and approved in writing by the Local Planning Authority Archaeologist and which 
must meet the standards laid down by the Institute for Archaeologists in their Standard 
and Guidance for an Archaeological Watching Brief. The archaeological fieldwork shall be 
carried out in accordance with the approved written scheme of investigation.

5. Following completion of the fieldwork a copy of the Watching Brief report shall be 
submitted to the Local Planning Authority Archaeologist for approval. Following approval, 
the report will be submitted to the Local Planning Authority and the local Welsh 
Archaeological Trust for inclusion in the Regional Historic Environment Record (HER).

6. The applicant or their agent will notify the Local Planning Authority of the full 
establishment of  the tree protection measures (as shown on the tree protection plan 
within the Arboricultural Report), so that the BBNPA tree consultant can inspect the 
tree protection measures before the commencement of any site clearance, demolition, or 
construction work takes place.  The tree protection measures shall be retained in full for 
the duration of the development.

7. A project arboriculturalist shall be appointed prior to any works commencing on site, and 
they shall carry out any necessary site supervision or monitoring as set out in section 6 
(arboricultural method statement) of the Arboricultural Report dated 24th October 2018 
by ArbTS.

8. A Construction Method Statement and Environmental Management Plan (CMSEMP) shall 
be submitted to and agreed in writing by the Local Planning Authority in respect of the 
control of noise and dust during the landscaping and construction phases. The CMSEMP 
shall cover the implementation of the construction phase with particular reference to the 
ground preparation of the site, the site compound, storage of materials and waste, 
lighting during construction and all pollution prevention measures. The CEMP shall be 
implemented as approved.

9. All works and ancillary operations, which are audible at the site boundary, shall be carried 
out only between the following hours:
0800 - 1800 hrs Monday to Friday
0800 - 1300 hrs Saturday
At no time on Sunday and Bank Holidays
Deliveries to and removal of plant, equipment, machinery and waste, including soil, from 
the site must also only take place within the permitted hours detailed above.

10. No development shall take place until a site investigation of the nature and extent of 
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contamination has been carried out, by a suitably qualified competent person, in 
accordance with a methodology which has previously been submitted to and approved in 
writing by the local planning authority. A written report of the findings of the site 
investigation shall be made available to the local planning authority before any 
development begins.

The written report should include an appraisal of remedial options and identification of 
the most appropriate remediation option(s) for each relevant pollutant linkage. The 
report is subject to the written approval of the local planning authority.

11 No development shall take place until a detailed remediation scheme to bring the site to 
a condition suitable for the intended use by removing unacceptable risks to human health, 
buildings and other property and the natural and historical environment must be 
prepared, and is subject to the approval in writing of the local planning authority. The 
scheme must include all works to be undertaken, proposed remediation objectives and 
remediation criteria, timetable of works and site management procedures. The scheme 
must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 and The Contaminated Land (Wales) Regulations 
2006, as amended by The Contaminated Land (Wales) (Amendment) Regulations 2012, in 
relation to the intended use of the land after remediation. The detailed remediation 
scheme should not be submitted until written approval for Condition 2 has been received 
from the local planning authority.

All work and submissions carried out for the purposes of this condition must be 
conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures 
for the Management of Land Contamination, CLR 11' and the WLGA document 
'Development of Land Affected by Contamination: A Guide for Developers' (2012).

12. The approved remediation scheme must be carried out in accordance with its terms 
prior to the commencement of development other than that required to carry out 
remediation, unless otherwise agreed in writing by the local planning authority. The local 
planning authority must be given two weeks written notification of commencement of the 
remediation scheme works.

If during the course of development any contamination is found that has not been 
identified in the site investigation, additional measures for the remediation of this source 
of contamination shall be submitted to and approved in writing by the local planning 
authority. The remediation of the site shall incorporate the approved additional measures 
before the development is occupied.

Following completion of the measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out 
must be produced, and is subject to the approval in writing of the local planning authority. 
The verification report contents must be agreed with the local planning authority before 
commencement of the remediation scheme.

All work and submissions carried out for the purposes of this condition must be 
conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures 
for the Management of Land Contamination, CLR 11' and the WLGA document 
'Development of Land Affected by Contamination: A Guide for Developers' (2012).
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13. A monitoring and maintenance scheme to include monitoring the long-term effectiveness 
of the proposed remediation over a period of duration to be agreed in writing with the 
local planning authority and the provision of reports on the same must be prepared, both 
of which are subject to the approval in writing of the local planning authority.

Within six months following the completion of the measures identified in that scheme 
and the achievement of the remediation objectives, reports that demonstrate the 
effectiveness of the monitoring and maintenance carried out must be produced, and 
submitted to the local planning authority.

This must be conducted in accordance with DEFRA and the Environment Agency's 
'Model Procedures for the Management of Land Contamination, CLR 11'. 

14. No development shall commence until provision is made within the curtilage of the site 
for the parking of all construction vehicles together with a vehicle turning area.  The 
parking and turning area shall be constructed to a depth of 0.35 metres in crusher run or 
sub-base material and maintained free from obstruction at all times such that all vehicles 
serving the site shall park within the site and both enter and leave the site in a forward 
gear for the duration of the construction of the development.

15. No other development shall commence until the access has been constructed so that 
there is clear visibility from a point 1.05 metres above ground level at the centre of the 
access and 2.4 metres distant from the edge of the adjoining carriageway, to points 0.6 
metres above ground level at the edge of the adjoining carriageway and 43 metres distant 
in each direction measured from the centre of the access along the edge of the adjoining 
carriageway. Nothing shall be planted, erected or allowed to grow on the area(s) of land 
so formed that would obstruct the visibility and the visibility shall be maintained free from 
obstruction for as long as the development hereby permitted remains in existence.

16. Before any other development is commenced the area of the access to be used by 
vehicles is to be constructed to a minimum of 410mm depth, comprising a minimum of 
250mm of sub-base material, 100mm of bituminous macadam base course material and 
60mm of bituminous macadam binder course material for a distance of 11metres from 
the edge of the adjoining carriageway.  Any use of alternative materials is to be agreed in 
writing by the Local Planning Authority prior to the access being constructed.

17. Notwithstanding the submitted details, within 10 days from the commencement of the 
development' detailed highway engineering drawings covering the highway works within 
the site and the proposed highway link between Heol Y Ffynnnon and Maes-Y-Ffynnon, 
including the provision of traffic calming measures and appropriate signing, shall be 
submitted and approved in writing by the Local Planning Authority. The development 
shall be carried out in accordance with the approved details of construction.

18. Within 10 days from the commencement of the development clear visibility shall be 
maintained above a height of 0.6 metres above carriageway level over the full frontage of 
the developed site to the estate road effective over a bandwidth of 2 metres measured 
from the edge of the adjoining carriageway. Nothing shall be planted, erected or allowed 
to grow on the area(s) of land so formed that would obstruct visibility. The visibility shall 
be maintained free from obstruction for as long as the development hereby permitted 
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remains in existence.

19. No dwelling hereby approved shall be occupied before provision is made within the 
corresponding plot for the parking of vehicles as detailed on the approved site plan 
3709/PA/003/Rev C. The parking areas shall be retained for their designated use for as 
long as the development hereby permitted remains in existence.

20. No dwelling hereby approved shall be occupied before the off-site active travel  link 
improvements detailed on submitted Dwg. No. 2647/01-ENG_PL_05, is constructed and 
fully operational.

21. No dwelling hereby approved shall be occupied before the estate road carriageway and 
footways are constructed to binder course level to an adoptable standard including the 
provision of any salt bins, surface water drainage and street lighting in front of that 
dwelling and to the junction with the existing county highway.

22. No dwelling hereby approved shall be occupied before the new highway link between 
Heol Y Ffynnnon and Maes-Y-Ffynnon, as detailed on approved site plan 3709/PA/003/Rev 
C, is constructed and fully operational to the written satisfaction of the Local Planning 
Authority.

23. The area of each private drive and any turning area is to be metalled and surfaced in 
bituminous macadam, concrete or block paviours, prior to the occupation of that 
dwelling and retained for as long as the development remains in existence.

24. Clear forward visibility shall be provided above a height of 0.6 metres above carriageway 
level across the areas hatched red on submitted Drawing 3709 PA 006. Nothing shall be 
planted, erected or allowed to grow on the areas of land so formed that would obstruct 
the visibility and the visibility shall be maintained free from obstruction for as long as the 
development hereby permitted remains in existence.

25. The estate road carriageway and all footways shall be fully completed, in accordance with 
the details to be agreed in writing by the Local Planning Authority, upon the issuing of the 
Building Regulations Completion Certificate for the last house or within two years from 
the commencement of the development, whichever is the sooner. The agreed standard of 
completion shall be maintained for as long as the development remains in existence.

26. Prior to commencement of development works, a method statement for hedgerow 
translocation shall be submitted to the Local Planning Authority; the hedgerow 
translocation shall be implemented in accordance with the approved methodology.

27. The development shall be carried out strictly in accordance with the recommendations in 
paragraphs 10.1–10.5 of Section10 in the ecological report dated June 2017 and with the 
recommendations in Section 9 of the ecological report dated March 2019.

28. Within three months of the commencement of the development and prior to the first 
beneficial use of the development hereby approved, a Landscape and Ecological 
Enhancement and Management Plan (LEEEMP) shall be submitted to and approved in 
writing by the Local Planning Authority. The LEEMP shall include revised planting plans 
based on the submitted Planting Plans (Drawing No’s 678/01/E 678/02.1 and 678/02.2), as 
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well as details of the planting specifications – the species, sizes and planting densities - and 
a timetable for implementation and future management to ensure good establishment. 
The plan shall also include reference to the BBNPA’s Building Biodiversity into the Towns 
of the Brecon Beacons National Park Supplementary Planning Guidance, as well as the 
details of 32 no. bird-nesting and bat roosting features to be accommodated at the site 
and a timetable for implementation. The scheme shall include details of the amenity areas, 
including any furniture / play equipment to be provided. The landscaping scheme shall be 
implemented before or during the first planting season following the first beneficial use of 
the development and maintained thereafter. Following the implementation of the 
approved scheme, a report confirming adequate installation shall be submitted to the 
Local Planning Authority.

29. 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 wildlife corridors and shall be implemented as 
approved.

30. The development shall not begin until a scheme for the provision of affordable housing 
has been submitted to, and approved in writing by, the local planning authority. The 
affordable housing shall be provided in accordance with the approved scheme and shall 
meet the definition of affordable housing in Annex B of TAN 2 or any future guidance 
that replaces it. The scheme shall include: i) the numbers, type, tenure and location on 
the site of the affordable housing provision; ii) the management of the affordable housing 
(iii) the arrangements to ensure that such provision is affordable for both first and 
subsequent occupiers of the affordable housing; and iv) the occupancy criteria to be used 
for determining the identity of occupiers of the affordable housing and the means by 
which such occupancy criteria shall be enforced. 

31. In the event of the site no longer being entirely within the ownership of Powys County 
Council or a Registered Social Landlord, a scheme for the management and maintenance 
of the Areas of Open Space as identified on plan shall be submitted to and approved in 
writing by the Local Planning Authority. This scheme shall be implemented within 3 
months of the date of sale or transfer of the land.

32. Prior to the construction of the buildings hereby approved, details of the materials to be 
used in the construction of the development (including boundary treatments) hereby 
permitted shall be submitted to and approved in writing by the Local Planning Authority. 
The submitted details shall include samples, along with details of brick bonding and 
mortar/render colour and texture. The development shall be carried out in accordance 
with the approved details.

33. The boundary treatments detailed on drawing 3709/PA/003/Rev C and 3709/PA/050 shall 
be completed as approved before the occupation of each associated dwelling. 

34. Prior to their construction details of the garden sheds shown on drawing 
3709/PA/003/Rev C shall be submitted to and approved in writing by the Local Planning 
Authority. 

35. Prior to the occupation of any of the dwellings hereby given full planning permission 
details of a scheme for Public Rights of Way improvement (including details of 
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implementation) in the locality shall be submitted to and approved in writing by the Local 
Planning Authority.  The scheme shall be fully implemented as approved. 

36. The development shall be carried out in complete accordance with the pollution 
prevention plan submitted in support of the application.

37. Prior to the occupation of any dwelling a scheme for the enhancement of the Maen-du 
Well shall be submitted to the Local Planning Authority for approval. The scheme shall 
include details of the implementation of enhancement works. The scheme shall be 
implemented as approved. 
 

Reasons

1. Required to be imposed by Section 91 of the Town and Country Planning Act 1990.
2. To ensure adherence to the approved plans in the interests of a satisfactory form of 

development.
3. To ensure appropriate drainage of the site and prevent hydraulic overloading of the public 

sewerage system, to protect the health and safety of existing residents and ensure no 
pollution of or detriment to the environment.  

4. To ensure that any remains of archaeological significance disturbed in the course of the 
work are excavated, recorded and reported.

5. To ensure that any remains of archaeological significance disturbed in the course of the 
work are excavated, recorded and reported.

6. To ensure that the appropriate tree protection measures are in place in accordance with 
Policy 8 of the LDP.

7. To ensure that the appropriate tree protection measures are in place in accordance with 
Policy 8 of the LDP.

8. In the interests of the amenity of nearby residents. 
9. In the interests of the amenity of nearby residents. 
10. To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Planning Policy Wales (Edition 10, November 2018)

11 To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Planning Policy Wales (Edition 10, November 2018)

12. To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Planning Policy Wales (Edition 10, November 2018)

13. To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors in accordance with 
Planning Policy Wales (Edition 10, November 2018)
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14. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

15. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

16. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

17. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

18. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

19. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

20. In the interests of promoting active travel and to ensure highway safety and the free flow 
of traffic on the public highway in accordance with Policy 59 of the LDP. 

21. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

22. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

23. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

24. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

25. In the interests of highway safety and the free flow of traffic on the public highway in 
accordance with Policy 59 of the LDP. 

26. To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNNP. 
To comply with the Wildlife and Countryside Act 1981 (as amended), the Conservation 
of Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) Act 
2016

27. To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNNP. 
To comply with the Wildlife and Countryside Act 1981 (as amended), the Conservation 
of Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) Act 
2016

28. In the interests of the character and appearance of the area and to comply with Section 6 
of Planning Policy Wales (2018), Technical Advice Note 5 and Policies SP3, 1, 3, 4, 6, 7 
and 12 of the adopted Local Development Plan for the BBNNP. To comply with the 
Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and 
Species Regulations 2017 (as amended) and the Environment (Wales) Act 2016

29. To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNNP. 
To comply with the Wildlife and Countryside Act 1981 (as amended), the Conservation 
of Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) Act 
2016

30. To ensure delivery of affordable housing in accordance with Policy 28 of the Local 
Development Plan. 

31. To ensure appropriate management of the site in accordance with Policy 1 of the Local 
Development Plan. 

32. To protect the character and appearance of the area in accordance with Policy 1 of the 
Local Development Plan. 
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33. To protect the character and appearance of the area in accordance with Policy 1 of the 
Local Development Plan. 

34. To protect the character and appearance of the area in accordance with Policy 1 of the 
Local Development Plan. 

35. To mitigate any increased use of the rights of way network following development. 
36. To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 

Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNNP. 
To comply with the Wildlife and Countryside Act 1981 (as amended), the Conservation 
of Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) Act 
2016.

37. To mitigate any impact on the Maen-du Well arising from the development and to 
enhance this significant heritage and natural feature. 

Informative notes:
1.  Work should halt immediately and Natural Resources Wales (NRW) contacted for advice in 
the event that protected species are discovered during the course of the development.  To 
proceed without seeking the advice of NRW may result in an offence under the Conservation 
of Habitats and Species Regulations 2017 (as amended) and/or the Wildlife & Countryside Act 
1981 (as amended) being committed. NRW can be contacted at: NRW, Cantref Court, Brecon 
Road, Abergavenny, NP7 7AX Tel: 0300 065 3000

2. During construction (including soil movement and landscaping activities) the contractor shall 
take all reasonable steps to prevent dust formation from dusty activities and any dust formed 
shall be prevented leaving the site by continuous watering down.

3. In order to comply with Condition 8 regard should be had to the guidance found in BS 5228 - 
'Code of Practice for Noise and Vibration Control on Construction and Open Sites'.

4. With respect to Condition 8 regard should be had to the provisions of section 60 of the 
Control of Pollution Act 1974 in relation to the control of noise from demolition and 
construction sites.

5. 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.
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6. The Council's guidance leaflet on the development of sites with potential land contamination 
is attached. Further advice on compliance with this condition may be obtained by contacting the 
Environmental Health Service on 01597 827645.
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Site  location plan
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Engineering layout
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Landscaping Proposals
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View from approach road
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View Across Green



Page 39 of 40

House Type D
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House Type C


