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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE

Application Number: 19/18163/REM Date Validated: 20 December 2019

Site Address: Land Off The B4246,
Govilon,
Abergavenny

Decision Due Date: 31 March 2020

Grid Ref: E: 327068 N:213963 Proposal:

Reserved Matters Application for the development
of 51 homes including 17 affordable units on land
located off the B4246, Landscaping and Public Open
Space to include appearance, landscaping, layout and
scale. (18/16964/OUT)

Case Officer: Lisa Hughes Community: Llanfoist Fawr

Reason(s) Application
Reported to Committee:

The application is being reported to committee because of the large number of
third party objections.

RECOMMENDATION: PERMIT subject to the conditions set out in paragraph 11 of this
report
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1. Site and Context
1.1 The site is located on land to the north east of Govilon and north of the B4246. It lies

within the community of Llanfoist Fawr.

1.2 The site measures approximately 1.92 ha and consists of an open field which is bordered
mainly by hedges. The site is improved grassland which has been grazed pasture land. Two
large popular trees protected by a Tree Preservation Order, Ref G2, W1 are located on
the outside of the southern part of the western boundary. Existing drainage ditches run
along the northern and eastern boundary of the site and outfall under the A465 to the
north.

1.3 In terms of ecology, the site consists of improved grassland bordered by hedgerows which
have wildlife corridors with potential for amphibians, reptiles, small mammals. The
hedgerow trees and large Black Popular trees have the potential to support bat roosts.

1.4 Immediately adjacent to the northern boundary lies the A465 and there is a concrete ramp
within the site which leads to a cattle underpass under the A465 to fields beyond. The
southern boundary adjoins the B4246 which runs between Llanfoist and Govilon, from
which there is a gated agricultural access into the site. This section of the road falls within
the 30mph speed restriction.

1.5 The site is crossed by foul and surface water sewers. The foul sewer is a 150mm public
sewer which has a 3m easement and crosses west – east through the centre of the site.
The 225mm surface water sewer lies adjacent to the B4246 and is believed to be a highway
asset. The site is not located within an area at risk of flooding within the Welsh
Government’s Development Advice Maps. There are no buildings on the site, but there is
a low voltage overhead electricity line crossing the site.

1.6 The nearest residential property to the site is presently known as The Lodge, located
immediately adjacent to the southwestern corner of the site. The properties known as Ty
Clyd and Ty Clyd Close are located to the west of the site and to the east of the site lie
detached properties, accessed directly from the B4246, including The Grange, Ty Newydd,
Unicorns Rest and The Croft. The nearest properties to the south of the site lie within a
cul de sac known as Elms Bungalow.

1.7 Public Footpath ref 53/169/1 crosses through the middle of the site in a north to south
direction and its alignment denotes the eastern boundary of the residential allocation within
the Brecon Beacons National Park Local Development Plan (2013), (LDP).

1.8 The topography of the site is gently sloping to the north from about 84m above ordnance
datum (AOD) on the B4246 in the south to around 78m AOD on the northern boundary
abutting the A465 trunk road.

1.9 The site is located on the lower slopes of the southern side of the Usk Valley. Land to the
south rises steeply up the summit of the Blorenge at 561m AOD and land to the north
beyond the A465 falls gently to the course of the River Usk, which is 50m AOD in the
vicinity of Boat Farm. To the west, the residential edge of Govilon is between 80 and 90m
AOD and land to the east is between 80 and 87m AOD.
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1.10 Within the LDP, the western part of the site is subject to an allocation for residential
development, Reference CS39/69/70/88/89/99. This part of the site is located within the
development settlement boundary of Govilon which is identified as a Level 3 Settlement
within the LDP under Policy LP1. The remainder of the site to the east is unallocated and
therefore located in open countryside.

1.11 Within the terms of Policy 28 of the LDP (Affordable Housing Contributions), the site lies
within the Crickhowell Submarket area. Within the Landscape and Development SPG, the
site is located within the Landscape Character Area 11 Eastern Usk Valley.

1.12 The site lies off the Coalfield Area.

2. Planning History

App Ref Description Decision Date
18/16964/OUT Proposed Residential Development

and Associated Highway Access on
land off the B4246, Govilon

Application
Permitted (S106
Agreement)

19th Dec
2019

3. Relevant Local and National Planning Policy

3.1 Local Planning Policy and Guidance

3.1.1 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 and guidance are considered
relevant to the decision or have been raised in representations:-

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 Conservation
Policy 6 Biodiversity and Development
Policy 7 Protected and Important Wild Species
Policy 8 Trees and Development
S LP1 Definition of Settlements
S LP2 Settlements Appropriate Development
S LP3 Mitigating Impact
ELP1 Community Sustainability Edge of Settlement Exceptions
SP5 Housing
SP6 Affordable Housing
SP10 Sustainable Distribution of Development
SP11 Sustainable Design
SP16 Sustainable Infrastructure
Policy 49 Rights of Way and Long Distance Routes
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SP17 Sustainable Transport
Policy 59 Impacts of Traffic
SP18 Sustainable Use of Land
Policy 60 Provision for Cycling and Walking
Policy 61 Dwelling Density

Supplementary Planning Guidance
Landscape and Development 2014
Biodiversity and Development 2016

3.1.2 The majority of the site (1.04ha) is located on housing allocation CS 39/69/70/88/89/90
within the Settlement of Govilon, as defined by the LDP Proposals Map.

3.1.3 Govilon is one of a number of Level 3A Settlements which have been defined within the
settlement hierarchy of the LDP with the environmental capacity to accommodate
appropriately scaled development and “to provide for general needs growth to support
community vitality and viability in a sustainable locations.” a village

3.1.4 Policy S LP2 states that “proposals for development within 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.”

3.1.5 Policy S LP2 sets out the forms of appropriate development which are acceptable within
Level 3 Settlements. This includes at criteria 1 “proposals that strengthen and enhance the
mix, of dwelling and tenure options within the Settlement, including provision of Affordable
Housing in accordance with the identified need within the community”.

3.1.6 For designated Settlements the forms of development set out in Policy S LP2 have been
identified as key to implementation of the Settlement 15 year vision.

3.1.7 The remainder of the site (0.88ha) lies in the countryside, but adjoining the settlement
boundary. Policy E LP1 Community Sustainability Edge of Settlement Exceptions - permits
development proposals at edge of Settlement locations which includes at criteria 1
“Proposals for 100% affordable housing developments (see Policy 29). Policy 29 Enabling
Affordable Housing Exception Sites - permits development for Affordable Housing where
controls are in place “to restrict their occupancy in perpetuity to people with a proven
local need for accommodation that cannot be met in any other way.”

3.2 National Planning Policy and Guidance

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

Planning Policy Wales: 10th Edition (December 2018) (PPW)

Technical Advice Note 1: Joint Housing Land Availability Studies (2015) (TAN1)
Technical Advice Note 2: Planning and Affordable Housing (2006) (TAN2)
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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 18: Transport (2007) (TAN18)

4. Description of Development
4.1 The approval of reserved matters is sought in respect of Outline permission reference

18/16964/OUT which was permitted on the 19th December 2019. The reserved matters
application was valid on the 20th December 2019, which was before the two year expiry of
the outline permission.

4.2 Access was a matter that was considered at outline permission stage and as such matters
for consideration as part of this reserved matters application are: appearance; landscaping;
layout and scale.

4.3 The approval of reserved matters relates to the construction of 51 units on site, 17 of
which are affordable housing. The outline permission is accompanied by a S106 legal
agreement which details the provision of the affordable units, education contribution,
provision of Public Open Space and maintenance, off site play area contribution and
highways works including the provision of road up to the western boundary to allocated
site LDP Ref CS 39/69/70/88/89/90.

4.4 Condition 4 of the outline required detailed estate road drawings to be considered at RM
stage, conditions 10 and 11 require noise mitigation schemes for internal and external areas
and Condition 24 requires that the reserved matter application accords with the following
principles:

(i) direct pedestrian and vehicular access to the areas of public open space;
(ii) development relating positively to the internal access road;
(iii) streets designed to give pedestrians priority;
(iv) development to front onto areas of public open space;
(v) all units designed and built to a high standard, limiting external materials and external

features representative of the local area;
(vi) development providing a focal point and a mixture of unit sizes and types, including a

proportion of some terraced properties and properties that are not detached houses;
(vii) the design of corner buildings to provide interest and surveillance;
(vii) development at a density comparable with the Illustrative layout Ref 1748 IL02 Rev A

for 51 houses);
(viii) planting within the site using native species to compliment the retained woodland and

hedgerow areas;
(ix) a significant landscape woodland buffer adjacent to the northern boundary (A465); and
(x) use of traditional boundary treatments adjacent to the internal access road and public

highway.

4.5 Drainage is a matter that has been reserved to be determined through approval of details
through discharge of condition prior to the commencement of development.

4.6 Layout
The layout follows the principles established at the outline stage and have been amended
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through the REM application process.

4.7 Direct pedestrian and vehicular access is provided to the area of Public Open Space (POS)
to the north of the site. The proposal, as set out at outline facilitates a future link to the
remaining part of the allocation suitable for both cyclists and pedestrians to provide easier
access to other parts of the village including areas of POS and local facilities (without having
to use the B4246).

4.8 A short-terraced row will provide more enclosure and sense of place around the central
nodal point. All units will positively front the internal access road.

4.9 The internal street hierarchy is designed and laid out in accordance with design principles
reflected in Manual for Streets. A continuous footway will be provided from the B4246,
through the development and connecting to the remainder of the allocated site. This
footpath will connect to the area of POS and underpass. A contrasting material is proposed
within the area edging the POS to emphasise a transition into a different space.

4.10 All properties will directly front the proposed area of POS.

4.11 A mixture of unit sizes is proposed, including 8 apartments; 10 terraced properties, 10
semi-detached properties and 23 detached properties. A focal point has been created
within the centre of the site, where the access road branches into two. A change in
character will occur at this point to help frame the space. This will be created by a change
in the orientation and positioning of buildings, the formalisation of boundary treatments
and material selection.

4.12 Key corners will be punctuated with corner turner buildings to provide interest and include
habitable rooms on front and key side elevations to provide visual surveillance.

4.13 The development is at a density comparable with the illustrative layout reference at outline.
This proposed development will achieve 51 units. The overall scale is two-storey with a
mix of detached, semi-detached, terraced and flat/apartment properties. The proposed
development will accord with the min / max width, depth and height of the proposed house
types stated on the illustrative layout plan (Ref: 1748 IL-01 Rev B).

4.14 The site will incorporate a range of complimentary native species, and the layout
incorporates a significant woodland landscape belt and wildlife corridor along the northern
boundary, providing a landscape buffer to the A465. The proposed landscaping accords
with Condition 20, including the proposed tree and hedgerow retention and structural
planting indicated on Landscape Plan drawing. While condition 20 referenced replacements
for two poplar trees proposed to be felled, it has transpired that the trees are not on the
development site, are owned by a third party and not proposed to be felled in association
with the scheme under consideration.

4.15 Traditional boundary treatments (hedgerow and recon-stone wall) are proposed adjacent
to the internal access road and public highway to ensure that the development reflects local
distinctiveness and makes a positive contribution to the area’s character and appearance.

4.16 Houses and Finishes
17 affordable units made up of 8 x 1 bed flats in two separate blocks of four containing 2
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ground floor and 2 first floor in each, 1 x 2 bed bungalow, 5 x 2 bed two-storey houses
(pair of semi-detached and a terrace of three) and 3 x 3 bed two-storey houses in a terrace
of three are proposed at a rate of 30% affordable housing within the allocated portion of
the site and of40% of affordable housing on that outside of the defined allocation.

4.17 The remaining 34 units are made up of 4 x 2 bed (terrace of four), 17 x 3 bed and 13 x 4
bed two storey houses in a mixture of semi-detached and detached.

4.18 The building sizes are within the parameters set out at outline stage, being as follows:

Min Max
Width 4.5m 11m
Depth 8m 11m
Height 7.5m 8.5m

4.19 The mixture of dwelling types proposed incorporates a limited range of building finishes
and simple architectural detailing to key elevations. The proposed building finishes palette
is summarised below:

Render with brick plinth
• Webber Pral. M. Through Colour Mortar, Spray Roughcast Finish. Colour White
• Webber Pral. M. Through Colour Mortar, Spray Roughcast Finish. Colour Ref: Cream
• Brick plinth course in Ibstock Welbeck Autumn Antique with a blue band course

Full Stone with Brick Plinth
• Forticrete Reconstituted Shearstone with Cottage Face Finish. Colour – Pentstone.
Mortar – Natural Sand/Cement with Bucket Handle Finish
• Brick plinth course in Ibstock Welbeck Autumn Antique with a blue band course

Roof tiles
• Marley Duo Edgemere Interlocking Slate tile in Smooth Grey

Proposed window/door materials
• “Grey UPVC or GRP”

4.20 Documents for consideration:
Bin Store BIN 01 19/12/2019

House Type List Styles 19/12/2019
Street Scenes SS01 11/03/2020
Design Compliance Statement 11/03/2020
Enclosure Details Rev A 11/03/2020
House Type Drawings HT1 to HT13 Rev A 11/03/2020
House Type Drawings HT14 to HT26 Rev A 11/03/2020
Garages 19/03/2020
Highways General Arrangement 3090-WSP-DR-C-102 Rev P03 29/04/2020
Landscape Planting Plan 426 02 Rev B 29/04/2020
Bird and Bat Box Location Plan BBL 01 Rev A 29/04/2020
External Works EW 01 Rev C 05/06/2020
House Finishes HF 01 Rev B 29/04/2020
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Site Layout TP 01 Rev C 05/06/2020
Noise Impact Assessment 20040433R01A 09/06/2020

5. Summary of Consultation responses

Consultee Received

NP Tree Consultant 29 April 2020
No Objection subject to Conditions
Comments shown in Annex 1, Paragraph C of this response
It would therefore be advised that the same tree and landscape conditions issued to
18/16964/OUT (Conditions 16 and 17) are applied to this application - 19/18163/REM -
where approval is granted.

NP Planning Ecologist 29 April 2020
A revised landscaping plan has been received, which addresses the concerns previously
raised and the recommended amendments. There is no ecological objection to the approval
of the Reserved Matters. The landscaping scheme also satisfies the requirements of planning
condition 20.Planning conditions 18, 19 and 21 are not satisfied, but only need to be
discharged prior to the commencement of the development.

NP Strategy and Policy 2 January 2020
Consideration must be given as to whether the proposal represents good design in the
context of the National Park (See Policy LDP 1), Planning Policy Wales Edition 10 (2018)
and Technical Advice Note 12: Design (2016). Furthermore, care should be taken to ensure
the proposal enables the development of the remainder of LDP allocation ref:
CS39/69/70/88/89/99 without undue impediment.

NP Heritage Officer Building Conservation 27 January 2020
The building conservation comments dated 11.01.2019to the outline application ref.

18/16964/OUT stated that the proposed housing development would have no impact on
designated historic assets due to distance, intervening landscape, or existing housing.
There are undesignated assets in the surrounding area with Ty Clyd House located to the
west of the site boundary. The house is included on the Historic Environment Record (HER)
and the National Monument's Record (NMR) for Wales. The HER states the following: 'A
house of 'special architectural interest' with listing under consideration. Described as a
'sheltered house' and 'much improved' in 1906 by the then owner.' The record was compiled
in 1998 and it appears that ultimately the decision was taken not to list the house. The NMR
provides a record about the garden to Ty Clyd House: 'This garden is depicted on the Second
Edition Ordnance Survey 25-inch map of Brecknockshire XLII, sheet 14. Its main elements on
that map include carriage drive, greenhouse, river and woodland'. The house and its garden
and the gatehouse make an attractive contribution to Govilon's historic character, although
there has been encroachment in the surrounding area by 20th century housing. The
woodland within the garden boundary provides a landscape buffer and therefore the
development of the site to the north east and east is not likely to significantly compromise
the historic interest of Ty Clyd House or its garden if the woodland is retained. However,
the gate house and driveway to Ty Clyd are close to the southwest boundary of the site and
inevitably there will be some impact on its setting, especially viewed from the public highway.
At the outline application stage it was recommended that the applicant undertook a context
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appraisal of the wider area, identifying the elements of Govilon's built environment that make
a positive contribution to the village's character and appearance. The applicant submitted a
Settlement Appraisal of Govilon which has responded to the point raised within the built
heritage comments dated 11.01.2019. In response to the submission of the document, the
built heritage comments stated that it would be a useful document to take the scheme forward
and elements identified as making a positive contribution to the area's character and
appearance would need to be reflected in the layout and design of the final scheme. The
Design and Access Statement (DAS) for this Reserved Matters application makes a few brief
references to topics found in the Settlement Appraisal. The DAS needs to be supplemented,
referring to the Settlement Appraisal and showing how its findings are being used in the design
of the scheme.
Ahead of the meeting with the developers, the following bullet points highlight some of the
issues that need addressing in addition to an amended DAS:
o The building line should follow the curvature of the street. The 'saw tooth' effect of
House nos. 24 - 26 is particularly awkward.
o House nos. 22 and 23 need to address the corner junction, forming a focal point for
the development on the approach along the main access.
o Rearrange some groups to create pockets of courtyard development with courtyard
parking - for example the affordable housing group (26 - 35), and Plots 10 - 14.
o Incorporate more coherent runs of boundary to the back edge of the pavement.
o Omit Plot 51 and reconsider orientation and design of House 52.
o Re-orientate House nos. 36 to front the footpath; consider how House 21 can
provide overlooking to street and open space.
o Consider how the integration of the bungalow with the 2-storey housing can be
improved.
o Consider how more use could be made of shared roads.
o It would also be helpful for the applicant to provide some street scenes and maybe
the locations can be agreed at the office meeting.

Monmouthshire County Council Highways 5 May 2020
Thank you for your email in connection with the above planning application.

I have reviewed the revised drawings and are satisfied that they now meet with our
requirements in respect of access to the adjacent site and turning provision for refuse vehicles
at the turning heads. Based on this there are no further concerns.

Regarding conditions we are satisfied that the highway conditions in the outline application
will suffice. I’m not sure whether these need to be replicated in the REM?

Monmouthshire County Council Affordable Housing 20 Feb 2020
The affordable units meet the preferred mix - 8 X 1BF, 5 X 2BH, 3 X 3BH & 1 X 2BB and
after consultation with the nominated RSL, I can confirm appear to be DQR compliant

Monmouthshire County Council Land Drainage 27 May 2020
In response to Highway and Drainage Technical Note submitted 5 May 2020 – ref V-
C8770_00-REPC03-R2A:

I have reviewed the document sent through by WSP. As an in principle drainage strategy I am
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comfortable with the proposed layout being able to provide the storage volumes as outlined
in the document.

I would however like to see more inclusion of permeable paving on individual driveways to
provide some water quality improvements, I understand there may be a small change to the
layout and would like this requirement included. The details of the permeable paving/surfacing
and storage can be delivered as part of the later discharge of the drainage condition but I
would like it noted at this stage that there will be a requirement to install permeable driveways
and storage under each individual driveway (except within DCWW Easements).

Monmouthshire County Council Land Drainage 28 April 2020
There are concerns from local residents about flood risk locally to the site including issues
with existing drainage of the site. In response to the application I would need to see at least
the following before we can support the submitted layout:
1) an outline drainage strategy and plan submitted to support the use of the layout
proposed. This strategy would need to show the existing drainage issues on the site, how
these will be managed within the layout and that the proposed layout will not exacerbate
any of these known issues. It would also need to demonstrate that storage area within the
site is capable of reducing runoff to current greenfield rates and includes allowances of 30%
for climate change and 10% for urban creep.
2) The applicant would need to submit an outline/detailed drainage design to show how
the layout proposed is supported by drainage infrastructure in line with the LD04
requirement and previous comments on the site requiring a SuDS based drainage system. I
am not sure how they are proposing to drain that site given existing constraints.

Llanfoist Fawr Community Council 15 April 2020
In line with your guidance, in the absence of formal Community Council meetings, this
consultation response has been collated from Members responses by circulatory email.
Members acknowledge that concerns raised through this Community Council's response to
previous consultation (dated 16th January 2020) have largely been addressed by a
combination of revised plans and the content of the Design Commission Statement dated
11th March 2020. On this basis, approval in principle is recommended. However, Members
remain very unhappy with the proposed main access to the site from the B4246 via a "T"
junction. Members consider that previous objections to this solution remain valid and
include:
 Local experience of excess traffic speed through this section of the B4246.
 Access positioning is close to a blind bend.
 Width of the B4246 at these points is insufficient for two large vehicles to pass safely.

Monmouthshire County Council Environmental Health 3 June 2020
I have carefully considered this application with particular regard to:

- Outline planning permission granted for application 18/16964/OU, dated19th

December 2019.

- The subsequent Noise Impact Assessment provided by Acoustics & Noise Limited,
Job No. 20040433, dated 11th May 2020, undertaken with regard to the noise
related conditions 10 and 11 of the afore mentioned permission.
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Condition 10 relates to how road traffic noise impacts on internal noise levels and
requires all habitable rooms to achieve an internal noise level of 35 dBA Leq 16 hour during
the day and 30 dBA Leq 8 hour at night.

The report recommendations provides that this can be achieved subject to windows to a
substantial number of the dwellings being in the closed position, with the glazing meeting
the minimum sound reduction performance detailed in Table 2, with standard double glazing
sufficing for many of these.

It will not be desirable for these windows to be sealed shut but equally future occupiers
should not be placed in a position of choosing whether to open the windows to fully
ventilate but then experience the road traffic noise. The report does not propose a
ventilation scheme but provides that any scheme should satisfy the requirements of
Approved Document F. Trickle vents will provide background ventilation only and in some
properties where a number of windows are recommended to be kept closed this may not
be sufficient to provide adequate summer cooling.

I therefore recommend that if the application is approved it is subject to conditions:

 Prior to first occupation of the residential accommodation mitigation measures to
the façade glazing shall be undertaken in accordance with the recommendations of
Noise Impact Assessment provided by Acoustics & Noise Limited, Job No.
20040433, dated 11th May 2020, or an alternative scheme submitted and approved
in writing by the Local Planning Authority prior to the development commencing.

 Prior to first occupation of the residential accommodation subject to façade glazing
mitigation measures as detailed in Noise Impact Assessment provided by Acoustics
& Noise Limited, Job No. 20040433, dated 11th May 2020 (table 2), a mechanical
ventilation strategy to be submitted and approved in writing by the Local Planning
Authority.

Condition 11 relates to how road traffic noise impacts on outdoor living areas and
requires it not to exceed 50 dBA Leq 16 hour.

As provided in the report the basis for this noise level are The World Health
Organisation Guidelines for Community Noise 1999 which provides the following
guideline levels for outdoor living areas:

- 50dB LAeq 16hrs - onset of moderate annoyance day + evening
- 55dB LAeq 16hrs - onset of serious annoyance day + evening

The report models the traffic noise from 2 proposed schemes.

Scheme 1 meets the specified noise level but I assume this will not be desirable to either the
developer or the Planning Authority as it includes ‘An additional noise barrier should be located
within the landscape buffer at the northern boundary of the site. This barrier will need to be of a
minimum height of 5.3m’.

Scheme 2 models the noise levels with a number of mitigation measures proposed. The
result is that:
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- For 21 gardens noise levels are in excess of 50dB LAeq 16hrs but for 15 of these
the level is met for part of the garden area. There are 6 properties to the north
west of the site, closest to the A465, that do not have any part of the garden
meeting 50dB LAeq 16hrs

- All garden areas meet the higher guideline level of 55dB LAeq 16hrs.

Naturally we generally seek the lower level in Monmouthshire but there are arguments for
relaxing the noise limit level in Condition 11 to 55dB LAeq 16hrs for the 21 properties in
part, of which 6 in total, as presented in the report.

I am satisfied that the report has properly considered options for meeting the lower limit
level and on this basis I have no objection if the planning authority determines the higher
level is acceptable in terms of the dwellings outlined in terms of scheme 2.

Finally, it is important to note that the modelling in the report is based on the layout of the
proposed development detailed in drawing 1748-TP-01 Rev B, subject to modifications
proposed in 6.2 of the report. In this regard I recommend that any approval is subject to the
following condition:

 Prior to first occupation of the residential accommodation mitigation measures to
the proposed fences/brick walls shall be undertaken in accordance with the
recommendations of Noise Impact Assessment provided by Acoustics & Noise
Limited, Job No. 20040433, dated 11th May 2020, or an alternative scheme
submitted and approved in writing by the Local Planning Authority prior to the
development commencing.

Thank you for the opportunity to comment on this application, please do not hesitate to
contact me if you wish to discuss any aspect further.

Welsh Government Transport Department No response received

National Park Public Rights of Way 17 January 2020
Thank you for your consultation letter of the 23 December 2019. I have no comments to
make regarding the reserved matters.

Natural Resources Wales 8 April 2020
Thank you for consulting Cyfoeth Naturiol Cymru / Natural Resources Wales about the
above, which we received on 20.03.2020. We have no objection to the proposed
development as submitted and provide the following advice. We provide the following
advice in relation to landscape.
Landscape

We note the use of close boarded fencing in the street scene which we note is particularly
visible, as shown in Street- scene Sections C-C & D-D. We advise the use of close boarded
fencing is avoided if possible or kept to a minimum. The use of stone or rendered walls
would be more appropriate.

We note that a Landscape and Ecological Management Plan for the site has not been
submitted. We would advise that this is required to ensure the successful long term
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management of the boundary trees and hedgerows and woodland buffer as well as the
overall landscape proposals for the site.

Other Matters
Our comments above only relate specifically to matters included on our checklist,
Development Planning Advisory Service: Consultation Topics (September 2018), which is
published on our website. We have not considered potential effects on other matters and
do not rule out the potential for the proposed development to affect other interests. We
advise the applicant that, in addition to planning permission, it is their responsibility to
ensure they secure all other permits/consents/licences relevant to their development.
Please refer to our website for further details. If you have any queries on the above, please
do not hesitate to contact us.

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 by way of a site notice, direct neighbour notification and a

press notice. The following comments have been received:-

i. Outline planning application and approval is flawed. (There were changes to the red line,
consultations weren’t all carried out at the same time, perceived problems with the
S106, haven’t had confirmation that the access road has capacity for 110 dwellings)

ii. Red line on REM is different to that approved on outline permission.

iii. The poplar trees, now confirmed not to be on Lanmoor land and not proposed to be
felled as part of the development are incompatible with housing development. Also,
houses are proposed within the root protection zones.

iv. Hedge proposed to be planted in stream

v. Access to allocated land to the west not provided as promised.

vi. No gateway provided for access to the allocated land to the west

vii. The recommendations of Highways and Flood Management have not been implemented
and there has been no correspondence from BBNPA about the concerns raised by
Highways and Flood Management and there are serious drainage issues relating to this
site. Essential that surface/spring water is addressed at the detailed planning stage

viii. Consultation process has been compromised - The whole consultation process has
been inadequate and flawed: very few households consulted initially, only 4 households
consulted on the revised application until we complained, objections incorrectly classed
as neutral, and failure to follow up on issues raised by consulted agencies

ix. T-Junction at B4246 is not suitable and a roundabout is required
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x. Access needs to have capacity for up to 110 dwellings (i.e. to include adjacent allocated
land)

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

7.1 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.

7.2 The recommendations made by the Strategy and Policy Team 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 No legal agreement is required. The outline permission is accompanied by a S106 legal

agreement which details the provision of the affordable units, education contribution,
provision of Public Open Space and maintenance, off site play area contribution and
highways works including the provision of road up to the western boundary to allocated
site LDP Ref CS 39/69/70/88/89/90.

9. Assessment:
9.1 The first stage in assessing a development proposal is to establish the proposal against the

Key Gateway Test –Strategic and Spatial Choices issues, set out in PPW. These issues are
Placemaking (Good Design, Promoting Healthier Places, The Welsh Language, Sustainable
Management of Natural Resources, Placemaking in Rural Areas) and Strategic Placemaking
(Spatial Strategy and Search Sequence, Accessibility, New Settlements, Previously
Developed Land, The Best and Versatile Agricultural Land, Development in the
Countryside, Supporting Infrastructure, Managing Settlement Form). Only the topics
relevant to the reserved matters of Layout, Appearance, Landscaping and scale of
development are assessed below.
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9.1.1 Good design
9.1.1.1 Planning Policy Wales (Edition 10, December 2018) (PPW) Para 3.4 advises that ‘meeting

the objectives of good design should be the aim of all those involved in the development
process’, which is illustrated by Figure 7 in the Good Design Wheel. 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).

9.1.1.2 The layout largely follows the illustrative scheme at Outline. Changes have been made
through the evolution of this REM application to take account of LPA queries on matter of
design and are summarised as follows:

• Redline title boundary indicated more boldly, confirming the access road adjacent to the
western boundary is taken up to the boundary.

• Reorientation of Plot no. 1 and 2 at site entrance to ensure the building line follows the
curvature of the street.

• Revision to the building line and street layout along the street leading west towards the
future development parcel to follow the curvature of the street and avoid a ‘saw tooth’
arrangement.

• Reorientation of plots 22 and 23 to better address the corner junction and approach
along the main access.

• Introduction of low walling to better define pockets of courtyard development for Plots
10 – 14; Plots 27 – 35; and Plots 45 to 49.

• Revised boundary enclosures/treatments to incorporate more coherent runs of boundary
to the back edge of the pavement.

• Omission of previous plot 49 located within area effected by Poplar trees.
• Re-orientation and design of plots 50 and 51 (previously plots 51 and 52)
• Re-orientation of plot no. 36 to better address the corner.
• Re-orientation of plot no. 26 (affordable bungalow) to better address the street and

create a focal point at the end of a future important vista.
• The application of contrasting highway materials to better define key junctions and

indicate a transition into a different type of space, and aid legibility and wayfinding.
• Infill planting added and a revised soft landscape plan prepared (426.02A).
• Plot substitution (no. 1 and 41) to address concerns over the inclusion of gable fronted

properties at the site access point. The gable is now located to the rear of the house, not
to the front elevation.

• Expansion of the House Type Schedule to include the proposed roofing material “Marley
Duo Edgemere Interlocking Slate Tile in Smooth Grey” and the type and colour of the
proposed window/door materials “Grey UPVC or GRP”.

• Production of street scenes along the main entrance road into the site; the public open
space; and the central street.

9.1.1.3 Queries over the affordable housing layout and overlooking of the POS area have been
addressed as follows:
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• Consideration was given to grouping the affordable housing to create a courtyard
development however are acceptable in their current format. Plots 3-9 were designed to
resemble a row of terraces. Plots 28-35 reflect the design that has always been proposed
for this part of the site and is shown clearly on the “Illustrative Layout” I the Outline
DAS, however low stone walling has been introduced to the point of access to the private
drive/courtyard serving plots 10-14, 27-35, 45-48.

• The location of the single affordable bungalow unit has been adjusted to ensure it better
addresses the street. On completion of the remaining part of the allocation to the west,
the bungalow will create a focal point along this key east west street and aid legibility. The
requirement to provide a single bungalow on site is always going to mean that it is singled
out as a “different” type of property. To better integrated it we have centrally located it
rather than hide it away. A good quality building set within a generous plot is proposed
(see house type 231B).

9.1.1.4 The layout has been amended since it was first submitted to take out a footway and kerb
at the end of the access road where it abuts the allocated site to the west, thereby taking
the roadway and pavement right up to the boundary

9.1.1.5 The layout is considered to efficiently use the land while incorporating a highways layout
that secures access to the adjacent allocated site, and pedestrian access to the POS and
underpass to the north. The layout and design of the dwellings ensures natural surveillance
contributing to community safety.

9.1.2 Promoting Healthier Places
9.1.2.1 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.

9.1.2.2 LDP Policy SP3 Environmental Protection - Strategic Policy requires all proposals for
development or change of use of land or buildings in the National Park to demonstrate that
the proposed development does not have an unacceptable impact on, nor detract from, or
prevent the enjoyment of; a) the special qualities of the National Park as identified in the
National Park Management Plan.

9.1.2.3 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.”

9.1.2.4 The site is in near proximity to existing residential development which could be impacted
by the proposed development. In particular Ty Clyd Lodge and other properties along the
B4246 are the nearest properties. The layout proposed limits the impact of development
on residential amenity by achieving distances to and relationship between the site and
neighbouring dwellings that are sufficient.
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9.1.2.5 The site lies just south of the A465 Trunk Road. A Noise Report accompanied the Outline
Planning Permission and although raising no objection to the development in terms of the
impact of road traffic noise from the A465 on the development, conditions 10 and 11
requires further detailed work to be carried out to achieve acceptable noise levels
internally and externally. This is assessed in more detail in section 9.2.

9.1.3 The Welsh Language
The proposal is for the development of a housing allocation and adjacent land 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 of the LDP.

9.1.4 Sustainable Management of Natural Resources
PPW Para 3.30 advises that 'the objective of SMNR is to maintain and enhance the resilience
of ecosystems and the benefits they provide.' 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 below.
The layout has been largely informed by the constraints identified in the accompanying
technical documents as well as the required drainage easement through the site, the need
to retain the existing footpath link to the underpass of the A465 and the need for surface
water attenuation. As such the proposed density of 26.5 dwellings per hectare is considered
to be acceptable and is an appropriate density complementary to the existing development
in the surrounding area.

9.1.5 Strategic Planning/ Development Plan context/ Principle of Development
9.1.5.1 The principle of the development was established at the granting of outline planning

permission. The detailed plans put forward now accord with the affordable housing
requirements and housing density and within the parameters established at outline stage.

9.2 Detailed Impact Assessment:
This stage sets out the further factors to be considered. They are assessed against the PPW
headings, which are shown in italics below, however only those relevant are discussed and
these are as follows: Landscape and Visual Amenity, Biodiversity, Water and Flood Risk,
Air Quality and Soundscape, Neighbour Amenity, Housing and Transport/Housing

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

9.2.1.1 Landscape and Visual Amenity
The scheme for landscaping of the site has evolved through the REM process:

9.2.1.1.1 A section of native-species hedgerow is proposed to the east of the two poplar trees but
the proposed two new oak trees have now been removed from the scheme; the planting
of an oak tree further to the east, in the grassed area, is appropriate. This area will be
managed as a wildflower meadow, albeit with species suited to partial shade. The three
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magnolia trees, the hornbeam hedgerow along the roadside boundary and the ornamental
hawthorn at the northern corner have all been removed from the proposals as requested.
The planting of dogwood along the south-western boundary of the tunnel footpath has
been amended to a mixed, native-species hedgerow, which is welcomed.

9.2.1.1.2 The proposed trees at the entrance to the site have been re-instated, which is also
welcomed. Cultivars of field maple (Acer campestre) are proposed, which is an acceptable
compromise.

9.2.1.1.3 There are a limited number of street trees and what is proposed is largely non-native,
ornamental planting and not particularly reflective of its location in the National Park.
However, it is understood that there is limited space for street trees due to the proximity
of the houses to the road; the pipeline easement is also a constraint to tree planting across
part of the site.

9.2.1.1.4 The scheme proposed meets the requirements of condition 20 of the REM, though a formal
discharge of condition application will be required. Condition 21 requires submission of a
Landscape and Ecological Enhancement and Management Plan (LEEMP) which will include
detailed management prescriptions and timetables etc.

9.2.1.1.5 There are no proposed houses within the root protection zones of the TPO’d poplars on
the western boundary of the site and while there is a roadway to serve two houses, it is
not part of the main internal access road. No objection has been raised by the NP Tree
Officer, and should concerns over construction arise they can be dealt with during
discharge of condition 16 of the outline permission regarding tree protection.

9.2.1.1.6 The landscape plan show hedgerow to be planted along the stream line in the south east
corner of the site. In reality it will not be planted within the stream itself and assessment
will be carried out at the time of planting to determine exactly where the planting will go.

9.2.1.2 Biodiversity and Ecological Networks
The LEEMP discussed above and which is required to be discharged through condition
required the provision of at least fifty features for bat roosting and bird nesting and reptile
habitat creation. Condition 18 requires that an Ecological Method Statement is submitted
prior to any vegetation clearance and condition 19 requires an external lighting scheme to
be approved before development commences.

9.2.1.3 Water and Flood Risk
Concerns have been raised from third parties with regard to how the surface water
drainage of the site will be achieved. Monmouthshire County Council Land Drainage have
reviewed the Highway and Drainage Technical Note submitted during this application
process and have commented that as an in principle drainage strategy the proposed layout
is capable of being able to provide the storage volumes as outlined in the document. There
is however a desire to see more inclusion of permeable paving on individual driveways to
provide some water quality improvements. The details of the permeable paving/surfacing
and storage can be delivered as part of the later discharge of the drainage condition of the
outline permission but there will be a requirement to install permeable driveways and
storage under each individual driveway (except within DCWW Easements).
Development prior to the approval of a scheme would be unauthorised.
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9.2.1.4 Air Quality and Soundscape
9.2.1.4.1 Condition 10 of the Outline permission states: ‘Pursuant to the approval of the reserved matters

relating to layout and appearance, a scheme shall be submitted to and approved in writing by the
Local Planning Authority to provide that all habitable rooms exposed to external road traffic noise
in excess of 55 dBA Leq 16 hour [free field] during the day [07.00 to 23.00 hours] or 45 dBA
Leq 8 hour [free field] at night [23.00 to 07.00 hours] shall be subject to sound insulation
measures to ensure that all such rooms achieve an internal noise level of 35 dBA Leq 16 hour
during the day and 30 dBA Leq 8 hour at night. The submitted scheme shall ensure that habitable
rooms subject to sound insulation measures shall be able to be effectively ventilated without
opening windows.
No dwelling shall be occupied until the approved sound insulation and ventilation measures have
been installed to that property in accordance with the approved details’.

9.2.1.4.2 The noise impact assessment submitted concludes that this can be achieved subject to
windows to a substantial number of the dwellings being in the closed position, with the
glazing meeting the minimum sound reduction performance detailed in Table 2, with
standard double glazing sufficing for many of these.

9.2.1.4.3 It will not be desirable for these windows to be sealed shut but equally future occupiers
should not be placed in a position of choosing whether to open the windows to fully
ventilate but then experience the road traffic noise. The report does not propose a
ventilation scheme but provides that any scheme should satisfy the requirements of
Approved Document F. Trickle vents will provide background ventilation only and in some
properties where a number of windows are recommended to be kept closed this may not
be sufficient to provide adequate summer cooling. Therefore a condition requiring the
approval of a mechanical ventilation strategy is proposed.

9.2.1.4.4 Condition 11 of the outline permission states:
Pursuant to the approval of the reserved matters relating to layout and appearance, a
scheme shall be submitted to and approved in writing by the Local Planning Authority to
provide that the maximum day time noise level in outdoor living areas exposed to external
road traffic noise shall not exceed 50 dBA Leq 16 hour [free field]. The scheme of noise
mitigation as approved shall be constructed in its entirety prior to the first occupation of
any dwelling and shall be retained thereafter in perpetuity.

The basis for the noise level set in the condition are The World Health Organisation
Guidelines for Community Noise 1999 which provides the following guideline levels for
outdoor living areas:

- 50dB LAeq 16hrs - onset of moderate annoyance day + evening
- 55dB Laeq 16hrs - onset of serious annoyance day + evening

9.2.1.4.5 The noise impact assessment submitted models the traffic noise with two alternative
schemes, the first of which achieves would require a noise barrier to a minimum height of
5.3m within the landscape buffer at the northern boundary of the site and the increase in
height to a number of walls and fences, including to a height of 4.7m to the rear of plots 30
to 35.

9.2.1.4.6 The second scheme puts forward a number of less obtrusive measures requiring locally
increased heights in boundary walls and fences and results in noise levels in excess of 50dB
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LAeq 16hrs for 21 gardens, but for 15 of these plots the level is met for part of the garden
area. There are 6 properties to the north west of the site, closest to the A465, that do not
have any part of the garden meeting 50dB Laeq 16hrs however all garden areas meet the
higher guideline level of 55dB Laeq 16hrs.

9.2.1.4.7 Monmouthshire County Council Environmental Heath are satisfied that the report has
properly considered options for meeting the lower limit.

9.2.1.4.8 It is considered that a barrier of significant height in close proximity to the dwellings may
prove unacceptable from an overbearing and visual impact and conflict with other design
goals set out in PPW which include creating sustainable places which are attractive,
sociable, accessible, active, secure, welcoming, healthy and friendly’. Therefore while the
measures in Scheme 2 do not fully meet the requirements of condition 11 it is considered
a balance has been struck which limits the adverse effect that may occur at the upper level
of 55dB to a limited number of properties.

9.2.1.4.9 The Outline Permission requires that a Construction Environmental Management plan to
minimise the creation and impact of noise, vibration, dust from site preparation,
groundworks and construction phases of the development is submitted for approval prior
to commencement of development. This would normally include working hours but to
assist in enforcement of such, a condition is proposed to restrict construction and
demolition operations, (including deliveries) 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 submission of an appropriate CEMP and the hours
of operation potential detrimental impact on neighbouring properties can be mitigated to
an acceptable level.

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

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

9.2.2.1.1 The site is in near proximity to existing residential development which could be impacted
by the proposed development. In particular Ty Clyd Lodge and other properties along the
B4246 are the nearest properties. The layout proposed limits the impact of development
on residential amenity by achieving distances to and relationship between the site and
neighbouring dwellings that are sufficient. Construction disturbance is considered under
soundscape above.

9.2.2.1.2 The layout is considered to efficiently use the land while incorporating a highways layout
that would secure access to the adjacent allocated site, and pedestrian access to the POS
and underpass to the north. The layout and design of the dwellings ensures natural
surveillance contributing to community safety.
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9.2.2.3 Housing
The Local Authority have been consulted and confirm the affordable units meet the
preferred mix - 8 X 1BF, 5 X 2BH, 3 X 3BH & 1 X 2BB and after consultation with the
nominated Registered Social Landlord, appear to be DQR compliant

9.2.2.4 Transport / Housing – sustainable transport issues (Sustainable Transport Hierarchy)
The layout proposed secures access to the adjacent allocated site, and pedestrian access
to the POS and underpass to the north.

9.3 Response to Llanfoist Fawr Community Council and third party
representations

9.3.1 The Community Council has objected to the application and maintain objection on the
basis that they are very unhappy with the proposed access to the site from B4246 via ‘T’
Junction due to local experience of excess traffic speed, access positioning close to a blind
bend and the width of the B4246 at these points being insufficient for two large vehicles to
pass safely. The access was approved at outline stage and is not for consideration here,
however Monmouthshire County Council who are the Highway Authority for the B4246
and will be seeking to adopt the estate road on completion are satisfied with arrangements.

9.3.2 Third party objections to the application raise a number of issues, principally the need to
secure access to the remainder of the allocated site, to which the plans do now show field
gates at the end of the road which was proposed to have been a fence originally. The main
material considerations in assessing the application have been identified through the report
and considered, including the related matters raised by neighbours and third parties. A
number of the comments made are not relevant to this reserved matters application. Means
of access from the highway was determined at outline stage. Monmouthshire CC Highways
have confirmed to the principle objector that the scale and size of access was scrutinised
and technically reviewed at the LDP allocation stage; that the transport statement submitted
with the OUT indicates access and estate roads will be designed to accommodate residential
development of 100-110 dwellings and that through the S78 Highways Act agreement
required in the S106 access will be subject to detailed design in accordance with current
design standards, will be technically audited, safety audited and in doing so will be capable of
accommodating the intended development traffic. Perceived problems with the outline
permission and the Section 106 and consultation process are not for consideration here.
Other matters raised by third parties and neighbours have been considered and taken into
account when reaching a recommendation on the proposal.

10 Conclusion

It is considered that the details regarding appearance, landscape, layout and scale are
acceptable and meet with the requirements of the policies listed above.

11 Recommendation: Permit

Conditions:
1. The development hereby granted approval of reserved matters shall be begun before

the expiration of two years from the date of this approval, or before the expiration of
five years from the date of the outline planning permission, whichever is longer.
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2. The development shall be carried out in all respects strictly in accordance with the
approved plans (drawing no. Bin Store (BIN 01) received 19 December 2019;
Enclosure Details Rev A, House Type Drawings HT1 to HT13 Rev A , House Type
Drawings HT14 to HT26 Rev A received 11 March 202; ‘Garages’ and ‘Finishes
schedule’ received 19 March 2020; Landscape Planting Plan (426 02 Rev B), Highways
General Arrangement (3090-WSP-DR-C-102 Rev P03), Bird and Bat Box Locations
(BBL 01 Rev A), House Finishes (HF 01 Rev B) and received 29 April 2020); External
Works (EW 01 Rev C) and Site Layout (TP 01 Rev C), received 5 June 2020 unless
otherwise approved by formal application to the Authority.

3. Prior to first occupation of the residential accommodation referenced with red and/or
blue facades on in NM-01 ‘Noise Mitigation’ and within Table 2 of the Noise Impact
Assessment, mitigation measures to the façade glazing shall be undertaken in
accordance with the recommendations of Noise Impact Assessment provided by
Acoustics & Noise Limited, Job No. 20040433R01A, dated 9 June 2020, or an
alternative scheme submitted and approved in writing by the Local Planning Authority
prior to the development commencing.

4. Prior to first occupation of the residential accommodation subject to façade glazing
mitigation measures as detailed in Noise Impact Assessment provided by Acoustics &
Noise Limited, Job No. 20040433R01A, dated 9 June 2020 (Table 2), and with red and
blue facades on in NM-01 ‘Noise Mitigation’, a mechanical ventilation strategy to be
submitted and approved in writing by the Local Planning Authority.

5. The scheme of noise mitigation as recommended in the Noise Impact Assessment
provided by Acoustics & Noise Limited, Job No. 20040433R01A, dated 9 June 2020
and plan NM-01 ‘Noise Mitigation’ shall be constructed prior to the first occupation
of that dwelling to which it relates and shall be retained thereafter in perpetuity

6. During the construction phase no machinery shall be operated, no process shall be
carried out and no deliveries taken at or despatched from the site outside the
following times: Monday-Friday 8.00 am-6.00pm, Saturday 8.00 am-1.00 pm nor at any
time on Sundays, Bank or Public Holidays.

Reasons
1. To ensure compliance with 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. In the interests of residential amenity.
4. In the interests of residential amenity.
5. In the interests of residential amenity.
6. To protect the amenity of local residents.

Informatives:

1 All nesting birds, their nests, eggs and young are protected by law and it is an offence
to:

o Intentionally kill, injure or take any wild bird
o Intentionally take, damage or destroy the nest of any wild bird whilst it is in use or

being built
o Intentionally take or destroy the egg of any wild bird
o Intentionally (or recklessly) disturb any wild bird listed on Schedule1 while it is nest



Page 23 of 28

building, or at a nest containing eggs or young, or disturb the dependent young of such
a bird. The maximum penalty that can be imposed - in respect of a single bird, nest
or egg - is a fine of up to 5,000 pounds, six months imprisonment or both.
The applicant is therefore reminded that it is an offence under the Wildlife and
Countryside Act 1981 (as amended) to remove or work on any hedge, tree or building
where that work involves the taking, damaging or destruction of any nest of any wild
bird while the nest is in use or being built, (usually between late February and late
August). If a nest is discovered while work is being undertaken, all work must stop
and advice sought from Natural Resources Wales.

2 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 2010 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

3 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. Under the Water Industry Act
1991 Dwr Cymru Welsh Water has rights of access to its apparatus at all times.

4 The Welsh Government (Transport) as highway authority for the A465 trunk road
have requested that the following matters are brought to the applicants attention:-
- There shall be no interference with the trunk road highway infrastructure
including the boundary fence and existing trunk road soft estate.
- All surface water should be disposed of appropriately and not discharged to the
trunk road.
- Should any noise mitigation measures be deemed necessary, these shall be for
the applicant to incorporate into the design at their cost.

5 Monmouthshire County Council Environmental Health Officer advises that the
following matters should be followed in relation to adopting good design principles
that reduce emissions and contribute to better air quality management.
o Do not create a new "street canyon", or a building configuration that inhibits
effective pollution dispersion;
o Deliver a sustainable development;
o Be designed to minimise public exposure to pollution sources, e.g. by locating
habitable rooms away from busy roads, or directing combustion generated pollutants
through well sited vents or chimney stacks;
o Provide at least 1 Electric Vehicle (EV) "rapid charge" point per 10 residential
dwellings. Where on-site parking is provided for residential dwellings, EV charging
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points for each parking space should be made.
o Where development generates significant additional traffic, provision of a detailed
travel plan (with provision to measure its implementation and effect) which sets out
measures to encourage sustainable means of transport (public, cycling and walking) via
subsidised or free-ticketing, improved links to bus stops, improved infrastructure and
layouts to improve accessibility and safety.
o All gas-fired boilers to meet a minimum standard of <40mgNOx/kWh.
o All gas-fired CHP plant to meet a minimum emissions standard of:
Spark ignition engine: 250 mgNOx/Nm3;
Compression ignition engine23 : 400 mgNOx/Nm3;
Gas turbine: 50 mgNOx/Nm3.
o A presumption should be to use natural gas-fired installations. Where biomass is
proposed within an urban area it is to meet minimum emissions standards of:
Solid biomass boiler: 275 mgNOx/Nm3 and 25 mgPM/Nm3.

6 The Highway Authority will require the developer to enter into a legally binding
agreements to secure the proper design and implementation of the proposed works
to the existing highway and highway drainage including an appropriate bond.

7 A public footpath crosses the site. Planning permission does not give the applicant the
right to interfere, obstruct or divert a Public Right of Way. A development, insofar as
it affects a Public Right of Way, should not be started prior to the issue of a Public
Path Order and the right of way must be kept open and unaltered for public use, unless
or until the necessary public path order has come into effect.
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Site Layout Plan - TP 01 Rev C. NB Not to scale

Heads of the Valleys Road
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Street Scenes - SS01. NB Not to scale
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House Finishes - HF 01 REV B. NB Not to scale

Heads of the Valleys Road
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Landscape Planting Plan - 426 02 Rev B. NB Not to scale


