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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE - 22 September 2020

Application Number: 20/18682/FUL Date Validated: 15 June 2020

Site Address: Glangwysg Meadows

Crickhowell Road

Gilwern

NP7 0EH

Decision Due 
Date:

25 September 2020

Grid Ref: E: 323644  N:215508 Proposal: Lean to shed off 
existing agricultural 
shed for the purpose 
of lambing 100 ewes 
and stabling of 7 
horses.

Case Officer: Joshua Burrows Community: Llanelly

Reason(s) Application 
Reported to Committee:

Member call in

RECOMMENDATION: Permit

1. Site and Context
The site is located within an area of open countryside, located just outside Gilwern on 

To Crickhowell

To Gilwern

A4077
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the A4077. The area of land is accessed directly off the A4077. The holding is more than 
1 Hectare and is a mixture of grazing land and woodland. The land contains an agricultural 
building on the western boundary of the parcel of land, accessed by an existing agricultural 
track.

The proposal has been amended since the initial submission following concerns from the 
National Park Tree Specialist and Planning Ecologist, the amended scheme is described 
below.

The proposed development is for an extension to the existing agricultural building at the 
site. The extension would be located on the north elevation of the existing building. The 
extension would measure 24.384 metres in width, 9.144 metres in depth and 3.3528 
metres to the eaves rising to 4.2672 metres where it meets the eaves of the existing 
building. The extension would be constructed of half height concrete panel walls, with 
the remainder of the walls being grey tin sheeting up to the eaves on the east and north 
elevation. The west elevation would remain open ended for ventilation. The roof would 
be fibre 6 cement sheeting. All materials would match the existing building. 

The extension is required to provide space for 7 stables and an area for lambing. The 
extension will allow the existing building to continue to be used for the storage of 
machinery and implements, as well as hay and straw.

The stables are for the stabling of horses for the applications personal use. The horses 
are on the land purely for grazing purposes and the stables are not proposed to be used 
for any trade or business related to horses.

2.  Planning History

App Ref Description Decision Date

10/05031/AGR Building for storage of hay 
fodder and implements

AGR Permitted 
Development

15th July 
2010

19/17143/AGR New Access track from 
entrance to agricultural shed

AGR Prior 
Approval Required.
Subsequently 
submitted and 
given agricultural 
clearance.

24th April 
2019

3.  Relevant Local and National Planning Policy

3.1 Brecon Beacons National Park Authority Local Development Plan and Supplementary 
Planning Guidance
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Policy no. Policy
SP1 National Park Policy
Policy 1 Appropriate Development in the National Park
Policy 6 Biodiversity and Development
Policy 7 Protected and Important Wild Species
Policy 8 Trees and Development
Policy 39 Equestrian Facilities
Policy 41 New Farm or Forestry Buildings
CYD LP1 Enabling Appropriate Development in the Countryside

3.2    National Planning Policy and Guidance

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

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

Technical Advice Note 12: Design (2016) 

4.  Summary of Consultation responses

Consultee Comments

NP Planning Ecologist Additional and amended information has been provided, so that the size of the 
proposed lean-to is reduced and ecological impacts on the trees can be avoided.
The applicants have clarified that no external lighting is required.
No Likely Significant Effects on the River Usk SAC are anticipated as a result of 
these proposals; however, SAB consent will be required prior to the 
commencement of the development.
The proposed landscaping and biodiversity enhancements are welcomed in 
principle, but amendments and clarifications are required.
There is no ecological objection to the principle of the proposed lean-to 
structure, but: 
• The plans need to be amended to show the correct cardinal points.
• The proposed landscaping is welcomed, but the planting specifications will 
need to be provided; this can be secured through a planning condition.
• The proposed installation of bat and bird boxes is also welcomed, but the 
locations need minor adjustment and the type of boxes need to be specified.

National Park Tree 
Consultant - Mike 
Higgins

No objection subject to conditions
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National Park Tree 
Consultant - Mike 
Higgins

At this time no information has been provided in regards to any trees and 
landscape features (Hedges) on site in order for me to consider them in relation 
to the proposal.  
Retained trees and hedges on and immediately adjacent to the proposed 
development site are at risk of:
o Physical damage above ground through contact with plant machinery and 
general movement   between storage areas and areas under construction. 
o Possible need to carry out access facilitation pruning to enable plant and 
contractor machinery to access the site unimpeded, or to facilitate the 
development.
o Chemical damage to root zone through use of concrete and other 
contaminants in proximity to trees and hedges.
o Mechanical damage of root and soil structure below ground during any 
excavations, including compaction of root zone during development through plant 
machinery movements and storage or materials and equipment.
Further guidance can be sought from BS5837:2012 Trees in relation to design, 
demolition and construction - Recommendations
As you highlighted; there is the large tree in proximity to the proposed 
development site, and it would be necessary to consider the tree in regard to the 
proposal.  Any hedges in proximity to the structure may also be implicated in the 
development and may also need consideration.  

The applicant can refer to  BS5837 and provide the site specific information if they 
require, or they can ask a tree consultant to assess the site. If they can provide an 
overview of the features on site and along the boundary (overhanging the site) 
then I can provide a more detailed response in relation to specific issues.  
This information could be conditioned if necessary using an amended version of 
the Welsh Government Circular (WGC 016/2014) condition No. 119: 
All the retained trees and hedges and/or any trees whose canopies overhang the 
site shall be protected by strong fencing, the location and type to be previously 
approved in writing by the local planning authority. The fencing shall be erected in 
accordance with the approved details before any equipment, machinery or 
materials are brought onto the site for the purposes of the development, and shall 
be maintained until all equipment, machinery and surplus materials have been 
removed from the site. Nothing shall be stored or placed within any fenced area, 
and the ground levels within those areas shall not be altered, nor shall any 
excavation be made, without the prior written consent of the local planning 
authority.
Reason: In the interests of maintaining a suitable scheme of landscaping to protect 
the visual amenity of the area, to maintain the special qualities of the landscape and 
habitats through the protection, creation and enhancement of links between sites 
and their protection for amenity, landscape and biodiversity value. Policy: Local 
Development Plan - Policies 1 (National Park Purposes and Duty), 8 (Special 
Qualities), 11 (Protection of Biodiversity), 15 (Conservation of the Pembrokeshire 
Coast National Park), 30 (Amenity), Technical Advice Note (TAN) 5: Nature 
Conservation and Planning (2009), Technical Advice Note (TAN) 10: Tree 
Preservation Orders (1997)

Llanelly Community 
Council

No comments received.
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NP Planning Ecologist The development proposals are for the construction of an extension to the 
existing modern agricultural barn.
The BBNPA tree officer will be able to provide advice on the impacts on the 
nearby trees and their root protection areas, but the applicants will also need to 
provide further information regarding the potential impacts on protected species 
associated with the trees. Reducing the length of the proposed barn extension 
away from the trees and field boundary could be sufficient to avoid impacts; 
otherwise an ecological assessment and mitigation strategy will be required.
It needs to be clarified whether this is an application for the change of use for the 
keeping of horses; if it is, further information regarding the numbers of horses 
proposed and appropriate management to avoid negative impacts on biodiversity 
(protected species and designated sites) and the landscape.
Details of external lighting need to be provided, if any is required.
A landscaping and biodiversity enhancement scheme is also required.

National Park Tree 
Consultant - Mike 
Higgins

Extra Information Needed
Comments and Recommendations:
Further information is required; as it is not possible to assess the suitability of the 
proposal due to the lack of information relating to tree and landscape features on 
site and immediately adjacent to the site, along with any constraints they may pose 
to the proposed development.

National Park Tree 
Consultant - Mike 
Higgins

Please find below comments based upon following Documents:
Site images
Site location plan
Planning application and associated documents
In relation to the consultation the following recommendation is made:
No objection subject to condition
Comments shown in Annex 1, Paragraph C of this response
Condition shown in Annex 1, Paragraph D of this response
In undertaking the assessment (as detailed in Annex 1 to this Memo), I have 
assessed the
proposal against:
Planning Policy Wales, Edition 10 (2018) (PPW)
Local Development Plan policies:
Strategic Policy 1 (National Park Policy)
Strategic Policy 3 (Environmental Protection)
Strategic Policy 10 (Sustainable Distribution of Development)
Policy 8 (Trees and Development)
Policy 9 (Ancient Woodland and veteran trees)
Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009)
Technical Advice Note (TAN) 10: Tree Preservation Orders (1997)

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

5.  Third Party Representations

https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
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This application was advertised through the erection of a site notice and direct neighbour 
notification. This application received 5 letters of objection and 1 letter of support.

The objections can be summarised in the following bullet points:
 An access track has been built from the field entrance to the existing barn at the site.
 The use of the barn will not be strictly agricultural, it may have an equestrian use.
 There is a large mature ash tree in the adjacent field, close to the boundary and near 

the proposed development. The large ash tree has a Barn Owl that uses the tree as a 
roost.

 The applicant has a number of other barns in the area and it is questionable as to why 
another barn is required.

The letter of support can be summarised in the below bullet point:

 The applicant is a well-respected international breeder of Welsh Cobs.

6. 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

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. Planning Obligations:

N/A

8. Assessment:
8.1  Key Gateway Test – Strategic and Spatial Choices:

The application is considered against Planning Policy Wales Edition 10 (2018) and the first 
stage of consideration is to assess the proposed development against the Strategic and 
Spatial Choices issues and the national sustainable place making outcomes. 

8.1.1 Good design

The proposed development has been designed with an agricultural purpose in mind, with 
well-established materials for the intended use. The proposed materials consist of concrete 
panel lower walls, with grey tin sheeting above up the eaves and fibre 6 cement sheeting for 



Page 7 of 18

the roof. The west elevation would remain open for ventilation. The materials would be to 
match the existing building.

8.1.2 Promoting healthier places

The proposed development is required in order to aid the welfare of livestock, which in turn 
will result in healthier livestock. The proposed development would provide an appropriate 
amount of stabling and an appropriate amount of space to allow for care of livestock. 

8.1.3 The Welsh Language

N/A

8.1.4 Sustainable Management of Natural Resources

The proposed development is unlikely to have impact on the management of natural 
resources.

8.1.5 Strategic Planning

N/A

8.1.6 Placemaking in Rural Areas

The proposal is located in an area of open countryside as defined by the LDP Proposals Map. 
The LDP defines countryside locations as areas unsuitable to accommodate future 
development in accordance with the Environmental Capacity of the National Park. The LDP 
defines a 15 year vision for the future of the Countryside which emphasises the importance 
of supporting the countryside as a living and working landscape, internationally recognised for 
its outstanding natural beauty and cultural traditions.

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

Criterion 7 refers to proposals relating to the provision of local food production of a scale 
and character in keeping with the countryside location, including the provision of new farm 
buildings where agricultural need can be proven as essential.

In this instance, a justification statement has been provided in support of the application 
which is considered to sufficiently justify the need for the development for an agricultural 
purpose. As such, the development is acceptable at this countryside location.

8.1.7 Managing Settlement Form

N/A

9.2 Assessing the sustainable benefits of development:          
 (PPW para 2.21)
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9.1.1 Social considerations

The extension to the barn will have little social impacts. The barn extension is required to 
aid in the processing and care of livestock.

9.1.2 Economic considerations

The barn extension will aid the care and processing of the livestock, this in turn should 
reduce the level of disease and injury of livestock. Leading to healthier livestock and 
therefore providing a viable rural enterprise. It will also help to support the existing 
commercial activity at the site.

Furthermore, the proposal will allow bales of straw and hay to continue to be stored within 
the building, thus reducing the amount of plastic wrap that is required to be bought. The 
building will also allow machinery and implements to be stored safely within the building. 
Theft is a considerable issue in the farming community and has economic effects on a farming 
enterprise. The storing of machinery and implements within the existing building will provide 
a secure store for long term management of the site.

9.1.3 Cultural considerations

Farming is an integral part of the history of the area and Wales as a whole. The proposed 
development will ensure the farming enterprise can continue and develop in the area, which 
will retain the cultural significance of the area.

9.1.4 Environmental considerations

The proposed development will allow for the continuation of storing hay and straw within 
the exiting building, this in turn reduces the amount of plastic wrap that would be required 
to store the hay and straw in the open.

The proposed development will improve the welfare of the livestock by providing a dry and 
manageable space for the caring of the animals. This will in turn allow the field to be 
reserved for grazing, meaning no unnecessary emergency procedures will be required to be 
undertaken in field, helping to protect the ecological interests of the site.

A condition has been recommended by the National Park Tree Specialist in relation to the 
protection of the trees and hedgerow at the site.

9.2 Detailed Impact Assessment:

9.2.1 Distinctive and natural places

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

All proposals for development or change of use of land or buildings in the National Park 
must comply with the following criteria, where they are relevant to the proposal:

i) the scale, form, design, layout, density, intensity of use and use of materials will be 
appropriate to the surroundings and will maintain or enhance the quality and character 
of the Park’s Natural Beauty, wildlife, cultural heritage and built environment;  …..
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It is considered that the proposed development would be appropriate in terms of size and 
scale and use of materials would match that of the existing building. The proposed 
development would not have a detrimental impact on the character and appearance of the 
existing landscape. 

The scale of the proposed barn extension is considered to be appropriate for its location, it 
is considered not to have a detrimental impact on the special qualities of the National Park.

9.2.2 Biodiversity

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

Policy SP3 'Environmental Protection' (LDP 2013)
Policy 1'Appropriate Development in the National Park (LDP 2013)
Policy 6 'Biodiversity and Development' (LDP 2013)
Policy 7 'Protected and important Wild Species' (LDP 2013)

Further to consultation with the National Park Planning Ecologist, the amendment to the 
size and location of the proposed extension has removed the ecological impacts on the 
adjacent trees. 

It was also concluded that there would be no Likely Significant Effects on the River Usk 
SAC as a result on the proposal.

A number of biodiversity enhancements were provided and considered to be acceptable. 
A condition has been added to the decision to ensure the installation of the 
enhancements.

A landscaping scheme has been provided however the species mix is unknown, a 
condition has been added to the decision for a full landscaping scheme to be submitted 
and approved. 

9.2.3 Active and Social Places

N/A

9.2.4 Productive and enterprising places

Policy 39: “Equestrian Facilities” (Local Development Plan 2013) states that development 
proposals for stabling, equestrian facilities or use of land for equestrian activities will be 
permitted where:

a) the facility is grouped within an existing farm complex, or is sited as close as possible to 
existing buildings;
b) the proposed development will be of an intensity of use appropriate to the environment 
and setting with the National Park;
c) the development will not have an adverse impact on the landscape or wildlife in the 
National Park; and
d) suitable access and parking can be provided for horse boxes and any proposed level of 
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commercial activity.

The proposed development is considered to comply with policy 39 in that the building is 
grouped with an existing building, and the intensity of use in considered to be appropriate, 
given the reduction from 10 stables, to 7 stables. Furthermore, the proposed development is 
considered not to have an adverse impact on wildlife following the reduction in the width of 
the extension. The siting of the extension is also considered not to have an adverse impact 
on the landscape as the site is located in a low area of land, tucked against the northern 
boundary of the site and screened by mature trees. The site benefits from an existing access 
and access track, with adequate space for a horse box.

The proposal is not intending the change the use of the building or wider site, it is 
considered that the stabling of horses for personal use is acceptable. There would be no 
change of use of the existing agricultural land as the horses would use it for incidental grazing 
purposes only, and not for activities or organised exercise, nor any trade or business.

The proposed development will allow an existing farming enterprise to continue to operate 
and as such contribute to the local economy of the area.

9.2.5 Neighbour Amenity

The proposed development is close to the boundary of the land, the piece of land adjacent 
to the site contains a residential property. However, the residential property is a 
considerable distance from the proposed development. Given the distance between the 
residential property and the proposal site, and given that there is an existing agricultural at 
the site, it is considered that the proposed development will not have a detrimental impact 
ton the neighbouring residential property.

9.2.6 Highway Safety

The proposed development does not propose to alter the existing highway access, it is also 
not considered to result in a significant increase in vehicular traffic to and from the site.

A number of objections were received in relation to the new constructed access track that 
spans from the existing highway access to the existing building. This track was permitted 
under a Part 6 Agricultural Notification and as such is lawful and had no bearing on the 
outcome of this application.

For the above reasons, there are no concerns in terms of highway safety.

9.2.7 Archaeology

The proposed site does not lie within an area known for archaeological remains. As such, 
there are no concerns in terms of archaeology at the site.

9. Conclusion

The proposed development is considered acceptable in that it would not have an 
unacceptable impact upon the character and appearance of the surrounding area nor 



Page 11 of 18

would it have a detrimental impact on neighbour amenity, highway safety, archaeology or 
ecology. As such the proposal conforms with Policy 1, 6, 7, 8, 39, 41, CYD LP1 and SP1 
of the Local Development Plan and therefore is recommended for approval.

National Park Purpose and Duty

The proposed development will contribute towards the safeguarding of the special 
qualities of the National Park by ensuring appropriate farming practises are maintained.  It 
would also not be detrimental to the conservation of the natural beauty of the Park.

Sustainable Development

The proposal delivers a positive impact on the economic and environmental well-being of 
Wales, without adversely impacting on the other pillars of sustainability. The application is 
therefore recommended for approval as it delivers sustainable development and meets 
current needs without hindering those of future generations. 

10. Recommendation: Permit

Conditions:

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 (Site Location Plan, Proposed Site Layout Plan, Proposed Elevation 
Plans & Floor Plan), unless otherwise agreed in writing by the Local Planning Authority.

3. All the retained trees and hedges and/or any trees whose canopies overhang the site 
shall be protected by strong fencing, the location and type to be previously approved 
in writing by the Local Planning Authority. The fencing shall be erected in accordance 
with the approved details before any equipment, machinery or materials are brought 
onto the site for the purposed of the development, and shall be maintained until all 
equipment, machinery and surplus materials have been removed from the site. Nothing 
shall be stored or placed within any fenced area, and the ground level within those area 
shall not be altered, nor shall any excavation be made, without prior written consent 
of the Local Planning Authority.

4. The biodiversity enhancement scheme as shown on document named Biodiversity and 
Landscaping Scheme submitted on the 7th September 2020 shall be undertaken and/or 
installed prior to the first beneficial use of the development hereby approved, in 
accordance with the approved details and maintained thereafter. Following the 
installation of the approved scheme, a report confirming adequate installation shall be 
submitted to the Local Planning Authority. 

5. Prior to the commencement of the development, a landscaping plan based on the 
drawing submitted in Appendix 1 of the Biodiversity and Landscaping scheme submitted 
on 7th September 2020 that shall include use of native species, shall be agreed with the 



Page 12 of 18

Local Planning Authority and shall be implemented in the first planting season following 
implementation of the development and maintained thereafter. The plan shall include 
details of the planting specifications – the species, sizes and planting densities - and a 
timetable for implementation and future management to ensure good establishment. 
Any plants, trees or shrubs that fail in the first five years after planting shall be replaced 
in the next available planting season on a like-for-like basis.

6. No external lighting shall be installed unless an external lighting plan is submitted to 
and approved in writing by the Local Planning Authority. The scheme shall avoid conflict 
with wildlife corridors and biodiversity enhancement measures and shall be 
implemented as approved.

7. The stabling in the building hereby approved is for the personal use of Glanwysg 
Meadows and there shall be no commercial stabling from the building hereby 
permitted.

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 the protection of the existing trees and hedgerow at the site.

4. In the interest of maintaining a suitable scheme of landscaping to protect the visual 
amenity of the area, to maintain the special qualities of the landscape and habitats 
through the protection, creation and enhancement of links between sites and their 
protection for amenity and biodiversity value.

5. 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 
BBNP.

6. To comply with the Wildlife & Countryside Act 1981 (as amended), the Conservation 
of Habitats and Species Regulations 2017 (as amended) and the Environment (Wales) 
Act 2016.

7. In the interests of environmental amenity.  

Informative Notes:

1. All nesting birds , their nests, eggs and young are protected by law and it is an offence 
to: 
 intentionally kill, injure or take any wild bird
 intentionally take, damage or destroy the nest of any wild bird whilst it is in use or 

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

building, or at a nest containing eggs or young, or disturb the dependent young of 
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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 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

3. Having assessed the Planning Application Ref 20/18682/FUL, the construction area is 
greater than 100m2 and therefore this proposed development will require SAB approval 
prior to any construction works commencing onsite. Please contact the Local Authority 
SAB Team. If for any reason you believe your works are exempt from the requirement for 
SAB approval, we would be grateful if you would inform us so we can update our records 
accordingly. The requirement to obtain SAB consent sits outside of the planning process 
but is enforceable in a similar manner to planning law. It is a requirement to obtain SAB 
consent in addition to planning consent. Failure to engage with compliant SuDS design at 
an early stage may lead to significant un-necessary redesign costs.
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