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PLANNING, ACCESS AND RIGHTS OF WAY COMMITTEE                                    

Application Number: 21/19781/FUL Date Validated: 26 March 2021

Site Address: Court Farm

The Caravan

Church Road

Llanthony

NP7 7 NN

Decision Due 
Date:

16 February 2022

Grid Ref: E: 328847  N:227798 Proposal: Application for the 
replacement of an existing 
dwelling (C3) and 
associated development

Case Officer: Ffion Bevan Community: Crucorney

Reason(s) Application 
Reported to 
Committee:

Departure from the Local Development Plan

RECOMMENDATION: Minded to Permit subject to the expiry of the press notice
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1.  Introduction

Full Planning Permission is sought for the replacement dwelling of an existing dwelling (C3) and associated 
development at Court Farm, Llanthony. 

This application is being reported to PAROW as a Departure from the Local Development Plan. All 
necessary site and press notices have been issued in association with the departure. 

Further re-consultation was carried out during the course of the application due to the submission of an 
amended red outline plan. We are also awaiting a response from NRW on the Habitats Regulations 
Assessment, including an Appropriate Assessment (AA). As not all consultation responses have been 
received at the time of writing this report, a verbal update will be provided at Committee on these 
matters. 

2. Background

A Certificate of Lawfulness of Existing Use or Development (CLEUD) application was granted 
(Ref:18/15972/CPE) on the 29th May 2018 for:

‘The siting and use of an existing structure/s as a residential dwelling (C3)”. 

The Certificate was sought for the use of land for the siting of a caravan with extensions including a first 
floor as a dwellinghouse. 

The current dwelling, which is sited at Court Farm consists of a static caravan at the heart which has 
been extended with the addition of a timber framed extension at the southern end to provide a living 
room, which is open plan, with the dining room and kitchen area of the original caravan. There is then a 
partition between this area and a utility/porch/ and WC further south which is also of timber frame. At 
the northern end of the caravan, beyond an existing caravan bedroom (now a playroom) and bathroom 
is a further timber framed extension which provides a home office accessed through the playroom. The 
first floor which contains two bedrooms is a portakabin on specially constructed steel supports over a 
farm butchery room. This element of the house is contained within the space of the farm building. The 
first floor is accessed from a specially constructed stairs area which extends out from the side of the 
caravan and its timber framed extension adjoined. The whole of the ground floor former static caravan 
and extensions are raised on a stilted platform. For the most part the outside of the resulting structure 
is clad with Yorkshire boarding to the south to match the existing farm building it sits alongside, with 
horizontal feather edge cladding to the side elevation except for a section of the former caravan which 
remains exposed. A lean-to roof supported by timber posts in corrugated sheet covers the whole 
structure and extends over the side providing an additional covered area to the east. 

The documentary evidence submitted with the Certificate application were considered sufficient to prove 
that the construction of a dwelling and change of the land for residential use has taken place in excess of 
ten years prior to the date of the application and the building has been in continuous residential use 
throughout this period.

This application seeks to replace this approved dwelling with a new property on the adjoining parcel of 
land. 

3. Site and Context
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The development proposal is in close proximity to Llanthony Priory. The Priory is designated as a 
Scheduled Ancient Monument, MM004, and contains a number of nationally important listed buildings, 
including the Grade I listed Priory, Abbey hotel, Church of St David, and Barn at Court Farm with attached 
precinct wall, and the grade II * Court Farmhouse. Other designated monuments located within the 
vicinity of the proposed development, and also potentially visible from it include the grade II listed Bridge 
over the Afon Honddu to the south of the site. 

The proposal is located within Landscape Character Area 13: THE BLACK MOUNTAINS of the Brecon 
Beacons National Park Authority’s Landscape Character Assessment (2012). The summary description 
of this character area explains: “…This is a rich archaeological landscape, with a concentration of surviving 
prehistoric features on the higher land, as well as the Medieval Llanthony Priory in the Vale of Ewyas. The valleys 
contain a network of ancient farms, fields, woodland and winding lanes”.

Although the Vale of Ewyas is not identified on the register of landscapes of special or outstanding historic 
interest, LANDMAP evaluates it as of outstanding quality in terms of Visual and Sensory, Historic 
Landscapes and Cultural Landscape.

Court Farm is located immediately adjacent to Llanthony Priory and shares the same access. This 
application considered a replacement dwelling and agricultural storage shed on a separate parcel of land 
to the south-east of the farm.  Court Farm is a working farm. Perrots farm is a near-by smallholding which 
the applicants operate.

The site has a Tree Preservation Order (DC/018/4) in place, located within and immediately adjacent to 
the site. Trees and hedgerows fringe the site of development and an existing access to the site will be 
re-instated from the adjoining highway. 

The site is located within the River Wye Special Area of Conservation (SAC) catchment.

5.  Description of Development

Full Planning Permission is sought for the replacement of an existing dwelling (C3) and associated 
development at Court Farm, Llanthony. 

It is proposed to replace the sub-standard home the family are currently living in for a traditional three 
bedroom dwelling and a small agricultural barn situated in a field of poor semi-improved pasture adjacent 
to the farmyard of Court farm. 

The proposed dwelling is two storey dropping down to one storey at the western end. The proposed 
materials are natural red sandstone for the walls, natural slate for the roof, timber windows and doors, 
and metal rainwater goods. The design of the dwelling takes a cue from the local vernacular, including 
farmhouses within the Llanthony Valley. A barn is also proposed to be located to the southwest of the 
dwelling and closer to the lane. The proposed materials for the barn is profiled dark grey metal sheeting 
for the roof, timber boarding for the walls, timber doors, and metal rainwater goods.

An existing field access will be re-instated to provide access to the new dwelling. 

A new private package treatment plant with a soakaway to ground is proposed.

6. Relevant Local and National Planning Policy

6.1 Brecon Beacons National Park Authority Local Development Plan and Supplementary 
Planning Guidance
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Policy no. Policy
SP1 National Park Policy
SP3 Environmental Protection
CYDLP1 Enabling Appropriate Development in the Countryside
1 Appropriate Development in the National Park
3 Site of European Importance 
4 Sites of National Importance
5 Site of Importance for Nature Conservation
6 Biodiversity and Development
7 Protected and Important Wild Species
8 Trees and Development
10 Water Quality
12 Light Pollution
17 The Setting of Listed Buildings
21 Historic Landscapes
22 Areas of Archaeological Evaluation

26 Demolition and Replacement Dwellings 

41 New Farm and Forestry Buildings

57 Use of non-mains sewerage solutions
58 Sustainable Drainage System
59 Impacts of Traffic
Biodiversity and Development Supplementary Planning Guidance (2016)

Landscape and Development Supplementary Planning Guidance (2014)

Obtrusive Lighting and Light Pollution Supplementary Planning Guidance (2015)

Enabling Appropriate Development in the Countryside Supplementary Planning Guidance (2019)

6.2    National Planning Policy and Guidance 

Document
Future Wales – The National Plan 2040 (February 2021)

Planning Policy Wales: 11 Edition (2021)
Technical Advice Note 5: Nature Conservation and Planning (2009) 
Technical Advice Note 6: Planning for Sustainable Rural Communities (2010)
Technical Advice Note 10: Tree Preservation Order (1997)
Technical Advice Note 12: Design (2009)
Technical Advice Note 24:  The Historic Environment (2017)

7. Planning History

18/15972/CPE – Approved – 29.5.2018 – The siting and use of an existing structure/s as a residential 
dwelling. 

M15476 – Approved – 2.12.1997 – Construction of a sheep shed.

8. Summary of Consultation responses

Crucorney 
Community Council
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 Crucorney Community Council would like to state that it fully and wholeheartedly supports the   
 application.

NP Planning Ecologist 1st Jul 2021

The development proposals are for the construction of a replacement dwelling. The existing dwelling is   
alongside an agricultural barn and part of a larger farm complex in the Llanthony valley. The proposed 
replacement dwelling is in the field to the south-east of the farm and on the other side of a small 
watercourse that is a tributary of the Afon Honddu. The site is within the river Wye SAC catchment 
and further information is required regarding the impacts of phosphate inputs on the SAC as a result of 
the development.

Ecological survey reports have been provided and provide sufficient information regarding the habitats 
and species present at or near the site. The proposed landscaping and biodiversity enhancements are 
welcomed, although require minor amendment.

There is likely to be no ecological objection to the principle of a replacement dwelling in this location. 
However, there is currently insufficient information to assess the environmental impacts of the 
proposals, in particular the effects of additional phosphate inputs to the river Wye SAC catchment. 

A Habitats Regulations Assessment, including an Appropriate Assessment will need to be undertaken by 
the BBNPA once the additional information regarding phosphates has been submitted.

17th Jan 2022

Additional information has been provided to clarify most of the ecological issues, including the 
proposed foul drainage system as well as landscaping. The details are considered to be acceptable. 
Nevertheless, some additional clarifications are required. 

Subject to these, there is likely to be no ecological objection to the approval of a replacement dwelling 
in this location. However, the following issues still need to be addressed / provided:
1. A plan showing the red line of the application site that includes the existing dwelling and 
drainage field, so that their removal can be secured through a planning condition. It currently appears 
that the existing dwelling is outside the land ownership of the applicant.
2. Two additional biodiversity enhancement features.

Planning conditions are recommended to secure the implementation of biodiversity enhancements, 
landscaping and lighting can be imposed to safeguard and enhance nature conservation interests at the 
site.

A Habitats Regulations Assessment, including an Appropriate Assessment (AA) has been undertaken by 
the BBNPA and submitted to NRW for consultation. This application cannot be approved until 
confirmation has been received that NRW are in agreement with the conclusions of the AA

 28th Jan 2022

No Ecological objection subject to conditions.

Natural Resources 
Wales/Cyfoeth Naturiol Cymru

21st Apr 2021
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 Additional information requirement

26th May 2021

We have significant concerns with the proposed development as submitted. We recommend you 
should only grant planning permission with the submission of a Pollution Prevention Plan to prevent 
harm to the local water environment requirement and you attach conditions to the permission.

24th Aug 2021

We continue to have significant concerns with the proposed development as submitted. We recommend 
you should only grant planning permission if you attach conditions to the permission. 

Pollution Prevention
We have reviewed the additional information submitted 'Pollution Prevention Plan' which is satisfactory 
for the purposes of informing the public decision-making process. The pollution prevention plan 
adequately addresses our concerns and the Requirement in our previous letter (ref: CAS-145422-W6W8 
dated 26/05/2021) relating to the on-site watercourse. 

 28th Sep 2021

We continue to have concerns with the application as submitted because inadequate information has 
been provided in support of the proposal. To overcome these concerns, you should seek further 
information from the applicant regarding protected sites and foul drainage. 

Submitted information regarding foul drainage is noted but further information clarifying the 
drainage field’s construction standard and location is required to consider the proposal against the 
NRW Planning Advice in relation to the SAC and phosphates. Provided this advice is followed and you 
are able to conclude that the development is not likely to have a significant effect on the SAC, we 
would have no objection to the proposal. However, should you conclude that the proposed 
development is likely to have a significant effect on the SAC, please consult us on your Appropriate 
Assessment under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as 
amended).

We also advise that based on the information submitted to date, conditions regarding landscape and 
protected species should be attached to any planning permission granted. Without the inclusion of 
these conditions we would object to this planning application.
CADW (Scheduled Monuments) 28th Apr 2021

The application area is immediately adjacent to the east of the boundary of scheduled monument MM004 
Llanthony Priory. 

A Heritage Impact Statement for the proposed development has been prepared by Holland Heritage 
(Cadw have been sent a copy dated April 2021, which is a revised version of the one currently displayed 
on the website, which is dated March 2021). This work has provided considerable information on the 
historic environment of the area and the impact of the proposed development on it, including photographs 
showing the relationship between the designated areas and the application site. This information allows 
me to conclude that whilst the development will be visible from some areas of the scheduled monument, 
where it is visible it will be heavily screened by existing vegetation. It will bring a new structure into the 
vicinity of the scheduled monument that will reduce the openness and sense of isolation This will have an 
adverse impact on the  setting of the scheduled monument altering the way that the it is experienced 
understood and appreciated: However given the presence of modern buildings immediately to the north 
of this part of the scheduled monument, which have already affected it and the significant screening of the 
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development area, it is my opinion that this will constitute a moderate but not significant adverse impact 
on the setting of scheduled monument MM004.

NP Heritage Officer Building 
Conservation

13th May 2021

From a heritage perspective there is no objection to this proposal.   The scale, form, design, layout and 
use of materials is considered appropriate for the historic context and therefore complies with the 
Policy 1 requirement that new development maintains or enhances the quality and character of the 
Park's cultural heritage and built environment.    Due to the siting, design and materials it is considered 
that there will be no undue harm to the setting of the listed group of buildings at Llanthony Priory or 
within the wider landscape.  The proposal therefore complies with Policy 17 of the Brecon Beacons 
National Park Local Development Plan.

NP Heritage Officer Archaeology 14th May 2021

Currently awaiting an updated DBA. I will provide comment following receipt of that document.

14th Jun 2021

The Desk Based Assessment and consultation of remote sensing recourses have indicated that the 
proposed development is located within an area of potential archaeological sensitivity associated with 
its proximity to the priory, a former trackway leading to the priory/ farm, and the proximity to and 
presence of a possible enclosure on the northern boundary of the application site.  Archaeological 
remains may survive within this development site. 

Further information is therefore required in order to assess the impact of the proposed development 
upon archaeological remains and provide an evidence base to support determination of the application. 
It is therefore recommended that this application is not determined until the archaeological resource 
has been appraised by programme of evaluation, in accordance with PPW Para 6.1.26, and TAN 24 4.7. 
A programme of geophysical survey is required to provide further information on the archaeological 
potential of the site and the impact of the proposed development.

15th Sep 2021

The Desk Based Assessment and consultation of remote sensing recourses have indicated that the 
proposed development is located within an area of potential archaeological sensitivity associated with 
its proximity to the priory, a former trackway leading to the priory/ farm, and the proximity to and 
presence of a possible enclosure on the northern boundary of the application site.  Archaeological 
remains may survive within this development site. 

Further information is therefore required in order to assess the impact of the proposed development 
upon archaeological remains and provide an evidence base to support determination of the application. 
It is therefore recommended that this application is not determined until the archaeological resource 
has been appraised by programme of evaluation, in accordance with PPW Para 6.1.26, and TAN 24 4.7. 
A programme of geophysical survey is required to provide further information on the archaeological 
potential of the site and the impact of the proposed development. The approved geophysical survey 
report will inform further works necessary: determination of the application/ or whether further 
archaeological work is required.  

5th Nov 2021      

I can confirm that the updated WSI meets requirements, and look forward to receiving the resultant 
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report.

10th Jan 2022

The results of an archaeological desk-based assessment and geophysical survey have indicated a low 
potential for discovery of archaeological remains. However, due to the proximity of the development 
site to the scheduled precinct of Llanthony Priory, an Archaeological Watching Brief is required ensure 
that any remains of archaeological significance disturbed in the course of the work are excavated, 
recorded and reported.

NP Strategy And Policy 10th May 2021

The proposal is for a new dwelling to replace a structure/ building benefitting from a certificate of lawful 
use or development as a dwelling (issued in respect of application 18/15972/CPE). The proposed new 
dwelling is in a different location to the existing structure. I note that the applicants have provided 
supporting information justifying their position on why the structure is not being proposed to be built 
on the same footprint as the existing structure and there may be material planning considerations that 
justify the departure from Policy CYD LP1 of the LDP.

National Park Tree 
Consultant - Mike Higgins

Further Information required
                                                           

15th Apr 2021

 27th May 2021

 No objection subject to condition

Monmouthshire County 
Council Highways

27th April 2021

 No objection (subject to any specified conditions)

Monmouthshire County Council 
Land Drainage

21st Apr 2021

We therefore have no objection to the proposed development on grounds of surface water drainage.

SAB approval will therefore be required prior to any works commencing on site.  Please attach the 
following SAB informative to the decision notice and draw the applicant's attention to this requirement.

Monmouthshire County 
Council Building Control

           19th May 2021

We would accept percolation test 
results based on the NRW guidelines

9. Third Party representations

The following representation was received by the Authority:
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Number of objections 0

Number of representations 1

Number of supporting contributions 78

Number of original consultees 6

Number of contributors 79

78 letters of support and 1 letter of neutral comment were received. These include a number of local 
residents supporting a young family to continue as local farmers and live in the local area. This 
application would prevent the family of having to move away and discouraging further rural 
depopulation on the local farming community. 

Supporting letters were received by NFU Cymru and Local MP David Davies. The local Community 
Council are also supportive of the application. 

The main focus of the support letters is that the proposal would contribute to the statutory purposes of 
the National Park, to foster the social well-being of communities within the Park and conserving and 
preserving the cultural history and its special qualities.

10 Well Being and Future Generations (Wales) Act 2015

The primary objective of Planning Policy Wales Edition 11 (2021) 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 (WBFG Act). 

The Authority has taken into account the ways of working set out at section 5 of the WBFG Act and 
consider that this decision is in accordance with the sustainable development principle through its 
contribution towards one or more of the Welsh Ministers well-being objectives, as required by section 
8 of the WBFG Act.  

11 Planning (Listed Buildings and Conservation Areas) Act 1990. 

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that "In considering 
whether to grant planning permission for development which affects a listed building or its setting, the local 
planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic interest which it possesses”.

12 Statutory and Purpose of the Brecon Beacons National Park

The National Park Authorities have two statutory purposes under the Environment Act 1995:

- to conserve and enhance the natural beauty, wildlife and cultural heritage of the National Park
- to promote opportunities for the understanding and enjoyment of the special qualities (of the 

Park) by the public

Our Statutory duty is to foster the economic and social well-being if communities living within the 
National Park. 

13 Assessment
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13.1 Strategic and Spatial Choices: 

The application is considered against Planning Policy Wales Edition 11 (2021) and the first stage of 
consideration is to assess the proposed development against the Strategic and Spatial Choices issues and 
the national sustainable placemaking outcomes.

To ensure a balanced assessment is carried out during the decision-making process, PPW explains the 
social, economic, environmental and cultural benefits of development are to be considered in accordance 
with the five ways of working: Prevention; Integration; Involvement; Collaboration; and, long-term. 

PPW outlines key factors in the assessment process under four headings: social considerations, economic 
considerations, environmental considerations and cultural considerations and advises an integrated approach to 
balancing priorities against policy on an individual basis to enable the full range of costs and benefits over 
the lifetime of development to be taken into account.

13.1.1 Good design

The dwelling has been deigned to be modest and traditional but to work with the requirements for a 
modern family life whilst running an agricultural enterprise. The materials palette reflects that of the local 
vernacular but at the same time using sustainable materials and incorporating energy efficient measures. 
The shed’s design and material finish is appropriate for its proposed agricultural storage use.

13.1.2 Promoting healthier places

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 promotes or impact on well-being in line with the Healthier Wales goal. 
The way places work and operate can have an impact on the choices people make in their everyday 
lives, including their travel and recreational choices and how easy it may be socialise with others.

This application will provide a home for a young local family, living in a sub-standard dwelling at Court 
Farm. The family farm the land and this replacement dwelling will secure its future and keep hard 
working local people in their local area. This will have a positive impact on the health and well-being of 
the applicants.

13.1.3 The Welsh Language

Whilst there is no direct or indirect impact on the Welsh Language for this application, it does provide 
an opportunity for the young family to stay in the local area. It is not known whether the family speak 
Welsh or not.  

13.1.4 Sustainable Management of Natural Resources

The Environment (Wales) Act 2016 introduces the Sustainable Management of Natural Resources 
(SMNR) and sets out a framework to achieve this a part of decision making. Some of the key features 
relevant to this application is as follows:

- Halting and reversing the loss of biodiversity. There are proposed biodiversity enhancements 
proposed as part of this application.

- Ensuring resilient locational choices for built development taking into account water quality.  
The proposed development is located within the River Wye (SAC) catchment area and NRW 
have provided planning guidance to control the level of phosphates entering the river. The 
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Brecon Beacons National Park Authority concludes that Adverse Effects on the Integrity of 
the Site (the River Wye SAC) can be avoided by the application of planning conditions. 
Further detail on this is discussed within this report. 

13.1.5 Placemaking in Rural Areas

In accordance with the Planning and Compulsory Purchase Act 2004, Section 38(6) decisions must be 
made in accordance with the development plan unless material considerations indicate otherwise. The 
proposal would be for the erection of a new dwelling and shed in the open countryside. 

In respect of the shed element, Policy CYD LP1 allows for certain types of development in open 
countryside locations and criteria 7 specifically refers to new farm buildings where agricultural need can 
be proven as essential. LDP Policy 41 sets out the criteria for new farm and forestry building specifically 
and states such development will be permitted where it can be demonstrates that “...b) a new building is 
necessary and that is sensitively sited in relation to the landscape in accordance with Policy 1 (appropriate 
development and criterion 4 of CYD LP1” (criteria 4 relating to rural enterprise and farm diversification 
specifically). Evidence has been submitted to the satisfaction of this officer that the new building is 
necessary for the applicant's enterprise. Matters relating to the shed’s design and landscape are considered 
in separate sections of this report. 

In relation to the replacement dwelling element, both the local development plan within Policy CYD LP1 
and national planning policy within 3.56 of Planning Policy Wales (Edition 11; 2021), state that there should 
be strict control over the creation of new dwellings in the open countryside.  

Some exceptions are provided to the strict control of new housing development in the open countryside. 
This includes within Policy CYD LP1, which makes provision for the appropriate demolition and 
replacement of dwellings in the countryside where this action would result in the net increase of no more 
than 30% of the original dwelling size. Additionally, Policy 26 deals specifically with the demolition and 
replacement of habitable dwellings and states that this will only be permitted where: 

- The existing dwelling is of no particular architectural and/or historic and/or visual merit, for which it 
should be conserved; and 
- The design, size, and siting of the replacement dwelling is sympathetic to the setting. 

It has been confirmed that the dwelling will be a modest 280sqm and is no greater than the 30% of the 
existing dwelling. 

Policy CYD LP1 is supported by Supplementary Planning Guidance (SPG) entitled: “Policy CYD LP1: 
Enabling Appropriate Development in the Countryside” (2015). This includes a section on replacement 
dwellings, of particular relevance it states the following: “4.3.4 The Authority will expect any replacement 
dwelling to be located on the site of the existing dwelling. A re-siting would only be considered acceptable by the 
Authority where there would be resulting environmental or road safety benefits. In such cases the applicant would 
be required to demonstrate that there would be no increase in overall visual impact of the building in the 
landscape.”

The existing dwelling is not of any particular architectural, historic or visual merit and is compliance with 
Policy 26(i). Policy 26 criterion ii requires that a replacement dwelling should be of a design, size, and 
siting sympathetic to the setting. The policy supports a replacement dwelling to be on the same footprint 
as the existing and this is reflected in the SPG detailed above. The policy expectation is for the 
replacement dwelling to be sited on the footprint of the existing dwelling. Any change in footprint needs 
to be justified. 

It is accepted that replacing the existing dwelling on the footprint of the existing would present significant 
challenges; primarily due to the integration of the existing dwelling into the agricultural building. The 
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residential use extent is shown in the extract from the certificate of lawfulness shown in Figure 1. The 
nature of the accommodation and how it forms part of the agricultural building structure at the property 
is shown in Figs 2-4 below. 

   Fig. 1 Extent of residential use 
    established by 18/15972/CPE                                            Fig. 2 Entrance into barn. 

During the site visit it was clear that the agricultural building and range to the west remained in use and 
were not redundant. 

The constraints on replacing the dwelling on the existing footprint are considered to be significant. In 
principle the Authority would accept the re-siting of the dwelling. A planning condition would be required 
in order to ensure the removal of the existing unit and the therefore the extinguishing of the existing use 
rights. Specifically, the condition would need to require the removal of the existing CLEUD property 
from the agricultural building and the removal and/or decommissioning of the associated foul drainage 
system within a short timescale of occupation of the new replacement dwelling. 

The new proposal also includes the re-instatement of and existing field access from the public highway 
and also a new agricultural building. The site is located to the South East of the existing dwelling, on a 
separate parcel of land which is separated from the existing by a mature hedge and stream.

It would result in the encroachment of development into this field, which is currently an attractive 
undeveloped area of open pasture. This would form a visually separate entity from the existing farm, 
which would detract from the character of the countryside in a sensitive site adjoining significant heritage 
assets. 

The scope to provide the dwelling within the existing farm complex has been assessed as part of this 
application along with the use of previously developed land or building in close proximity to the existing 
structures.
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Three sites were initially discussed for the location of the new dwelling as shown below (the green dot 
being the proposed location of the replacement dwelling before the Authority for consideration):

Site 1 (Blue Circle) – within the existing farmyard complex

- The site falls within the outer precinct of the Abbey
- Not an ideal situation immediately within the working farmyard
- Close to a number of mature trees

Site 2 (Red Circle) – field to the south of the farmyard

- The site falls within the outer precinct of the Abbey
- Access would be through the existing field entrance, but over a 100metres of driveway would 

have to be constructed to access the site.
- This field id more visible from the public highway and closer to Listed Buildings

Site 3 (Green Circle) - field to the southeast of the farmyard (proposed location of replacement dwelling 
for consideration by the Authority)

- The site falls outside the Scheduled Ancient Monument
- Low ecological value
- Has an existing access from the Highway
- Well screened by mature trees and hedgerows

For this particular site (as shown by the green circle) the following conclusions from survey works are 
recorded:

Heritage Impact Assessment – there are no other feasible locations to be considered that are as discreet as that 
which is proposed.

Phase 1 Habitat Survey – there are no predicted impacts, direct or indirect upon the Black Mountains SAC nor 
any predicted impacts, direct or indirect upon the SINC at Middle Slang.

Landscape Visual Impact Assessment – the site has the capacity in landscape and visual terms, to accept this 
proposed development without detriment to its landscape character, or to that of the wider local landscape, or to 
the stated national park purpose. 



Page 14 of 33

It is noted that this area and some of the agricultural buildings is within the statutorily designated 
Scheduled Ancient Monument (SAM). Cadw are responsible for SAMs both through the SAM consent 
process and for commenting on the impact of development directly on SAMs and their setting. 

Pre-application correspondence between the applicant and Cadw has been submitted in support of the 
application to justify the proposed location of the dwelling and to eliminate two of the potential sites.

Both the relevant heritage legislation and planning policy make a presumption against damaging or 
disturbing nationally important archaeological remains and their settings, whether scheduled or not. In 
this instance two of the proposed sites fall within the scheduled area, one in the curtilage of the farmyard 
and the other in the paddock to the south currently in use as a camp site.

Both of the sites (Blue and Red circles) clearly fall within the outer precinct of the Abbey and would 
require a Scheduled Monument Consent (SMC) application to Cadw. Unless a strong case can be made 
that the benefits of the scheme will outweigh the potential impacts on the monument, it is unlikely that 
consent would be granted as this would set a precedent for further development on this and other 
scheduled areas.

Although neither of the two locations will be inter-visible with the main Priory buildings, a new structure 
on the paddock site would also represent a major encroachment onto what is currently an open space 
forming one of the least developed surviving monastic precincts in Wales. Buried archaeology should also 
be taken into consideration and extensive evaluation would be required under the SMC process.

In Cadw’s view the south-western end of the field to the east of the scheduled area is a preferable site 
(site location for this application as shown by the green circle above). This should have no physical impact 
on the scheduled area and aesthetic impacts on the monument and its setting should be limited if the 
scale, design and materials used are sensitive to the location and local vernacular tradition. A moderately 
sized structure set further down the field is likely to be effectively screened by the farmyard structures 
in key views of and from the main upstanding monastic buildings. However, a new house in this area 
would potentially be partly inter-visible with areas of the monastic outer precinct to the west and north, 
albeit with screening offered by existing boundaries. 

The utilisation of the existing hollow access track from the road to the south would greatly reduce the 
visual impact of any drive as it would be partly hidden by the bank to the north. Again, it is unlikely that 
any proposals to cut an access track from the east across the scheduled area would be given SMC. 

As such, having considered the supporting documents submitted with the application it is considered, in 
this case, that sufficient justification has been submitted to justify the departure from Policy CYD LP1 of 
the Local Development Plan. 

The proposal would also comply with criterion c of Policy SP1, which sets out the purpose and statutory 
duty of the National Park, which is set out in legislation. 

13.2  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.   

13.2.1      Distinctive and natural places

13.2.1.1 Visual Amenity

Policy 1 of the LDP: Appropriate Development in the National Park
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All proposals for development or change of use of land or buildings in the National Park must comply 
with the following criteria, where they are relevant to the proposal:

i) the scale, form, design, layout, density, intensity of use and use of materials will be appropriate 
to the surroundings and will maintain or enhance the quality and character of the Park’s Natural 
Beauty, wildlife, cultural heritage and built environment;  …..

The Vale of Ewyas is characterised as having a high scenic quality and a strong sense of place, resulting 
from its elevation, panoramic views, dramatic and distinctive topography, historic sites, and traditional 
land uses. A noted sensitivity of the landscape is development affecting views, particularly from higher 
land, and an overall strategy in terms of management of the landscape character area is to retain and 
strengthen the special qualities of both mountains and valleys, protecting their tranquillity, remoteness 
and the area’s long views from visually-intrusive development (Fife, 2014; BBNP Black Mountains 
Landscape Character Area 13).

The application is for a new dwelling and shed, within a rich historic landscape, noted for its high scenic 
quality its panoramic views. A stated aim of the management of the landscape character area is to retain 
and strengthen the special qualities of both mountains and valleys, protecting their tranquillity, remoteness 
and the area’s long views from visually-intrusive development (Fife, 2014). A Landscape Visual Appraisal 
(LVA) has been submitted in support of the application.

Natural Resources Wales have provided comments on the visual impact of the proposed development 
as follows:

“We consider that the proposed replacement dwelling, barn & farmyard to be in keeping with the local vernacular 
character in terms of its scale, form, design and layout. The proposal extends the existing farm complex, but 
integrates well with its surroundings, being low-lying in relation to the existing farm complex and separated from 
the historic building complex at Llanthony Priory and enclosed to the west and south by mature trees and 
hedgerows. 

New native tree and hedgerow planting is proposed to the north east, to enhance the west boundary to the west 
of the watercourse and to the south along either side of the reinstated access drive. New hedge-banks are proposed 
to the south and east side of the farmhouse garden and paddock, with stone walls to the farmhouse garden and 
entrance to the farmyard. 

The reinstated access drive follows the route of the earlier sunken farm track and requires the removal of five 
trees. The upper section of the track is to be re-graded and the entrance onto the lane widened, with a partial 
stone revetment on the roadside and bank edge re-profiled. 

The upper part of the priory is visible through trees from the site and the dwelling is likely to be seen through trees 
from the visitor car park during the winter months. A public footpath crosses the open field to the north and there 
would be views of the buildings and farmyard from this path for several years until the proposed hedgerow to the 
north east of the dwelling establishes and provides screening. The proposal would be screened from the lane by 
the existing mature trees and proposed planting. It is likely to be seen from footpaths to the north and east on 
high ground, but at some distance, and should integrate successfully in these views”.
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A Landscape and Visual Appraisal (LVA) has been submitted to support the application.  The development 
is set within the existing field pattern and utilising an existing access. No boundary vegetation will be 
removed for access. New hedgerow planting with trees, new and rehabilitated hedgebanks, and 
naturalistic woodland edge planting will be implemented along the boundaries and within the Site. All 
these features will provide additional local visual containment, and privacy, both assimilating the new 
house and barn and contributing positively to local landscape character.

There will be only minor alterations to the topography of the Site to accommodate the new house and 
barn and its associated infrastructure, including the access road. No public right of way will experience 
substantial visual effects, even before mitigation planting is established. 

No substantial visual effects on users of the national or local road network have been identified, even 
before the additional hedgerow, tree, and woodland edge planting in and around the Site has become 
established and no residential properties in Llanthony or in the surrounding local landscape have been 
identified as having adverse visual effects arising from the development, even before the additional 
hedgerow, tree, and woodland edge planting in and around the Site has become established. 

The local landscape surrounding the Site has a high level of landscape sensitivity to the type of 
development proposed, arising from its location in the national park and the nearby presence of a group 
of a nationally-known Scheduled Monument and a cluster of high grade Listed Buildings. However, the 
landscape of the Site itself has been ascribed a medium level of landscape sensitivity, because of its very 
specific attributes.

It does not lie within the scheduled area of the Scheduled Monument; it does not lie within or affect the 
visual setting of any Listed Building, either close by or in the wider locality; it is set down close to the 
valley floor and has a high degree of enclosure by local topography, woodland, and hedgerows with trees 
on field boundaries. 

The Site itself therefore has a capacity to accept development of the type, scale and nature proposed 
without detriment to its landscape quality. That very enclosure means that the Site is only partially visible 
from many locations, and those are generally more elevated and more distant. Within such views, the 
proposed development will be seen as a small extension to the south-eastern part of the edge of the built 
form at Llanthony which is characterised by large agricultural sheds

The overall conclusion of the landscape and visual assessment is that the proposed development will 
appear as only a minor extension of the existing hamlet edge, comfortably assimilated into the wider 
landscape by a combination of its siting at a low elevation close to the valley floor, its proximity to existing 
buildings, and by existing dense boundary and nearby vegetation and proposed planting. The Site has the 
capacity, in landscape and visual terms, to accept this proposed development without detriment to its 
landscape character, or to that of the wider local landscape, or to the stated national park purposes.

As such the proposal would comply with policy 1 of the LDP (2013) and therefore the requirements of 
LDP Policy 41 b).

13.2.1.2 Biodiversity

The LDP includes the following policies regarding ecological issues and safeguarding biodiversity are as 
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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)
Policy 12 ‘Light Pollution’ (LDP 2013)

Representation has been received from the National Park’s Ecologist and NRW raising no objection to 
the proposal. 

The following ecological information has been submitted:

-  Land at Court Farm, Llanthony, Abergavenny - Extended Phase 1 Habitat Survey by John 
Campion Associates Limited dated March 2021

· Transect Surveys (Bats) At Field at Court Farm Llanthony by AVA Ecology Version V1 dated 
04/01/2021

The site is predominantly sheep-grazed pasture with species-poor, semi-improved neutral grassland. 
There is a narrow strip of woodland habitat along the roadside boundary to the south-west. The proposed 
access to the dwelling will utilise the existing sunken lane / field access from the road to the south.

The mature trees were assessed for their bat roosting potential, but no evidence of roosts were identified. 
It is understood that none of the mature trees are to be removed. At least seven bat species were 
recorded during the transect surveys, which is unsurprising as there are excellent roosting and foraging 
habitats nearby.

The proposed landscaping at the site will provide biodiversity enhancement as well as landscape 
mitigation. The proposed hedge-banks and hedgerow planting includes suitable species for this location. 
It will need to be confirmed that the hedgerow planting will have at least 5 whips per linear metre in a 
double-staggered row; the hedge-bank planting may be a single row?

Further information was submitted during the course of the application and comments were received 
from NRW and the National Park’s Ecologist. 

The additional information clarifies that the existing dwelling (caravan/portacabins) will be removed from 
the site. The structures are considered to be unsuitable for bat roosting, but will be checked for presence 
of nesting birds before the demolition proceeds.
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The proposed hedge-banks and hedgerow planting include suitable species for this location. It was 
previously requested that the hedgerow planting should have at least 5 whips per linear metre in a double-
staggered row, although the hedge-bank planting may be a single row i.e. 3 per linear metre. Five plants 
per linear metre is typically specified and is not necessarily an over-specification or unjustifiable as stated 
by the applicant’s ecologist; nevertheless, as they have proposed four whips per linear metres throughout, 
this is considered to be an acceptable compromise. The proposed landscaping is therefore welcomed and 
will need to be secured through a planning condition.

Policy 1 of the Local Development Plan and Section 6 of the Environment (Wales) Act 2016 require the 
BBNPA to seek to maintain and enhance biodiversity. The Welsh Government letter to Chief Planning 
Officers dated 23rd October 2019 has also clarified the necessity for developments to include biodiversity 
enhancement measures prior to determination of applications. There will be opportunities to 
accommodate biodiversity enhancement measures and the drawings show the installation of two bird 
boxes on the western elevation of the proposed barn. Bat tubes set within the walls of the farmhouse 
would be welcomed as permanent features. The type of bird boxes proposed is appropriate and 
welcomed.

As such, the proposal would comply with the above policies. 

13.2.1.3 Archaeology

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

The application is located within the historic Vale of Ewyas, and immediately adjacent to the site of 
Llanthony Priory. Llanthony Priory is a designated Scheduled Ancient Monument (MM004).

The site of Llanthony Prioty has a long usage, with multiple phases of development and change throughout 
its history. The foundation of the site is traditionally associated with one of the knights of the marcher 
lord Hugh de Lacy, who is credited with the foundation of a hermitage, reputedly on the site of an earlier 
chapel of St David. The foundation became an Augustinian Order in 1118 (the first in Wales), however, 
after the death of Henry I Welsh raids resulted in the flight of the community to the site of a new house, 
Llanthony Secunda near Gloucester in 1135. The community returned in the late 12th and early 13th 
centuries and a major phase of building was commenced, with the construction of the priory's church, 
the cloisters and other ranges of buildings.

The priory was badly damaged by supporters of Owain Glyndwr in the 15th century, falling further into 
decline during the Wars of the Roses. In 1481 the priory became a cell of its former daughter house in 
Gloucester, and fell into ruin, finally dissolved in 1538. Most of the buildings associated with the priory 
were robbed and demolished. In the 19th century, the great tower of the church was demolished and 
many of the ruined buildings converted to agricultural or domestic use.
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No recorded heritage assets are located within the current application boundary itself. However, the 
area is considered to be one of potential archaeological sensitivity, associated with the proximity of the 
precinct of the monastic complex, and former access routes to it.

An archaeological desk-based assessment has been submitted in support of the application (June 2020).

The conservation of archaeological remains and their settings is a material consideration in determining 
planning applications, whether those remains are scheduled not. When considering development 
proposals that affect nationally important archaeological remains, there is a presumption in favour of their 
physical preservation in situ. In cases involving less significant archaeological remains, local planning 
authorities will need to weigh the relative importance of the archaeological remains and their settings 
against other factors, including the need for the proposed development.

Where archaeological remains are known to exist, or are considered likely to exist, an archaeological 
desk-based archaeological assessment and, where appropriate, archaeological evaluation is required in 
support of a planning application. Applicants will then show how development proposals have been 
modified to minimise any negative impact on identified archaeological remains.

The Desk Based Assessment and consultation of remote sensing recourses have indicated that the 
proposed development is located within an area of potential archaeological sensitivity associated with its 
proximity to the priory, a former trackway leading to the priory/ farm, and the proximity to and presence 
of a possible enclosure on the northern boundary of the application site. Archaeological remains may 
survive within this development site.

Further information is therefore required in order to assess the impact of the proposed development 
upon archaeological remains and provide an evidence base to support determination of the application. 
It is therefore recommended that this application is not determined until the archaeological resource has 
been appraised by programme of evaluation, in accordance with PPW Para 6.1.26, and TAN 24 4.7. A 
programme of geophysical survey is required to provide further information on the archaeological 
potential of the site and the impact of the proposed development.

The developer will ensure that a suitably qualified archaeological contractor is employed to carry out an 
Archaeological Geophysical survey.

During the course of the application, a geophysical survey was undertaken at the site by Dyfed 
Archaeological Trust in 2021. It has identified no features of archaeological origin. Magnetic interference 
is evident along the west edge of the survey area where the survey has encroached too close to the metal 
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fence. A linear dipolar response across the southern part of the survey area relates to the course of a 
modern utility. The survey did not extend up to enclosure boundary identified on remote sensing 
resources, located beyond the perimeter of the proposed development plot.

The geophysical survey results suggest that the archaeological potential of the proposed development 
area is low. However, the survey was impeded by electric fencing and farm machinery tucked into the 
western boundary of the proposed development plot, and the line of the sunken trackway along the 
southern edge of the field was also inaccessible due to vegetation and uneven ground.

The report notes that the underlying St Maughans Formation geology and mixed alluvial deposits along 
the river valley were not thought likely to have to adversely affected the survey readings, and whilst 
boundary features prevented a full survey of the site, a significant area was surveyed resulting in a reliable 
interpretation for the site.

As such, no objection is raised subject to conditions and the proposal will comply with the above policy.

13.2.1.4 Heritage Impact and the setting of Listed Buildings

Policy 1: 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;  …..

Policy 17 of the LDP states that 'Development proposals which would adversely affect the setting of listed 
buildings will not be permitted'.

The National Park’s Heritage Officer was consulted on the application and raised no objection. 

The site for the proposed dwelling is located to the southeast of Llanthony Priory, a Scheduled Ancient 
Monument and a grade 1 listed building. There is also a cluster of important listed buildings in close 
proximity to the Priory. These are Abbey Hotel (grade I), and Court Farmhouse (grade II*) which are 
both possibly have been part of the Prior’s lodgings. The group also includes the Church of St David’s 
(grade I), and the House adjoining the west end of St David’s Church (grade II). The scheduled area covers 
a large area and on the eastern side extends as far as the brook running down the western edge of the 
site.

A consideration in the assessment of this application is the impact on the setting of the group of listed 
buildings referred to above. The applicant has provided a Heritage Impact Statement that includes an 
assessment of the impact on the setting of the heritage assets in the area surrounding the site. The 
assessment follows the 4 stages as set out in Cadw’s guidance ‘Setting of Historic Assets in Wales. The 
assessment identifies the listed buildings and SAMs within 1 km of the site; defines and analyses their 
setting; evaluates the potential impact of the proposed development; and considers option to mitigate 
the impact of the development. The assessment concludes that the site is separated from the listed assets 
by a sufficient distance, with mature trees, and modern farm buildings intervening. The only visual 
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connection is a limited view from the corner of the Priory’s visitor carpark in the winter but this view 
will not be available when the trees are in leaf. The listed buildings further away are visually separated 
from the site by the contours of the landscape and trees. This is demonstrated in more details within the 
applicant’s Landscape and Visual Appraisal.

From a heritage perspective it is considered that the assessment of setting contained within the Heritage 
Impact Statement and the Landscape and Visual Appraisal has demonstrated that the proposed 
development will not detrimental to the listed buildings in the surrounding area. It is concluded that the 
proposed development will not unduly harm the setting of the group of listed buildings at Llanthony Priory 
or those within the wider landscape. The use of the local vernacular to inform the design is supported, 
as is the use of local materials.

From a heritage perspective there is no objection to this proposal. The scale, form, design, layout and 
use of materials is considered appropriate for the historic context and therefore complies with the Policy 
1 requirement that new development maintains or enhances the quality and character of the Park’s 
cultural heritage and built environment. Due to the siting, design and materials it is considered that there 
will be no undue harm to the setting of the listed group of buildings at Llanthony Priory or within the 
wider landscape. The proposal therefore complies with Policy 17 of the Brecon Beacons National Park 
Local Development Plan.

13.2.1.5 Heritage Impact Assessment and the setting of a Scheduled Ancient Monument

PPW explains that it is important that the planning system looks to protect, conserve and enhance the 
significance of historic assets. This will include consideration of the setting of an historic asset which might 
extend beyond its curtilage. Any change that impacts on an historic asset or its setting should be managed 
in a sensitive and sustainable way.

Cadw was consulted on the application and made the following comments: 

“The application area is immediately adjacent to the east of the boundary of scheduled monument MM004 
Llanthony Priory. 

A Heritage Impact Statement for the proposed development has been prepared by Holland Heritage (Cadw have 
been sent a copy dated April 2021, which is a revised version of the one currently displayed on the website, which 
is dated March 2021). This work has provided considerable information on the historic environment of the area 
and the impact of the proposed development on it, including photographs showing the relationship between the 
designated areas and the application site. This information allows me to conclude that whilst the development will 
be visible from some areas of the scheduled monument, where it is visible it will be heavily screened by existing 
vegetation. It will bring a new structure into the vicinity of the scheduled monument that will reduce the openness 
and sense of isolation This will have an adverse impact on the  setting of the scheduled monument altering the 
way that the it is experienced understood and appreciated: However given the presence of modern buildings 
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immediately to the north of this part of the scheduled monument, which have already affected it and the significant 
screening of the development area, it is my opinion that this will constitute a moderate but not significant adverse 
impact on the setting of scheduled monument MM004”. 

Given the above, and the particular circumstances (i.e. that the existing CLEUD dwelling is located on the 
SAM itself and the proposal will see this existing property being removed in favour of a replacement 
dwelling which is judged by Cadw to have a ‘moderate but not significant adverse impact on the setting of the 
monument MM004’) the proposal is considered to comply with the above policy which seeks to protect, 
conserve and enhance the significance of historic assets. 

13.2.1.6 Flood Risk 

As outlined above, the site lies outside an area of flood risk of the NRW’s development advice map 
(DAM) referred to under Technical Advice Note 15: Development and Flood Risk. 

Comments were received form Monmouthshire’s Local Flood Authority and SuDS Approval body raising 
no objection. 

13.2.1.7 River Wye Special Area of Conservation (SAC)

The site is within the River Wye Special Area of Conservation (SAC) catchment area. 

The LDP includes the following policies regarding ecological issues and safeguarding biodiversity on site 
of European and National Importance which are as follows:

Policy 3 'Sites of European Importance' (LDP 2013)
Policy 4 'Sites of National Importance' (LDP 2013)
Policy 10 'Water Quality' (LDP 2013)

The application site is adjacent to a small watercourse that flows north to south and joins the Afon 
Honddu just south of the adjoining minor road. It is approximately 12 metres to the north of the Afon 
Honddu at its closest point; however, the proposed dwelling and drainage system are more than 50 
metres from either of these watercourses. 

The Honddu is a tributary of the Monnow, which is ultimately a tributary of the River Wye SAC; the 
closest point of the SAC is approximately 27 kilometres from the application site as-the-crow-flies and 
much more distant along the hydrological pathways (watercourses). 

Natural Resources Wales has recently set new phosphate standards for the river SACs in Wales (21st 
January 2021). Any proposed development within the SAC catchments that might increase the amount 
of phosphate within the catchment could lead to additional damaging effects to the SAC features and 
therefore such proposals must be screened through a Habitat Regulations Assessment (HRA) to 
determine whether they are likely to have a significant effect on the SAC condition. The application site 
is within the river Wye SAC catchment and a phosphate screening report will need to be completed in 
order to confirm that the proposals are unlikely to increase phosphate inputs into the catchment.

This application is screened in accordance with Natural Resources Wales’ advice for planning applications 
within the river Special Areas of Conservation (SACs) catchments (issued on 26th May 2021). It is 
considered that this development for a new dwelling will generate an increase phosphate inputs to the 
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catchment - the new dwelling is on a “greenfield” site and the applicants propose a new private package 
treatment plant with a soakaway to ground.

The proposed new system and drainage field should be capable of complying with the following criteria 
in the NRW guidance:

 Private sewage treatment systems discharging domestic wastewater to ground, built to the relevant 
British Standard (BS 6297:2007+A1:2008) as long as the maximum daily discharge rate is less than 2 
cubic metres (m³), the drainage field is located more than 40 metres from any surface water feature 
such as a river, stream, ditch or drain and is located more than 50 metres from a SAC boundary

 In-combination effects and considerations for private sewage treatment systems: The discharge to 
ground should be at least 200m from any other discharge to ground. The density of discharges to 
ground should also not be greater than 1 for every 4 hectares (or 25 per km²).

However, it is acknowledged that the existing [residential] caravan must also have a foul drainage system. 
Details of the location and nature of the existing system have not been provided, other than that it is a 
septic tank. The existing system is not registered with NRW and will need to be de-commissioned to 
ensure that in-combination impacts (in the second criterion above) can be avoided. 

The use of a planning condition to secure this and thus avoid Likely Significant Effects on the SAC is 
therefore considered to require scrutiny through a full Habitats Regulations Assessment and Appropriate 
Assessment.

In addition, the proposals include a new agricultural building; it will need to be ensured that it is not used 
for the housing of livestock to facilitate an increase in livestock numbers at the site.

The proposed foul drainage system is a package treatment plant and will include a new drainage field to 
the relevant British Standard (BS 6297:2007+A1:2008) that will be sited to the east of the new dwelling 
and more than 40 metres from the watercourse. There are no other drainage fields within 200 metres 
of the site or within the surrounding 4 hectares.

The applicants will need to register the new system with NRW or apply for a permit if the system is not 
considered to be exempt.

The NRW website page for Waste and Water Quality exemptions - Public Register has been checked on 
14th January 2021. Although there are four Exemptions registered at the same postcode as the application 
site, there are no other drainage fields registered as exempt or with a permit within 200 metres of the 
proposed drainage field or within the surrounding 4 hectares. There are no Environmental Permits 
registered at the postcode.

A Pollution Prevention Plan was requested and has been submitted, given the short distances 
(approximately 10 metres or less) to the adjacent [un-designated] watercourses. Adherence to this will 
ensure that pollution of the watercourses and ultimately the river Wye SAC is prevented.

At more than 27km [as-the-crow-flies] away, the River Wye SAC is considered to be too distant for 
there to be concerns regarding negative impacts on the designated features of the SAC during the 
operational phase of the development. No other impacts on the designated features of the SAC are 
therefore considered likely.
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The proposals also include a new agricultural building. The applicants have stated that the building will be 
used for general farm storage purposes and will not be used for housing livestock. No increase in the 
number of livestock is anticipated.

The Brecon Beacons National Park Authority concludes that Adverse Effects on the Integrity of the Site 
(the River Wye SAC) can be avoided by the application of planning conditions. The Appropriate 
Assessment has been written and is currently with NRW. A verbal update will be provided at Committee 
on the outcome of the consultation. 

13.2.1.8 Trees

To comply with Planning Policy Wales (2021), section 6, Technical Advice Note (TAN) 5 and Technical 
Advice Note (TAN) 10, Planning authorities should protect trees, hedgerows, groups of trees and areas 
of woodland where they have ecological value, contribute to the character or amenity of a particular 
locality, or perform a beneficial and identified green infrastructure function.

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

Further information was requested and this was subsequently received during the course of the 
application and further representation was received raising no objection subject to conditions.  

The following submitted information was submitted and assessed:

- Drawing No. 210316-CF-TRPP-NB&AM
- Tree Report
- Explanatory email – relating to driveway installation
- Clawdd construction guidance

The site has a Tree Preservation Order (DC/018/4) in place, located within and immediately adjacent to 
the site.

Given the above, the proposal would comply with the above policies. 

13.2.2 Active and Social Places

13.3.2.1 Transport

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

Representation was received from Monmouthshire County Council Highways Authority, raising no 
objection. 
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The application proposes the opening up and amendment to an existing field access. The existing field 
access is directly off the adjacent public highway, a classified un-numbered route R1.

The existing access interface with the public highway is not considered desirable and the highway authority 
acknowledge that the access is extant and can be used at any time. Therefore, the proposed alterations 
to improve the ease of access and egress as detailed on the drawings submitted in support of the 
application, particularly Drawing No. AL.0.101 Rev P2 Site Plan- Partial Site Area are noted and the 
visibility available although not strictly in accordance with current standards is considered acceptable on 
the basis of the traffic data submitted in support of the application demonstrating the low level of vehicular 
traffic and that the majority of traffic speeds are below the 30mph. 

Therefore, the highway authority offers no objection to the proposal on the grounds that the amended 
means of access secures a safer and appropriate means of access for the proposed development and that 
the vehicular movements associated with the amended access do not compromise the safety and capacity 
of the adjacent public highway. 

As such, the proposal would comply with the above policy. 

13.3.2.3.Neighbouring Amenity

Planning Policy Wales (Edition 11, February 2021), which states 

‘Placemaking in development decisions happens at all levels and involves considerations at a global scale, 
including climate change, down to the very local level, such as considering the amenity impact on 
neighbouring properties and people’. (2.7, PPW, 2021).

There are no properties in close proximity to the site other than the existing farm use and visitors to 
Llanthony Abbey.  

As such, it is considered that there would be no impact on the privacy or amenity of neighbouring 
properties as a result of this development. 

14 Conclusion

This application has been considered against the adopted policies of the Brecon Beacons National Park 
Authority Local Development Plan (2013). In making a recommendation on this application, I have taken 
into consideration National Policies within Future Wales – The National Plan 2040 (February 2021), 
Planning Policy Wales (Edition 11, 2021), Technical Advice Notes (TAN)  5, 6, 10, 12 24 and polices SP1, 
SP3, CYDLP1, 1, 3, 4, 5, 6, 7, 8, 10, 12, 17, 21, 22, 26, 57, 58, and 59 the Development Plan and the 
comments made by the consultees and other interested parties. 

National Park Purpose and Duty

The proposed development would contribute to the National Park’s purposes by contributing to the 
opportunities for the understanding and enjoyment of the special qualities of the National Park. It also 
helps to conserve the natural beauty of the Park by good design. It will also foster the social well-being 
of the Community. 

Sustainable Development

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

RECOMMENDATION: Minded to Permit subject to the expiry of the press notice. 

Officers seek delegated powers to the Head of Planning to permit the application following 
the expiry of the press notice, which was sent out due to the amendment of the red-line 
boundary. The notice expires on the 17th February 2022 (2 days after Committee). 

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 (drawing nos. AL.0.100 P2 (Site Location Plan), AL.0.102 P2 (Proposed 
Plans and Elevations), A.L.0.200 P2 (Site Sections), AL.0.101 P2 (Site Plan) unless 
otherwise agreed in writing by the Local Planning Authority.

3 A professionally qualified archaeological contractor shall be present during the 
undertaking of any ground works in the development area, so that an archaeological 
watching brief can be maintained. To maintain a watching brief the following must be 
undertaken:

a) Prior to commencement of any groundworks an archaeological written scheme of 
investigation (WSI) shall be submitted and approved in writing by the Local Planning 
Authority. The submitted WSI must meet the standards laid down by the Chartered 
Institute for Archaeologists in their Standard and Guidance for an Archaeological 
Watching Brief.

b) The archaeological fieldwork shall be carried out in accordance with the approved 
written scheme of investigation (WSI). Following the fieldwork and in accordance with 
a time frame set out in the approved WSI, a copy of the Watching Brief report 
produced in accordance with the WSI shall be submitted to the Local Planning 
Authority for written approval. Following approval, the report will be submitted by 
the applicant to the local Welsh Archaeological Trust for inclusion in the Regional 
Historic Environment Record (HER).

4 Prior to the commencement of works full details of the root protection areas and 
installation of the driveway including details of the surfacing and stonework shall be 
submitted to and approved in writing by the Local Planning Authority.  The development 
shall be constructed in accordance with the approved detail.  

5 Prior to the commencement of works, full details of the proposed hedge-banks and 
stone walls and arboricultural supervision and adherence measures shall be submitted 
to and approved in writing by the Local Planning Authority. The development shall be 
constructed in accordance with the approved detail. 

6 Prior to the commencement of works on site, details shall be submitted of the long-
term environmental management of the site, considering the landscape features of the 
development site shall be submitted to an approved in writing by the Local Planning 
Authority. The development shall be constructed and maintained in accordance with 
the approved detail.  

7 The biodiversity mitigation, compensation and enhancement measures as shown on 
drawing no. AL.0.100 P2 and as described in the document entitled PROPOSED 
REPLACEMENT AGRICULTURAL DWELLING COURT FARM, LLANTHONY - 
PLANNING APPLICATION REF: 21/19781/FUL by John Campion Associates and 
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Powells Chartered Surveyors received on 3rd September 2021 shall be undertaken 
and/or installed prior to first use of the development and maintained thereafter. 
Following the installation of the mitigation, a report (prepared by a suitably qualified 
ecological consultant) confirming their adequate installation or implementation shall be 
submitted to the Local Planning Authority.

8 The landscaping plan as shown on drawing numbers AL.0.100 Rev. P2 and AL.0.101 Rev 
P2 and in accordance with the planting specifications as detailed on the drawing and as 
specified in the as described in the document entitled PROPOSED REPLACEMENT 
AGRICULTURAL DWELLING COURT FARM, LLANTHONY - PLANNING 
APPLICATION REF: 21/19781/FUL by John Campion Associates and Powells Chartered 
Surveyors received on 3rd September 2021 shall be implemented and completed in the 
first available planting season following the implementation of the development and 
maintained thereafter. 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. A 
stock-proof fence shall be erected to any field boundaries of the planting to prevent 
damage by grazing animals.

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

10 The demolition and construction works associated with the development hereby 
approved shall be implemented strictly in accordance with the Pollution Prevention 
Plan as submitted on 20th July 2021 at 9:45 AM.

11 The existing dwelling shall be removed and associated foul drainage system shall be 
removed and/or decommissioned within one month of the first beneficial use of the 
replacement dwelling hereby approved. The existing septic tank shall be emptied by a 
licensed carrier and disposed of to a registered disposal site and shall be fully 
decommissioned. Written confirmation shall be submitted to the Local Planning 
Authority within one month of occupation of the replacement dwelling to confirm 
that this has been complied with and completed. 

12 The agricultural building hereby approved shall be used only for the storage of 
agricultural machinery and equipment and shall not be used for the housing of 
livestock.

13 The treatment of foul drainage from the replacement dwelling hereby approved shall 
be implemented and operated strictly in accordance with the details shown on 
drawing no. AL.0.101 Rev P2 and as described in the Drainage Statement dated 21st 
May 2021.

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 comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 24 and 

Policies 1 & SP3 of the adopted Local Development Plan for the Brecon Beacons National 
Park. To ensure that any remains of archaeological significance disturbed in the course of 
the work are excavated, recorded and reported.

4 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. Local Development Plan: Strategic Policy 1 
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(National Park Policy) Strategic Policy 3 (Environmental Protection) Strategic Policy 10 
(Sustainable Distribution of Development) Policies 8 (Trees and Development)), 
Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009), Technical 
Advice Note (TAN) 10: Tree Preservation Orders (1997).

5 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. Local Development Plan: Strategic Policy 1 
(National Park Policy) Strategic Policy 3 (Environmental Protection) Strategic Policy 10 
(Sustainable Distribution of Development) Policies 8 (Trees and Development)), 
Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009), Technical 
Advice Note (TAN) 10: Tree Preservation Orders (1997).

6 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

8 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

9 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

10 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

11 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

12 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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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.

13 To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and 
Policies SP3, 1, 3, 4, 6, 7, 10 and 12 of the adopted Local Development Plan for the 
Brecon Beacons National Park.
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.

Informative notes:

1 SAB INFORMATIVE: Following the implementation of the Sustainable Drainage (Approval and 
Adoption) Order 2018 the applicant will require a sustainable drainage system (SuDS) designed 
in accordance with the Welsh Government Standards. The SuDS scheme will require approval 
by the SuDS Approving Body (SAB) prior to any construction work commencing on site. It is 
recommended that the applicant approach the SAB for Pre App discussion prior to formal 
submissions to the LPA as the SAB process can affect site layout. Details and application forms 
can be found at https://www.monmouthshire.gov.uk/sab. The SAB is granted a period of at least 
seven weeks to determine applications. If for any reason you believe your works are exempt 
from the requirement for SAB approval, I would be grateful if you would inform us via 
SAB@monmouthshire.gov.uk so we can update our records accordingly.

2 It should be brought to the attention of the applicant that in the event of a new or altered 
vehicular access being formed, the requirements of Section 184 of the Highways Act 1980 must 
be acknowledged and satisfied. In this respect the applicant shall apply for permission pursuant 
to Section 184 of the Highways Act 1980 prior to commencement of access works via MCC 
Highways.
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Site Location Plan
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Site Plan
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