PLANNING COMMITTEE - 26 July 2022
Application Number:

21/19622/FUL

Date Validated:

2 March 2021

Site Address:

Former Highways Depot

Decision Due
Date:

27 July 2022

Hay Road
Talgarth
LD3 0AW
Grid Ref:

E: 315474 N:234096

Proposal:

(Phase 2) Four B1/B8
Units with associated
Bat Mitigation
Outbuilding

Case Officer:

Ffion Bevan

Community:

Talgarth

Reason(s) Application
Reported to Committee:

It is closely connected to application 21/19623/FUL which was called in by a
member of the authority.

RECOMMENDATION:

PERMIT

1.

Introduction

Full Planning Permission is sought for the re-development of a former highway authority maintenance
yard of the purposes of four B1/B8 units with adjacent bat mitigation outbuilding at Hay Road, Talgarth.
This application is being report to Committee given the close connection with application 21/19623/FUL,
for an A1 retail unit, which was call-in request from Cllr Ratcliffe.
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This application is described as a Phase 2 and as there is a separate application also being considered
alongside this application ref: 21/19623/FUL (phase 1), which is on land adjacent to this site.
Further re-consultation was carried out during the course due to the submission of amended plans. This
is further discussed within this report.
2.

Site and Context

The application site forms part of the former Powys County Council Highways Authority maintenance
yard.
The site is dominated by a large hard-surface area, with little to no vegetation. The site is bounded by
chain-link fencing, which is typical of a depot such as this. The main feature of the site is a large storage
barn to the south of the site whilst smaller less prominent buildings are located to the north. All buildings
are considered to be in a poor condition.
The site is located off the A0478, on the road that leads from Talgarth to the Three Cocks, with an
existing access point.
The site is outside the boundary of the Talgarth Conservation Area and it is not within the Retail area of
the town. However its location is next to the Talgarth cattle market to the south and Orion Motors Ltd
to the north, both of which are developed with large commercial and agricultural units. Haygarth Doctors’
surgery is located directly opposite the site and the new primary school and library have recently been
constructed to the north. There is a cluster of residential properties to the south-east (rear) of the site
and a Grade II Listed Building to the south-west (front) of the site.
A legal letter on behalf of the registered proprietor of Land and buildings to the west side of Hay Road
made representation, including a copy of the Land registry office copy entries and title plan. It states that
‘even if the site plan for the proposed development encompasses part of the Land Registry title that
relates to the client’s property, the person with the benefit of the planning permission would have no
right to carry out works upon our Client’s property even if it does have the benefit of planning
permission’.
This issue has been discussed with the agent, and from the information submitted it appears that there is
no encroachment of land.
3.

Project Rationale

The need for the proposal has come from the identification of a deficit in provision of small scale B1/B8
use units within the locality, suitable for small or locally based businesses. At present, the Town has little
available provision for this category of user, therefore the redevelopment of an accessible and key
brownfield site within the Town represents a sustainable option in meeting this need.
There are has been no relevant planning history on the site.
4.

Description of Development

Full Planning Permission is sought for the re-development of a former highway authority maintenance
yard of the purposes of four B1/B8 units with adjacent bat mitigation outbuilding at Hay Road, Talgarth.
The existing buildings on site will be demolished and a new building constructed to accommodate four
B1/B8 units with an adjacent bat mitigation outbuilding. The access to the site will be shared with the
phase 1 development, considered under application 21/19623/FUL.
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The new building will be single storey in height and will be constructed and finished with smooth render
walls with timber cladding set horizontally and a red brick plinth. The roof will be of profile grey cladding
in grey and the fenestration and rainwater goods to be of grey aluminium.
The bat mitigation building will be of constructed and finished in timber cladding set horizontally, profile
grey cladding roof and grey aluminium fenestration and rainwater goods.
There is provision of 18 parking spaces for the site including parking for disabled users.
6.

Relevant Local and National Planning Policy

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

Policy no.
SP1
SP3
SP10
SP12
KLP1
KLP2
1
3
4
6
7
10
12
17
19
35
37
49

Policy
National Park Policy
Environmental Protection
Sustainable Distribution of Development
Economic Wellbeing
Key Settlements
Key Settlement Appropriate Development
Appropriate Development in the National Park
Site of European Importance
Sites of National Importance
Biodiversity and Development
Protected and Important Wild Species
Water Quality
Light Pollution
The Setting of Listed Buildings
Development affecting Conservation Areas
Employment generating development
Protection of Employment sites and Buildings
Rights of Way and Long distance routes

56
59

Water and Sewage Supply for New Development
Impacts of Traffic

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 4: Retail and Commercial Development (2016)
Technical Advice Note 5: Nature Conservation and Planning (2009)
Technical Advice Note 12: Design (2009)
Technical Advice Note 23: Economic Development (2017)
Technical Advice Note 24: The Historic Environment (2017)
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7. Summary of Consultation response
Natural Resources Wales / Cyfoeth Naturiol Cymru
31.3.21

We have significant concerns with the proposed development as submitted. We
recommend you should only grant planning permission if the following requirement is
met. Otherwise, we would object to this planning application.
Requirement 1: Risk to controlled waters - additional information to demonstrate that
there are no unacceptable risks to controlled waters as a result of the leaks from fuel
tanks on the site

17.5.21

We have no objection to the proposed development as submitted and provide advice.

8.7.21

It does not appear that the information submitted would alter our response of the 17
May 2021.

13.1.22

Thank you for consulting Cyfoeth Naturiol Cymru / Natural Resources Wales about
additional information on the above, which we received on 20/12/2021.
We have reviewed all supporting documents and plans submitted after the 8th of July
2021 (date of our last email response).
We 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 foul drainage. If this information is not
provided, we would object to this planning application.

Talgarth Town Council
14.4.21

The need to ensure continuity of retail use of the existing Co-Op retail space in the town
centre in accordance with the LDP and Talgarth Town Council allies itself with issues
raised by other parties and asks the BBNPA to take into account and assure mitigations
proposed in respect of:
- The need to ensure appropriate sightlines on the site main entrance
- The need to preserve the public footpath and links to the Pelican crossing
- The need to ensure appropriate parking on-site and avoid misuse of unauthorised spaces
- Environmental concerns including sewerage links, any ground contamination from
former fuel tanks, asbestos and to need to protect the bats in the area.
Another concern raised was about the main rain / storm water drain culvert that carries
the run-off water from the back of Woodlands Avenue (Park woods and fields run off)
via the dingle to the river between "The Elms" and the Surgery Centre.

16.4.21

Replacement Comments superseding comments received 14.04.21:
The need to ensure continuity of retail use of the existing Co-Op retail space in the town
centre in accordance with the LDP and Talgarth Town Council allies itself with issues
raised by other parties and asks the BBNPA to take into account and assure mitigations
proposed in respect of:
- The need to ensure appropriate sightlines on the site main entrance
- The need to preserve the public footpath and links to the Pelican crossing
- The need to ensure appropriate parking on-site and avoid misuse of unauthorised spaces
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- Environmental concerns including sewerage links, any ground contamination from
former fuel tanks, asbestos and to need to protect the bats in the area.
Another concern raised was about the main rain / storm water drain culvert that carries
the run-off water from the back of Woodlands Avenue (Park woods and fields run off)
via the dingle to the river between "The Elms" and the Surgery Centre.
The culvert actually runs under the proposed sites, approximately in line with the main
sewer.
16.7.21

The need to ensure continuity of retail use of the existing Co-Op retail space in the town
centre in accordance with the LDP and
Talgarth Town Council allies itself with issues raised by other parties and asks the BBNPA
to take into account and assure mitigations proposed in respect of:
- The need to ensure appropriate sightlines on the site main entrance
- The need to preserve the public footpath and links to the Pelican crossing
- The need to ensure appropriate parking on-site and avoid misuse of unauthorised spaces
- Environmental concerns including sewerage links, any ground contamination from
former fuel tanks, asbestos and to need to protect the bats in the area.
Another concern raised was about the main rain / storm water drain culvert that carries
the run-off water from the back of Woodlands Avenue (Park woods and fields run off)
via the dingle to the river between "The Elms" and the Surgery Centre.
The culvert actually runs under the proposed sites, approximately in line with the main
sewer.

Powys County Council Highways
11.3.21

Whilst the HA has no fundamental objection to the redevelopment of this site for the
purposes sought, the HA contends that the site appears to be overdeveloped, with
inadequate space set aside for parking, turning, and servicing requirements. The matters
raised above are consistent with advice provided during preliminary discussions with both
the agent and applicant and will therefore need to be suitably addressed before this
application is determined.

14.5.21

The HA maintains that the current proposal is contrary to Policy 59 of the adopted LDP.

28.6.21

The amended access and internal layout detail submitted in support of the revised
scheme, as shown on drawing 1412/005 rev A, generally addresses the previous
concerns raised by the HA. The realigned access road provides improved access for
larger vehicles and the enlarged parking and service yard areas, provide adequate
parking and turning provision for both customer and service vehicles, in line with the
requirements of the CSS Wales parking Standards.
In consideration of the above, the HA recommends highway conditions be attached to
any consent granted.

Powys County Council Contaminated Land
10.3.21
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The application site is identified as potential contaminated land due to its former use as
road haulage and a council depot which includes fuel storage tanks.
I have reviewed the following reports:
Preliminary risk assessment/desk study report, ref: Q0359/PRA, dated 21st October
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2020 by Quantum Geotech; and
Ground investigation interpretative report, ref: Q0359/IR, dated 30th October 2020 by
Quantum Geotech.
5 conditions suggested.
29.7.21

In my last technical response to this application I made a number of points. I note that
the latest submission does not state whether these changes have been made or
amendments and critically, the sections of the report that have been changed? Please can
you ask the applicant to specifically state where the report has been amended?

25.11.21

Thanks for the information, I have now reviewed the submitted reports and I am generally
satisfied with them although a remediation strategy (RS) will be required for the gas
protection measures proposed. For clarity, the RS should incorporate a Verification Plan
(as described in Ciria C735) for the installation and verification of the measures.
Installation and verification must be undertaken by specifically qualified consultants. The
Verification Plan must be agreed in advance of any development works.

6.12.21

I have reviewed the following report by Quantum Geotech:
o Ground Investigation Interpretative Report, ref: Q0359/IR/Rev02, July 2021
I am satisfied that the report has adequately characterised the site and development
proposals, furthermore in order to implement the produced gas/vapour protection
measures conditions are suggested.

Powys County Council Environmental Health
10.6.21

No objection – suggested conditions

25.6.21

Thank you for consulting Environmental Protection team about the above, which we
received on 24/06/2021. We have no comments to make in respect of the further
information submitted to you. The comments in our response to you dated 10/06/2021
have not altered.

20.12.21

We have no comments to make in respect of the further information submitted to you.
The comments in our response to you dated 10/06/2021 have not altered.

Dwr Cymru / Welsh Water
19.3.21

We note that the developer has indicated that foul flows are to be disposed of via the
public sewerage system and we offer no objection in principle to the foul flows discharging
to the public sewer. Whereas the surface water is set to be drained via a sustainable
drainage system. Our records indicate that the public sewer is designated to receive foul
water only and we would not permit the communication of surface water to the public
sewer. Conditions suggested.

5.7.21

As previously advised the applicant's attention is drawn to the public foul sewer crossing
the site by reiterating our previous comments within our planning response ref
PLA0055337 dated 18/03/2021, in reference to the original application ref 21/19623/FUL.
In particular the section headed Asset Protection which states that no operational
development shall be carried out, or soakaway/permeable paving located within 3 metres
either side of the centreline of the public sewer. It appears that the public footpath is
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of porous construction and located directly above or within the easement of the public
sewer crossing the site. Therefore, in its current format the Proposed Drainage Layout
drawing no. J046/03 rev. A presents concerns and we recommend that the applicant
contacts us to discuss this matter further and explores alternative options such as a
service corridor or diversion of the public sewer.
16.6.22

As previously advised the applicant's attention is drawn to the two public foul sewers
crossing the site by reiterating our previous comments within our planning response ref
PLA0055337 dated 18/03/2021, in reference to the original application ref
21/19623/FUL. In particular the section headed Asset Protection which states that no
operational development shall be carried out, or soakaway/permeable paving located
within 3 metres either side of the centreline of the public sewer.
On the basis that no permeable/porous construction (in particular access road) is located
directly above or within the easement of the public sewers crossing the site, we have no
comment to make. However, if this is not the case then the current format (Proposed
Drainage Layout drawing no. J046/03 rev. B presents concerns, and we recommend that
the applicant contacts us to discuss this matter further and explores alternative options
such as a service corridor or diversion of the public sewer.

Planning Ecology
21.5.21

Ecological survey reports have been submitted. There is evidence of bat roosting in one
of the buildings that is proposed for demolition; the mitigation strategy includes a
standalone bat house in the south-west corner of the site. There is some low potential
for reptile species to be present and an Ecological Method Statement will be required,
but not prior to determination of the application.
There is likely to be no ecological objection to the principle of the development, but
some amendments and additional information are required.

19.8.21

Additional information has been submitted regarding access and drainage. Further
information is still required to address my previous recommendations - these are
repeated as follows:
There is likely to be no ecological objection to the principle of the development, but
some amendments and additional information are required:
o
Amendments and corrections to the bat survey report so that a planning
condition referencing it can be imposed.
o
Amendments to and clarifications regarding the proposed bat house.
o
A revised landscaping scheme
o
An Ecological Method Statement (this can be secured through a planning
condition).

24.1.22
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Amendments to Plan No. CW607/08 were suggested in previous comments, to include
alternative biodiversity enhancement measures. It does not appear any revised drawings
addressing the recommendations have been submitted.
All suggested amendments appear to have been addressed within the updated Bat Survey
Report. Amendments to the bat mitigation building were requested, and an amended Plan
No CW607/10 Rev A subsequently submitted. These amendments are considered
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appropriate; however, the roof overhang should ideally be of 500mm or more in order
to make the location suitable for swallow nesting.
The developer has indicated that foul flows are to be disposed of via the public sewerage
system. The BBNPA are investigating with NRW the permitting arrangements for
Talgarth WwTW and will update once we are satisfied that the P stripping is sufficient to
meet obligations under the Habitats Regulations.
2.3.22

I have reviewed both application files since submitting my previous comments (24th
January 2022), and it does not appear that any revised drawings or further information
requested have been submitted/uploaded. Please re-consult me when this information is
received.

11.7.22

Following amended plans, no objection is raised subject to conditions.

NP Strategy and Policy
16.6.21

Strategy and Policy have no objection to the proposed development. It is compliant with
Strategy Policy K LP2, and Policy 35(c) of the LDP.

NP Rights of Way Officer
8.3.21

I have no comments to make regarding the application.

24.6.21

I have no additional comments to make.

NP Heritage Officer Building Conservation
29.3.21

There is potential to enhance this site but this does not override the need to consider
the impact of the proposal on adjacent heritage assets. It is recommended that the
applicant provides an assessment of the impact of their proposal on the setting of the
listed building and the adjacent conservation area. The assessment must consider that
impact of sound and artificial lighting as well as the visual impact.

21.6.21

The applicant has provided an additional document as requested that identifies heritage
assets close to the site and the potential impact of the proposed development on those
assets.The document considers the visual impact on the heritage assets as well as the
impact of lighting and noise generated by the proposed development. The Elm's setting
does not extend beyond its garden boundary to the west and there the applicant's
assessment of visual impact is agreed with. The former use of the site is acknowledged
and therefore the applicant makes valid points regarding other potential impacts. I note
that downward lighting will be used which will help mitigate impact of lighting.
I am satisfied that the applicant has provided sufficient assessment of the impact of the
proposal on heritage assets. It is difficult to be accurate with regard additional noise and
tree planting along the east boundary could help diffuse noise emanating from the site as
well as visually softening the development in views from the public realm, including the
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conservation area.
22.7.21

I have no comments to make on the recent amendments.

NP Heritage Officer Archaeology
8.3.21

I can confirm that there are no archaeological impacts in relation to this application,
however you may wish to consult with the Built Heritage Conservation Officer with
regards any potential setting impacts the development may have in relation to 'The Elms',
a Grade II Listed Building situated immediately opposite the development site.

Health and Safety Executive
2.3.21

The proposed development site which you have identified does not currently lie within
the consultation distance (CD) of a major hazard site or major accident hazard pipeline;
therefore at present HSE does not need to be consulted on any developments on this
site. However, should there be a delay submitting a planning application for the proposed
development on this site, you may wish to approach HSE again to ensure that there have
been no changes to CDs in this area in the intervening period.

Welsh Government Transport Department
29.3.21

I refer to your consultation of 24th June 2021 regarding the above application, and
advise that the Welsh Government as highway authority for the A479 trunk road
directs that planning permission is not granted at this time as the applicant has provided
insufficient information to determine the application.
The applicant must provide the following information to support this application or
resubmit the application with the following details;
1. The applicant must provide the existing Annual Average Daily Traffic (AADT vehicle movement values) for site
2. The applicant must consider how the relocation will affect the operation of the
A479/A4078/Bronllys Road junctions

6.5.21

I refer to your consultation of 30/09/2021 regarding the above planning application and
advise that the Welsh Government as highway authority for the A479 trunk road does
not issue a direction in respect of this application.

8. Third Party representations
The following representation was received by the Authority:

Number of objections

2

Number of representations

0

Number of supporting contributions

0

Number of original consultees

15
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Number of contributors

2

Object
As seen in the above table above 2 objecting contributions were received during the course of the
application. Some of the concerns raised are in relation to the corresponding application 21/19623/FUL
for the A1 retail unit on the adjacent site.

-

The LDP specifically states that retail development outside the existing retail centre will
be resisted.
It would fundamentally alter the character of a historic town
It would decimate trade in the existing designated retail centre of Talgarth
Noise Impact including disturbance from traffic and machinery to be installed.
Light and environmental pollution
Longer opening hours
Increased traffic movements
Concerns regarding land contamination
Concerns regarding the existing culvert
Concerns regarding the sustainable drainage system
The relocated store would be further away from the south end of Talgarth.
Residential amenity concerns
Impact on the setting of a grade 11 Listed Building
Concerns regarding the culvert
Concerns regarding asbestos

Concerns were also raised about the future of the existing Liverpool House in the Square, where the
existing Co-op is.
All of the above concerns are raised and addressed within the report.
9

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.
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.
10

Planning Obligations:

N/A
11

Assessment

11.1

Strategic and Spatial Choices:

G:441532v1
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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.
11.1.1 Good design
The proposed development is for the re-development of a former highways maintenance depot and the
demolition of existing buildings. The proposed new unit would improve the visual appearance of the site.
Careful consideration was given to design and the use of appropriate external materials and it was
concluded that it is appropriate to is setting, on the boundary of the Talgarth Conservation Area.
11.1.2 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.
A need has been established for B1/B8 units within the Talgarth area and their proposed location, within
walking distance from the town centre increase the choice goods for local people, with the reduce need
to travel to other towns, promoting a healthier place.
11.1.3 The Welsh Language
It considered that the development of the B1/B8 units would not have an adverse impact on the Welsh
Language at this location. It may possibly increase its usage with Welsh promotional signage.
11.1.4 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:
-
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Halting and reversing the loss of biodiversity. Biodiversity enhancements proposed as part of
this application including a separate bat mitigation building.
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 published planning guidance to control the level of phosphates entering the river. An
Appropriate Assessment has been undertaken to assess the foul drainage system of the site
and has concluded that foul water drainage could result in negative impacts on water quality
in the river Wye SAC catchment. Foul water from Phase 1 can be accommodated in the
public sewage system, with the proposals resulting in an overall reduction of foul water
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discharge from the two sites, provided that the disconnection of facilities at Phase 2 is
undertaken prior to the connection of the Phase 1 unit.
11.1.5 Placemaking in Rural Areas
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.
Before assessing, in the public interest, a proposal’s detailed impact and contribution to PPW’s three
placemaking themes: active and social places; productive and enterprising places; and, distinctive and
natural places, as a key gateway test, PPW advises that proposals are assessed against the strategic and
spatial choices issues and national sustainable placemaking outcomes.
Regarding PPW’s theme of active and social places, it is recognised that the future trends and issues of
relevance to the theme will need to be addressed, both individually and in an integrated way by embracing
the placemaking outcomes, one of the key issues identified within the theme includes, “diversifying retail
and commercial centres so they can adapt to future retail trends, such as the continued rise in internet
shopping, so that they can continue to meet the needs of their local communities” and to “capitalise on
our existing retail and commercial centres as hubs of social and economic activity and the focal point for
a diverse range of other services supporting the needs of local communities and their wider catchments”
(p.45, PPW). Also, in order for Planning Authorities to ensure their maximum contribution to the wellbeing goals, PPW states that the planning system must “promote viable urban and rural retail and
commercial centres are the most sustainable locations to live, work, shop, socialise and conduct business”
(p.63, PPW).
PPW outlines that ‘the Welsh Government operates a ‘town centres first’ policy in relation to the location
of new retail and commercial centre development’ and that ‘planning authorities should adopt a sequential
approach to the selection of new sites in their development plan and when determining planning
authorities for retail and other complementary uses’ (paragraph 4.3.18).
Regarding PPW’s productive and enterprising places theme, PPW provides guidance on reducing energy
demand and use energy efficiency and states that “sustainable building design principles should be integral
to the design of new development. Development proposals should:
- Mitigate the causes of climate change, by minimising carbon and other greenhouse gas emissions
associated with the development’s location, design, construction, use and eventual demolition; and
- Include features that provide effective adaptation to, and resilience against, the current and predicted
future effects of climate change (p.91).
Regarding PPW’s distinctive and natural places theme, paragraph 6.9.13 outlines that “when considering
development proposals, planning authorities should take into account the nature, scale and extent of
surface and subsurface hazards which may pose risk to health and environment, to ensure that:
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- New development is not undertaken without an understanding of the risks, including those associated
with the previous land use, pollution, groundwater, flood risk, subsidence, landslips, rock falls, mine and
landfill gas emissions and rising groundwater from abandoned mines;
- Development does not take place without appropriate remediation or precautions”.
The proposal is located within the settlement boundary for the Settlement of Talgarth as shown on the
LDP Proposals Map. Talgarth is listed as a Key Settlement within the LDP.
Policy K LP2 sets out the forms of development that would be acceptable in meeting the strategic
objectives of the future development of Key Settlements. Criterion 6 of this policy also enables proposals
for live-work schemes and/or mixed-use developments incorporating innovative and sustainable
approaches to the provision of employment facilities serving the town and region. As such, the principle
of this proposed development is sound, subject to the following policy considerations.
Policy K LP3 Mitigating Impact states that all proposals for development within Key Settlements will be
required to contribute to the vitality of the town and region through positive contribution to the quality
of life and mitigation of any strain placed on community and/or environmental infrastructure. In Talgarth,
the following areas have been identified as being vulnerable to the impact of future development:
· B Water Management
· D Highways Capacity
· E Water and Sewerage Infrastructure
· G Historic Landscape Significance
· J Flood Risk
All proposals for development will be required to demonstrate how these issues (where relevant), as
well as potential landscape impacts, have been addressed within the scheme to the satisfaction of the
National Park Authority. Where necessary the National Park Authority will utilise Planning Conditions
or Planning Obligations to ensure the provision of appropriate mitigation, compensation, and/or
enhancement measures relating to development proposals.
This vision for the future development of Talgarth, expresses at the local level the LDP Strategic
Objectives for Employment to provide for a sustainable economy with strong links between local
employment opportunities and housing supply. This objective is expressed in policy terms through
Strategic Policy 12 (SP12) which states:
SP12 Economic Wellbeing
Development proposals which are aimed at improving the economic social well-being of the National
Park’s communities will be permitted where they are located in areas which minimise the need to travel
or are well connected to areas of residential population through sustainable forms of transport ; and (a)
provide employment opportunities within Primary and Key Settlements appropriate to the form and
character of the settlement and landscape setting (see Policy 35)
Detailed policy in relation to the provision of new employment development is set out in policy 35 thus:Policy 35 Employment Generating Development
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B Use Class employment generating developments including new live/work proposals will be permitted
where they are located on;
a) Allocated employment sites; or
b) Allocated mixed use sites;
c) Existing industrial estates or business parks
d) Are within or adjacent to the boundaries of settlements where it has been demonstrated to
the satisfaction of the NPA that no suitable allocated or existing employment site is available or
e) Are within the curtilages of dwellings in the countryside [and]
f) The scale of the proposal is appropriate to its location and
g) The nature and location of the proposal will not have an unacceptable adverse impact on the
amenity of the surrounding area; and
h) Adequate access can be provided to service the development without adverse impact on the
existing highways network; and
i) The proposal will not have an adverse impact on the natural beauty, wildlife, cultural heritage
or environmental resources of the National Park
As the proposal is on an existing industrial estate. Strategy and Policy are satisfied that the proposal is
complaint with criterion c) of Policy 35 outlined above. Strategy and Policy have no objection to the
proposed development subject to compliance with all other detailed policy considerations.
11.2 Detailed Impact Assessment:
This stage sets out the further factors to be considered. They are assessed against the PPW headings,
which are shown in italics below, however only those relevant are discussed and these are as follows:
Visual Amenity, Biodiversity, Drainage and Impact on the river Wye Phosphates, Transport, Neighbour
Amenity, Heritage and Archaeology.
11.2.1

Distinctive and natural places

11.2.1.1 Visual Amenity
Policy 1 of the LDP: Appropriate Development in the National Park
All proposals for development or change of use of land or buildings in the National Park must comply
with the following criteria, where they are relevant to the proposal:
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 proposed development is considered acceptable and appropriate in terms of size, scale and visual
impact. The proposal will significantly enhance the existing derelict site and careful consideration has been
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given to design and the use of appropriate external materials and it’s concluded that it is appropriate to
is setting, on the boundary of the Talgarth Conservation Area
As such the proposal would comply with policy 1 of the LDP (2013)
11.2.1.2 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)
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 Ennig watercourse flows northwards approximately 50 metres to the west of the site. The
watercourse is not designated, but is a tributary of the Afon Llynfi that is designated as a Site of Special
Scientific Interest (SSSI) and is also part of the River Wye Special Area of Conservation (SAC). It is
separated from the application site by the A4078 road as well as the Doctors’ surgery and car park.
The development proposals are for the construction of four B1/B8 Units and an associated Bat Mitigation
Outbuilding in Talgarth. The proposals include the demolition of two existing units and access from the
associated application to the north. The site and is largely covered with hard-standing along with the two
buildings to be demolished.
The following ecological information has been submitted:
· Ecological Appraisal Report: Former Depot &Yard at Talgarth, Powys by I&G Ecological Consulting
dated October 2020
· Former Depot &Yard at Talgarth, Powys, LD3 0AW - Bat Survey Report: by I&G Ecological
Consulting dated 18/12/2020
There is evidence of bat roosting in one of the buildings that is proposed for demolition. It was found in
the western end of Unit 2, and DNA analysis confirmed the droppings as being from a Brown long-eared
bat. The building is a therefore a confirmed bat roost and an EPS Development license will be required
before the building can be demolished. the mitigation strategy includes a standalone bat house in the
south-west corner of the site. There is some low potential for reptile species to be present and an
Ecological Method Statement will be required, but not prior to determination of the application.
There is likely to be no ecological objection to the principle of the development, but some amendments
and additional information are required:
· Amendments and corrections to the bat survey report so that a planning condition referencing it can
be imposed.
· Amendments to and clarifications regarding the proposed bat house.
· A revised landscaping scheme
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· An Ecological Method Statement (this can be secured through a planning condition).
Further information was submitted during the course of the application and further comments were
received from the National Park’s Ecologist:

Amendments to the bat mitigation building were requested, and an amended Plan No CW607/10 Rev A
subsequently submitted. The profiled metal sheet roof has been replaced with a proposed slate roof
covering, with raised ridge cap openings to provide access gaps. Timber weatherboarding is also indicated.
Two timber bat boxes (Kent style) have been included inside the building for bat roosting, and the roof
overhang amended to 300mm. These amendments address the concerns highlighted within previous
comments, however the roof overhang should ideally be of 500mm or more in order to make the location
suitable for swallow nesting.
The bat mitigation structure needs some landscape planting around it to provide cover for bats and
birds. Hawthorn and blackthorn planting would deter vandalism as well as providing blossom and
berries for other species; honeysuckle could also be planted to climb up and over the fence. As in
previous comments, this may be addressed by NRW during the licencing stage, however agreement in
principle would be useful.
The access to the west elevation of Unit 3 is in close proximity to the bat house – it will need to be
ensured that there is no external lighting in this location. No lighting in this area is indicated within Plan
No. CW607/08.
An updated Bat Survey Report has been submitted, dated 01/09/2021, following amendments suggested
within previous comments. All suggested amendments appear to be addressed.
Further comments were received from Ecologist, raising no objection, subject to conditions.
Given the above, the proposal would comply with the above policies.
11.2.1.3 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'.
Representation was received from the National Park’s Archaeologist, raising no objection to the proposal.
As such, the proposal will comply with the above policy.
11.2.1.4 Heritage Impact
Section 66(1) of the Planning (Listed Building 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."
Section 72 of the Act sets out a duty in respect of the exercise of planning functions in relation to
development proposals within conservation areas and states that ‘special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area.’
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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'.
Policy 19 states that new development and alterations to existing buildings within or affecting the setting
of a Conservation Area will only be permitted where it will preserve or enhance the character or
appearance of the area and where the design, all building materials, proportions and detailing are
appropriate to the Conservation Area.
The National Park’s Heritage Officer was consulted on the application and raised no objection.
The buildings on the site do not have any heritage value. However, the site lies just outside of the Talgarth
Conservation Area, on the edge of the town. A grade II listed building, ‘The Elms’ is located on the
opposite side of the A4078 to the south west. The conservation area boundary borders the west side of
the A4078.
The ground levels are lower on the west side of the road where The Elms is located. Because ‘The Elms’
is sited at a lower level, there is little visibility of the house in views to and from the site. The garden
shrubs and trees also limit views. However, Cadw’s guidance states that when considering the impact of
development on a historic asset, it is not only views to and from that are relevant: ‘Although views to
and from a historic asset are often the most obvious factors, other sensory elements can also affect
setting’. The impact of sound and artificial lighting on the setting of the listed building resulting from the
proposed development therefore also needs to be considered.
The document considers the visual impact on the heritage assets as well as the impact of lighting and
noise generated by the proposed development. The Elm’s setting does not extend beyond its garden
boundary to the west and there the applicant’s assessment of visual impact is agreed with. The former
use of the site is acknowledged and therefore the applicant makes valid points regarding other potential
impacts. I note that downward lighting will be used which will help mitigate impact of lighting.
I am satisfied that the applicant has provided sufficient assessment of the impact of the proposal on
heritage assets. It is difficult to be accurate with regard additional noise and tree planting along the east
boundary could help diffuse noise emanating from the site as well as visually softening the development
in views from the public realm, including the conservation area.
Therefore, the proposal is considered to comply with Policies 1, 17 and 19 of the Brecon Beacons
National Park Authority Local Development Plan.
11.2.1.5. Land Contamination
The application site is identified as potential contaminated land due to its former use as road haulage and
a council depot which includes fuel storage tanks.
The following reports were submitted in support of the application:
• Preliminary risk assessment/desk study report, ref: Q0359/PRA, dated 21st October 2020 by
Quantum Geotech; and
• Ground investigation interpretative report, ref: Q0359/IR, dated 30th October 2020 by
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Quantum Geotech.
 Ground Investigation Interpretative Report, ref: Q0359/IR/Rev02, July 2021
Representation has been received from Powys County Council Land Contamination Officer, raising no
objection to the proposal subject to conditions.
Concerns were raised locally regarding asbestos and its removal on site. This would be a matter for
Building Regulations to consider following determination of the application.
11.2.1.6 Drainage, flood Risk and pollution risk to controlled waters
Policy 56 of the LDP requires development to have adequate water and mains sewerage infrastructure
and that conditions should be imposed to ensure adequate services are available to serve the
development.
As outlined above, the site lies outside an area of flood risk of the Environment Agency’s development
advice map (DAM) referred to under Technical Advice Note 15: Development and Flood Risk. NRW
have raised no objection in this regard.
The foul flows are to be disposed of via the public sewerage system and Dwr Cymru / Welsh Water offer
no objection in principle to the foul flows discharging to the public sewer.
Whereas the surface water is set to be drained via a sustainable drainage system. Our records indicate
that the public sewer is designated to receive foul water only and we would not permit the communication
of surface water to the public sewer.
A public foul sewer crossing the site and no operational development shall be carried out, or
soakaway/permeable paving located within 3 metres either side of the centreline of the public sewer.
On the basis that no permeable/porous construction (in particular access road) is located directly above
or within the easement of the public sewers crossing the site.
A surface water drainage strategy has been submitted that includes two attenuation ponds. The existing
site is largely covered with hard-standing and structures, so it is not anticipated that surface water runoff will increase as a result of these development proposals.
Local concerns have been raised in relation to the impact on the existing culvert. No concerns have been
raised from the relevant drainage authorities regarding the culvert.
No comments have been received from Powys County Council as the Local Drainage Authority.
Regarding the risk to controlled water, an initial concerns was raised by NRW and Powys County Council
Land Contamination Officer regarding the two above ground storage tanks. The tanks are in very poor
condition and although currently empty, there is still potential for spills and leaks from the tanks. Further
information was submitted during the course of the application and NRW have advised that they are
satisfied with the results and they do not present an on-going source of contamination from above ground
fuel storage tanks. In addition to this as controlled waters at this site are not of the highest environmental
sensitivity, and the given the findings in the Interpretive Report, we advise that the development would
not present a risk to controlled waters.
The drainage provisions, flood risk and rick to controlled waters of the proposed development are
therefore considered to comply with policies 56 of the LDP, subject to the imposition of the conditions.
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11.2.1.7 River Wye Special Area of Conservation (SAC) and the River Wye SSSI.
The site is within the River Wye catchment area.
Under the Habitats Regulations, where a plan or project is likely to have a significant effect on a European
site, either alone or in combination with other plans or projects, and where it is not directly connected
with or necessary to the management of the site previously (designated pursuant to EU retained law) the
competent authority must carry out an appropriate assessment of the implication of the plan or project
in view of the site's conservation objectives. Natural Resources Wales has set new phosphate standards
for the river SACs in Wales. 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 HRA to determine whether they are
likely to have a significant effect on the SAC condition.
This application has been screened in accordance with Natural Resources Wales' advice for planning
applications within the river Special Areas of Conservation (SACs) catchments (issued on 20th January
2021 and updated on the 26th May 2021).
Further information has been submitted during the course of the application and an assessment have been
sent to NRW for agreement. At the time of writing this report, no confirmation has been received by
NRW that they accept the conclusion. This will be updated verbally at Committee.
The HRA has been written to consider both applications to include this one (21/19623/Ful – Phase 1) and
(21/19622/Ful – Phase 2). The developer has indicated that foul flows for the proposed A1 unit are to be
disposed of via the public sewerage system and has provided information regarding drainage flows;
Drawing No J046/200 ‘Drainage Flows: Existing and Proposed’. No sewer connection is proposed for the
B1/B8 units (application 21/19622/FUL).
The development does potentially fall under the following criterion in the NRW advice –
‘The following developments can be screened out as not likely to have a significant effect on a river SAC
in relation to phosphorus inputs as there is unlikely to be a source of additional phosphorus or pathway
for impacts: ·




Any development that does not increase the volume of foul wastewater
Any development that improves existing water quality discharges by reducing the
phosphorus load of wastewater, or by decreasing the volume of wastewater produced
(e.g. by improvements to existing wastewater treatment infrastructure).’

However, as this criterion can only be met provided that the disconnection of facilities at Phase 2 is
undertaken prior to the connection of the Phase 1 unit, mitigation measures enforced through planning
conditions will be required; that will require further scrutiny through an Appropriate Assessment.
In addition, following sessions at the recent Wrexham LDP Examination it has come to light that LPAs
may not be able to rely solely on the presence of Phosphate stripping to guarantee nutrient neutrality.
Previously we had understood that P stripping, in place at Talgarth, was sufficient to avoid adverse effects
on the River Wye SAC. This is no longer the case. To this end we are investigating with NRW the
permitting arrangements for Talgarth Waste Water Treatment Works (WwTW). Therefore, this
application is “screened in” due to the requirement for a new connection to the public sewerage system.
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The application site is identified as being within the River Wye SAC catchment (the River Wye is
approximately 570m north-west of the site).
Foul flows from the Phase 1 site are to be disposed of via the public sewerage system. It is proposed that
there will be a net reduction in the volume of foul water generated from the site as a result of the
development, through the disconnection of the facilities currently present at the Phase 2 site (no
kitchen/toilet facilities are proposed for the four B1/B8 units) and subsequent connection of new facilities
at the Phase 1 site. ·
Dwr Cymru Welsh Water (DCWW) have offered no objection in principle to the foul flows discharging
to the public sewer, as outlined within a consultee response dated 18/03/2021. Although a new
connection is proposed, as demonstrated by the information provided in Drawing No J046/200 ‘Drainage
Flows: Existing and Proposed’ no increase in foul water flows from the site to the WwTW is considered
likely as a result of the development.
Calculations provided indicate that foul only flows will decrease from 1.25 lit/sec (existing) to 1.21 lit/sec
(proposed) - a decrease in the daily discharge rate of 36m3 to 34.8m3.
Both parcels of land are under the control of the Applicant, therefore it is possible to implement a
condition ensuring connection to the public sewer at the Phase 1 site is not to be made until the existing
units at the Phase 2 site are disconnected.
The River Wye SAC is considered to be too distant (approximately 570m) for impacts during
construction phase for there to be concerns regarding negative impacts on the designated features of the
SAC.
Foul water drainage could result in negative impacts on water quality in the river Wye SAC catchment.
Foul water from Phase 1 can be accommodated in the public sewage system, with the proposals resulting
in an overall reduction of foul water discharge from the two sites, provided that the disconnection of
facilities at Phase 2 is undertaken prior to the connection of the Phase 1 unit.
Regarding the impact on the River Wye SSSI, which is located approximately 600m from the proposal,
providing the impact pathways reference for the SAC are adequately addressed then the features of the
SSSI will also be adequately safeguarded.
11.2.2 Active and Social Places
Regarding PPW’s theme of active and social places, PPW outlines its position in regards to ‘Retail and
Commercial Development’. Paragraph 4.3.1 states that “Retail and commercial centres are hubs of social
and economic activity and the focal point for a diverse range of services which support the needs of local
communities. They are highly accessible to different modes of transport and are the most sustainable
locations for new development”. PPW also states that the planning system must:




promote viable urban and rural retail and commercial centres as the most sustainable locations
to live, work, shop, socialise and conduct business;
sustain and enhance retail and commercial centres’ vibrancy, viability and attractiveness; and
improve access to, and within, retail and commercial centres by all modes of transport, prioritising
walking, cycling and public transport (paragraph 4.3.3).

In PPW’s theme of active and social places, it is recognised that the future trends and issues of relevance
to the theme will need to be addressed, both individually and in an integrated way by embracing the
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placemaking outcomes, one of the key issues identified within the theme includes, “diversifying retail and
commercial centres so they can adapt to future retail trends, such as the continued rise in internet
shopping, so that they can continue to meet the needs of their local communities” and to “capitalise on
our existing retail and commercial centres as hubs of social and economic activity and the focal point for
a diverse range of other services supporting the needs of local communities and their wider catchments”
(p.45, PPW). Also, in order for Planning Authorities to ensure their maximum contribution to the wellbeing goals, PPW states that the planning system must “promote viable urban and rural retail and
commercial centres are the most sustainable locations to live, work, shop, socialise and conduct business”
(p.63, PPW).
11.3.2.1 Transport
Planning Policy Wales states that the Welsh Government is committed to reducing reliance on the private
car and supporting a model shift to walking, cycling and public transport. Delivering this objective will make
an important contribution to decarbonisation, improving air quality, increasing physical activity, improving
the health of the nation and realising the goals of the Well-being of Future Generations Act. (para 4.1.8).
Policy 59 of the LDP 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.
Powys County Council Highways Authority and Welsh Government Transport have made comments on
the application.
The site is served direct from the Class I, A4078 county highway, which is covered by a 30mph speed
limit. The A4078 highway is in excess of 7.3m wide and provides excellent links to the town and the wider
highway network, via the A479 Trunk Road to the south and the Class I, A438 county highway to the
north. Currently the site also benefits from a secondary vehicular access to the south, via the U0197
county highway, known as Depot Lane.
Pedestrian and cycle links to the site are readily available, with footway links along the A4078, and an
urban footway link which crosses the site to the south, which in turn joins the A4078 via a controlled
crossing. National Cycle Network Route 8 also bounds the site. The nearest bus stop is sited at the
bottom of Kings Drive, which is just some 100m from the site.
It is proposed that the proposed phase 2 scheme uses the same proposed access as the phase 1 scheme,
and this will involve the crossing over a public right of way.
A number of concerns were raised from the Highways Authority, however further information and
amended drawings were received and the no objection is raised subject to conditions.
The amended access and internal layout detail submitted in support of the revised scheme, as shown on
the “Proposed Layout Drawing” 1412/005 rev A, generally addresses the previous concerns raised by the
HA. The realigned access road provides improved access for larger vehicles and the enlarged parking and
service yard areas, provide adequate parking and turning provision for both customer and service vehicles,
in line with the requirements of the CSS Wales parking Standards.
In parallel to the comments received by Powys County Council, the Welsh Government as highway
authority for the A479 trunk road directed that planning permission should not granted at this time as
the applicant has provided insufficient information to determine the application.
This information was duly submit with the amended site layout plan and the Welsh Government
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Transport withdrew their objection and raised no objection to the proposal.
As such the proposal would comply with the above policies.
Regarding Active Travel considerations, the new A1 unit will be within walking distance of Talgarth town
centre and many of the town’s residential properties. It’s within close walking distance to the library,
school and doctors surgery.
11.3.2.3 Public Rights of Way
Policy 49 discussed the impacts on Rights of Way and long distance routes. Development that would
prevent or adversely affect the use of a public right of way… will only be permitted where an equivalent
alternative route can be provided.
There is a public footpath crossing between the Phase 1 and Phase 2 sites. The National Park’s Rights of
Way Officer was consulted on the application. No objection was raised.
Should permission be granted the developers should ensure as far as possible, that the footpath remains
open during development work.
11.3.2.4.Neighbouring Amenity and the impact of noise.
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
neigbouring properties and people’. (2.7, PPW, 2021).
There are residential properties in close proximity to the site such that the construction and operation
of the proposed development has the potential to cause a detrimental effect on residential amenity.
However, the previous use of the site as a Highways maintenance depot should be taken into
consideration.
Powys County Council Environmental Health were consulted on the application and raised no objection
to the scheme.
The Health and Safety Executive were consulted on the application, however no objection was raised.
The site is close to some residential properties, however it is considered that the proposal would not
have no greater impact on the amenity of neighbouring properties as did the previous use as a Highways
Authority Maintenance Yard.
As such, the proposal would have a detrimental impact on the amenity or privacy of neighbouring
properties.
12

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) 4, 5, 12, 23 and 24 and SP1,
SP3, SP10, SP12, KLP1, KLP2, 1, 3, 4, 6, 7, 10, 12, 17, 19, 35, 37, 49, 56 and 59 of the Development Plan,
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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 economic and 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
it delivers sustainable development and meets current needs without hindering those of future
generations.
RECOMMENDATION: Permit subject to conditions
Conditions
1
2

3
4
5

6
7

8
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The development hereby permitted shall be begun before the expiration of five years
from the date of this permission.
The development shall be carried out in all respects strictly in accordance with the
approved plans (drawing nos. CW607-08 B (Elevations and floor plans), CW 607-02
(Site Location Plan Phase II), CW607/01 B (Site layout plan) JO46 / 200 (Drainage Flows:
Existing and Proposed), 1412-005-A (Proposed layout),1412-006-A Phase 2 Swept
path), JO46 / 03 B (Proposed Surface Water drainage layout), 1412-004-A (Junction
visibility), CW607-10 B (Bat mitigation outbuilding) unless otherwise agreed in writing
by the Local Planning Authority.
No permeable/porous construction (in particular access road) is located directly above
or within the easement of the public sewer crossing the site.
No surface water and/or land drainage shall be allowed to connect directly or indirectly
with the public sewerage network
The use of the building hereby permitted shall be restricted to four units each to be
used as use class B1 or B8 premises in accordance with the Town and Country
Planning (Use Classes) Order 1987 or any Order revoking, amending or re-enacting that
order with or without modificationand for no other uses.
The foul drainage scheme for the development shall be implemented and operated
strictly in accordance with the details as shown on Drawing No J046/200 ‘Drainage
Flows: Existing and Proposed’.
Notwithstanding the submitted detail, prior to commencement of the development, the
applicant shall submit detailed highway engineering drawings showing the uncontrolled
combined cycleway/pedestrian crossing proposals for the access from the A4078 and
the pedestrian crossing along Depot Lane, which should clarify the vertical alignment
proposals. The development shall thereafter be carried out in accordance with the
approved details of construction.
No development shall commence until provision is made within the curtilage of the site
for the parking of all construction vehicles together with a vehicle turning area. The
parking and turning area shall be maintained free from obstruction at all times such that
all vehicles serving the site shall park within the site and both enter and leave the site
in a forward gear for the duration of the construction of the development.
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18
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No development shall commence until the existing vehicular access to the site via Depot
Lane is closed off to vehicles and this shall be retained as such for as long as the
development is in existence.
No other development shall commence until the vehicular access from the A4078 has
been constructed in accordance with the approved drawing 1412/005 rev A so that
there is clear visibility from a point 1.05 metres above ground level at the centre of the
access and 2.4 metres distant from the edge of the adjoining carriageway, to points 0.6
metres above ground level at the edge of the adjoining carriageway and 43 metres
distant in each direction measured from the centre of the access along the edge of the
adjoining carriageway. Nothing shall be planted, erected or allowed to grow on the
area(s) of land so formed that would obstruct the visibility and the visibility shall be
maintained free from obstruction for as long as the development hereby permitted
remains in existence.
Upon formation of the visibility splays as detailed above the centreline of any new or
relocated planting/hedging should be positioned not less than 1.0 metre to the rear of
the visibility splay and retained in this position as long as the development remains in
existence.
Before any other development is commenced the area of the access to be used by
vehicles is to be constructed in full accordance with the approved highway drawing to
a minimum of 450mm depth, comprising a minimum of 250mm of sub-base material,
100mm of bituminous macadam base course material, 60mm of bituminous macadam
binder course material and 40mm of wearing course material for a distance of 20 metres
from the edge of the adjoining carriageway. Any use of alternative materials is to be
agreed in writing by the Local Planning Authority prior to the access being constructed.
Prior to the first beneficial use of the unit, provision shall be made within the site for
the parking and turning of vehicles as detailed on the approved site plan 1412/005 rev
A. The parking areas shall be retained for their designated use for as long as the
development hereby permitted remains in existence.
The gradient of the access shall be constructed so as not to exceed 1 in 20 for the first
20 metres measured from edge of the adjoining carriageway along the centre line of the
access and shall be retained at this gradient for as long as the development remains in
existence.
No surface water drainage from the site shall be allowed to discharge onto the county
highway
The subject site is identified as requiring gas protection measures which meet, as a
minimum, Characteristic Situation 2 (CS2) specifications, as prescribed in
BS8485:2015+A1:2019 ‘Code of Practice for the Design of Protective Measures for
Methane and Carbon Dioxide Ground Gases for New Buildings’, must be installed. A
Verification Plan as described in Ciria C735 must be submitted before installation for
approval. The specification and verification methodologies, for the installation of the
ground gas protection measures, must be approved in writing, by the local planning
authority, prior to the commencement of the development.
Following completion of the installation of the ground gas protection measures, a
verification report, which is subject to the approval in writing of the local planning
authority, must be produced prior to the occupancy of the development. The
verification report contents must be agreed with the local planning authority before
commencement of the development.
The operating hours of the units shall be restricted to 7.00 – 20.00 – Monday to Friday
and 8.00 – 14.00 – Saturday. 9.00 – 13.00 – Sunday and Bank Holidays. Deliveries shall
not be taken at or dispatched from the site outside of these hours.
The construction period working hours for the development hereby permitted shall be
restricted for all works and ancillary operations audible at the site boundary between
0800 to 1800 Hours Monday to Friday, 0800 to 1300 Hours Saturday and at no time
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20
21
22

23

24

25
26
27

28

29

on Sunday or Bank Holidays. Deliveries to and removal of plant, equipment, machinery
and waste from the site must also only take place within the permitted hours detailed
above.
There shall be no foul drainage connection to units 3 – 6 and shall remain as such unless
otherwise agreed in writing by the Local Planning Authority.
Prior to the first use of the building hereby approved 2 electric vehicle car charging
points shall be provided within the car parking areas hereby approved. The electric
points as detailed above shall thereafter be retained in perpetuity
The biodiversity enhancement scheme as shown on Plan No. CW607/08 Rev B 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.
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.
The development shall be undertaken in strict accordance with the EPS licence issued
by Natural Resources Wales, and with the conclusions, recommendations and outline
method statement for planning/compensation measures outlined within Section 4 and
Section 5 of the Former Depot & Yard at Talgarth, Powys, LD3 0AW - Bat Survey
Report: by I&G Ecological Consulting, Version 2 dated 01/09/2021.
Results of post – development monitoring surveys are to be submitted to the Authority
within 2 months of their being undertaken. These results shall also be submitted to the
Biodiversity Information Service for Powys and the Brecon Beacons National Park.
Bat mitigation as detailed within Plan No. CW607/10 Rev B shall be undertaken and/or
installed prior to the commencement of development hereby approved, in accordance
with the approved details and maintained thereafter.
The development shall be undertaken in strict accordance with the recommendations
outlined in Section 5. Conclusions and Recommendations of the Ecological Appraisal
Report: Former Depot & Yard at Talgarth, Powys by I&G Ecological Consulting dated
October 2020.
Prior to commencement of development works, a full Ecological Method Statement
(EMS) for site clearance with regards to reptiles shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be implemented in
accordance with the approved EMS.
Prior to the commencement of the development, a landscaping plan that shall include
use of native species as listed in Appendix 5 of the LDP, shall be agreed with the Local
Planning Authority and shall be implemented in the first planting season following
implementation of the development. 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.

Reasons:
1
2
3
4
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Required to be imposed by Section 91 of the Town and Country Planning Act 1990.
To ensure adherence to the approved plans in the interests of a satisfactory form of
development.
To protect the Sewage Asset that’s crossing the site.
To prevent hydraulic overloading of the public sewerage system, to protect the health
and safety of existing residents and other offsite receptors
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5
6

7
8
9
10
11
12
13
14
15
16
17
18
19
20

21
22

23

24

25

26

27
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To control the use of the site.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4 and 10 of the adopted Local Development Plan for the BBNP
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
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of Highway Safety
In the interest of residential and environmental amenity
In the interest of residential and environmental amenity
In the interest of residential amenity
To protect residential amenity, by avoiding the night-time hours
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4 and 10 of the adopted Local Development Plan for the BBNP
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
To encourage the use of ultra low emission vehicles in accordance with Policy 12 of
Future Wales The National Plan 2040 (February 2021)
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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.
To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and
Policies SP3, 1, 3, 4, 6, 7 and 12 of the adopted Local Development Plan for the BBNP
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29

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

Informatives
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 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

Warning: A European protected species (EPS) Licence is required for this
development. This planning permission does not provide consent to undertake works that
require an EPS licence. It is an offence to deliberately capture, kill or disturb EPS or to recklessly
damage or destroy their breeding sites or resting places. If found guilty of any offences, you could
be sent to prison for up to 6 months and/or receive an unlimited fine. To undertake the works
within the law, you can obtain further information on the need for a licence from Natural
Resources Wales on 0300 065 3000 or at: https://naturalresources.wales/guidance-andadvice/environmental-topics/wildlife-and-biodiversity/european-protected-species/?lang=en

3

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

4

SEWERAGE ASSET PROTECTION The proposed development site is crossed by a public
sewer with the approximate position being marked on the Statutory Public Sewer Record. The
position shall be accurately located and marked out on site before works commence and
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5

The developers should ensure as far as possible, that the footpath remains open during
development work

6

NRW advise that as groundwater linkage has not been discounted, and given the proximity to
the River Ennig, there remains the potential for groundwater bodies beneath the Site to be in
hydraulic continuity with surface waters. We advise that the wells with monitoring infrastructure
be monitored (presence of water, depth to water, visual / olfactory contamination assessment)
during subsequent ground gas monitoring visits to validate the conclusions of the report

7

Under Section 184 of the Highways Act 1980, it is a requirement that a licence is obtained from
the Highway Authority, in addition to Planning Permission, for vehicular access works.
a. The need to avoid interference with and to make provision for the carrying of existing
highway drainage under the access to the satisfaction of the Highway Authority.
b. The requirement of the Highway Authority for the Developer to ensure that no surface
water is discharged onto the County Highway or, without prior approval, into the highway
drainage system.

8

Under Section 50 of the New Roads & Street Works Act 1991 it is a requirement that a
Streetworks licence is obtained from the Highway Authority to place, or to retain, apparatus in
the highway and thereafter to inspect, maintain, adjust, repair, alter or renew the apparatus,
change its position or remove it.

9

The need to inform and obtain the consent of Statuary Undertakers (Electricity, Water, Gas,
BT), Land Drainage Authority, etc. to the works.

10

The New Roads & Street Works Act 1991 requires that all works, be properly notified and
approved prior to commencement.

11

Further advice on compliance with contaminated land conditions may be obtained by contacting
the Environmental Health Service on 01597 827645.
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Site Location and Layout (Not to scale)
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Elevations and floorplans (Not to scale)
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Vision Splays (Not to scale)
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Swept path diagram (Not to scale)
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Existing and Proposed Foul Drainage (Not to scale)

Surface water drainage (Not to scale)

Layout Plan showing phase 1 and phase 2
(Not to scale)

Bat Mitigation Building (not to scale)

