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PLANNING COMMITTEE REPORT – 22nd November 2022 

 

 

Application Number: 22/21096/FUL Date Validated: 26 May 2022 

Site Address: Land Adjacent To Bryn Y 

Haul 

Church Road 

Clydach 

Monmouthshire  

NP7 0HF 

 

Decision Due 

Date: 

21 July 2022 

Grid Ref: E: 322979  N:213851 Proposal: To provide key 

infrastructure to 

support the growth of 

the existing market 

garden growing local 

food for the 

community, enabling a 

wider range of crops 

to be grown and 

extending the growing 

season.  This includes 

improvement of the 

access, undercover 

growing space, a barn 

for packing and 

storage, compost bays, 

bike shed and ponds to 

promote biodiversity. 

 

Case Officer: Rhydian Williams Community: Llanelly 

Reason(s) Application 

Reported to Committee: 

Public Interest 

RECOMMENDATION:  Permit subject to conditions 
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1.  Description of Development  

 

The proposal is to establish infrastructure to support the growth of the existing market 

garden and to enable the extension of the crop growing season. The proposal includes 
works to the access point and track, undercover growing space, a barn for packing and 

storage, compost shed, bike shed and ponds.  

 

The application is very comprehensive and includes a Biodiversity survey and report and 

various other supporting information and plans. A detailed proposed site plan has also 

been provided which illustrates that the main element of the development, the 

undercover growing areas and main shed will be located to the Northern part of the 

application site in the most sheltered area of the site.  

 
 

2.  Site Appraisal 

 

The application site is located in open countryside (as defined by the Local Development 

Plan 2013) in a semi-rural location to the West of the settlement of Gilwern. The site is 

accessed directly from Church Road. The wider site is made up of two fields and wooded 

area which gently sloped to the East. The site benefits from mature tree lines along all 

internal and surrounding hedgerows. The application site does have some direct 

neighbouring properties, most notable a residential dwelling to the Southern and 

Western boundaries.  

 

The application site is currently being used to grow vegetables by the applicants who have 

established a veg box scheme. When visiting the site it is apparent that the applicants are 

very competent vegetable growers utilising low soil disturbance methods and growing 
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crops organically.  
 

 

3. Planning History 

 

App Ref Description Decision Date 

 

21/19637/FUL Tir Awen Church Road Gilwern 
NP7 0HF   

WITHDRAWN 22.06.2022 

 
 

4.  Relevant Local and National Planning Policy 

 

4.1 Brecon Beacons National Park Authority Local Development Plan and Supplementary 

Planning Guidance 

 

 

Policy no. Policy 
Policy SP1 National Park Policy 
Policy 1 Appropriate Development in the National Park 
Policy SP3 Environmental Protection  

 
Policy CYD LP1 Enabling Appropriate Development in the Countryside  

Policy 3 Sites of European Importance 

Policy 4 Sites of National Importance 

Policy 6 Biodiversity and Development 
Policy 7 Protected and Important Wild Species 
Policy 10 Water Quality 
Policy 12 Lighting  
Policy SP4 Climate Change 
Policy SP11 Sustainable Design 
Policy 41 New farm and forestry buildings 
Policy 59 Impacts of Traffic 
Supplementary 
Planning 
Guidance 

 

 Policy CYD LP1: Enabling Appropriate Development in the 

Countryside  
 Biodiversity and Development  
 Landscape and Development  
 Obtrusive Lighting and Light Pollution 

 

 

4.2    National Planning Policy and Guidance 
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Document 
 
Future Wales: The National Plan 2040 
 
Planning Policy Wales: 11th Edition (February 2021) 

 

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

 

Technical Advice Note 6: Planning for Sustainable Rural Communities (2010)  

 

Technical Advice Note 12: Design (2016)  

 

 
 

5.  Summary of Consultation responses 

 

Consultee Comments 

 

Llanelly Community 

Council 

 

No comments received  

 

NP Planning Ecologist 

 

Thank you for forwarding the additional information. I offer the following 

observations: 

 

Stream crossing 

o I had appreciated that there was an existing stream crossing, but 

clarification that no additional works to the stream are proposed is welcomed. 

o A Construction and Environmental Management Plan (CEMP) would 

probably be the best way to address pollution prevention measures during the 

works to upgrade the track. Clarification that the relevant guidance will be 

followed is also welcomed. 

o The submission and implementation of the CEMP can be secured through 

a planning condition. 

 

Wastewater 

o I understand that no detergent will be used for washing and that the 

wastewater will be stored on site and used for watering. As it will not be 

contaminated, there is no ecological objection to this. 

o I am unaware that the applicants have permission for a composting toilet 

at the site and I am assuming that it is part of this application, albeit retrospectively 

if they have already installed and are using it? 

o If the composting toilet is included within this planning application, I am of 

the opinion that we will need further information.  

o Firstly, please can the location of the composting toilet be shown on a 

plan? 

o It is appreciated that the applicants are already resident in the Usk SAC 

catchment, so there will be no net increase in the volume of phosphorus in the 

catchment. 

o It is also acknowledged that the amount of manure generated is likely to 

be low; the use of the composted manure as a mulch for trees that are located 

away from the watercourse is welcomed. 
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o It is the disposal of the blackwater that has not yet been explained in the 

email below. The blackwater is particularly high in nutrients so it needs careful 

management and disposal. Provided it can be demonstrated that it will be managed 

and disposed of correctly, it should be acceptable. 

 

I hope this is of help - let me know if you need anything further. 

 

 

NP Planning Ecologist 

 

Additional information has been provided to clarify that there will be no 

composting toilet at the site. It is also stated that there will be no changes or 

improvements to the stream crossing. 

 

The development has been screened for impacts on the river Usk SAC in 

accordance with Natural Resources Wales' latest advice for planning applications 

within the riverine SAC catchments (version 3 issued 22nd July 2022). No Likely 

Significant Effects on the SAC are anticipated. 

 

There is no ecological objection to the approval of these development proposals, 

subject to the imposition of planning conditions and informative notes to safeguard 

and enhance nature conservation interests at the site. An Ecological Method 

Statement and an Ecological Enhancement and Management Plan will be required, 

but these can be secured through planning conditions.  

 

 

Natural Resources 

Wales/Cyfoeth 

Naturiol Cymru 

 

Thank you for consulting Cyfoeth Naturiol Cymru / Natural Resources Wales 

(NRW) about the above, which we received on 27/06/2022. 

 

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 

protected sites. If this information is not provided, we would object to this 

planning application. Further details are provided below. 

 

We also advise that based on the information submitted to date, the documents 

identified below should be included in the approved plans and documents 

condition on the decision notice. 

o The Ecology Co-op Environmental Consultants, 02/08/2020, Preliminary 

Ecological Appraisal and Phase 1 Habitat Survey; 

o Mackley Davies Associates Ltd, 30/12/2020, Tree Survey & Arboricultural 

Impact Assessment. 

Without the inclusion of these documents we would object to this planning 

application. 

Protected Sites 

We have reviewed the Preliminary Ecological Appraisal (PEA) and Phase 1 Habitat 

Survey dated 02/08/2020 by The Ecology Co-op, submitted in support of this 

application and note that the desk top survey within section 3.1 (Baseline 

conditions, Designated Sites) is limited to 1km radius and only refers to Regionally 

Important Geodiversity Sites and the Brecon Beacon National Park. 

No reference has been made to any of the other statutory protected sites present 

within a 2km radius. Specifically, the report does not consider any potential impact 

on the River Usk Special Area of Conservation (SAC) which is hydrologically 

connected to the development site; nor the Usk Bat Sites SAC, or Mynydd 

Llangatwg Sites of Special Scientific Interest (SSSI), which are designated for a 

variety of mixed habitats and lesser horseshoe bat. 
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Usk Bat Sites SAC 

We consider bats to be a mobile SAC features that can be affected by 

development projects that take place outside the boundary of the protected sites. 

In this instance, we have reviewed section 4.2 (Habitats and enhancement 

opportunities) of the PEA and from the information provided, we consider that 

the proposal is not likely to have a significant effect on the feature (lesser 

horseshoe bats) of Usk Bat Sites SAC and Mynydd Llangatwg SSSI. 

We consider the recommended woodland and hedgerow management approach 

to be appropriate for the site. Sustainable rotational woodland management with 

the aim to improve structural diversity will continue to provide valuable dispersal 

corridors for species linking the SAC to the wider environment as well as 

providing valuable foraging and resting habitat for wildlife. 

It is our understanding that all larger trees with potential to host bat roosts will be 

left as standards as stated in section 4.4 of the report. Existing vegetation will be 

protected during construction in accordance with the protective measures 

described in Appendix 3 of the Tree Survey and Arboricultural Impact Assessment 

dated 30/12/2020 (Mackley Davies Associates Ltd). 

 

We advise you these reports should be included in the 'approved list of plans / 

documents' condition within the decision notice should consent for the project be 

granted.  

 

River Usk Special Area of Conservation (SAC) 

We note the application site is within the catchment of the River Usk SAC. As 

you are aware, on the 21st January 2021, we published an evidence package 

outlining phosphorus levels for all river SACs across Wales. As part of this 

package, we issued a Planning Position Statement, in which we advised that any 

proposed development that might increase the amount of phosphate (or 

phosphorus) within a river SAC catchment could lead to damaging effects to the 

SAC. Therefore, such proposals should be screened through a Habitats 

Regulations Assessment (HRA), to determine whether they are likely to have a 

significant effect on the SAC. 

 

The planning application states there will be no foul sewage from the 

development. This would imply there will be no toilet facilities for the people 

working on site. We also note section 6.1 of Tir Awel Land Management Plan 

2022 states that the barn will be fitted with a kitchen with cooking and hand 

washing facilities. No information has been provided on how grey water from this 

building will be disposed of. 

We advise you seek clarification over this matter and refer you to our Planning 

Advice should you need to seek further information from the applicant. 

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). 

 

Protected Species 

No European Protected Species (EPS) were found present within the area affected 

by the proposal although the potential for bat roosting and foraging within the 

area was considered high. 

 

We welcome the recommendations for habitat management made in the PEA and 

we do not consider that the development is likely to be detrimental to the 
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maintenance of the population of any EPS species concerned at a favourable 

conservation status in its natural range. 

 

We note the PEA (Appendix 2) makes reference to the Bats and artificial lighting 

in the UK Guidance Note 08/18 published in partnership with the Institute of 

Lighting Professionals (ILP) and the Bat Conservation Trust (BCT), 2018. 

However, the Tir Awel Land Management Plan 2022 states 'There will be no 

external lighting.' Sufficient street lighting is provided along the road and no other 

source of exterior lighting will be required. 

 

Landscape 

NRW's landscape planning advice relates to the development's potential impact on 

the Brecon Beacons National Park's landscape character, visual amenity and special 

qualities and its accordance with national policy. 

 

We note the Tir Awen Land Management Plan 2022 sets out the baseline 

landscape context - referring to the BBNP Landscape and Development 

Supplementary Planning Guide and the site location relative to Landscape 

Character Area (LCA) 11: Eastern Usk Valley, and LCA 10: Clydach Gorge. 

The five LANDMAP aspect area summaries are included. We consider the 

landscape baseline has been set out appropriately and Section 5.4. includes 

appropriate measures for the conservation and enhancement of the National 

park's landscape character and dark skies. 

 

We conclude that the proposed timber buildings and poly tunnels would 

introduce minor change to the character of the Clydach valley (not significant). 

The proposed development and land use would not be uncommon within settled, 

farmed, valley landscapes. The existing strong pattern of trees and hedgerows 

provides good landscape integration of the development within the valley and 

locally. 

 

We note the intension to plant another 4-5 fruit trees on site and carry out 

coppicing and/or hedge-laying to improve the structural diversity of the existing 

hedgerows. New hedgerows will only be planted if required to provide additional 

screening of the site. 

 

We advise you that the location and choice of tree and hedgerow plant species 

will need to target the specific issues of the location and planting should be 

appropriate and in character to the rural locality; planting that conserves and 

enhances habitats. 

Other Matters 

Our comments above only relate specifically to matters included on our checklist, 

Development Planning Advisory Service: Consultation Topics (September 2018), 

which is published on our website. We have not considered potential effects on 

other matters and do not rule out the potential for the proposed development to 

affect other interests. 

We advise the applicant that, in addition to planning permission, it is their 

responsibility to ensure they secure all other permits/consents/licences relevant to 

their development. Please refer to our website for further details. 

 

NP Planning Ecologist 

 

The development proposals are for a number of structures associated with the 

development of a market gardening business. This includes the construction of a 

barn (for packing and storage), compost bays, a bike shed, two polytunnels, wildlife 

ponds and an improved access to the site. The site is in the open countryside, 

although is not far to the west of Maesygwartha and to the north of Clydach. It is 
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currently a semi-improved pasture with some elements of the establishment of a 

horticultural business 

 

The site is within the river Usk SAC catchment and the application will be 

screened in accordance with Natural Resources Wales' latest advice for planning 

applications within the riverine Special Areas of Conservation (SACs) catchments 

(version 3 issued on 26th July 2022). Further information is required before this 

can be undertaken. 

 

An ecological survey has been undertaken and report submitted. The field has 

already been subject to the creation of some vegetable growing beds and it is 

accepted that the change in agricultural use can proceed without a requirement 

for planning permission. The proposed ponds could have benefits for wildlife 

provided that they are constructed and managed appropriately. There will be 

scope for management of the margins of the field for nature conservation interests 

and the applicants will also install bat and bird boxes. 

 

Recommendations: 

There is likely to be no ecological objection to the principle of these development 

proposals, subject to the imposition of planning conditions and informative notes 

to safeguard and enhance nature conservation interests at the site. An Ecological 

Method Statement and a Habitat Management Plan will be required, but these can 

be secured through planning conditions.  

 

However, further information is required prior to determination to clarify: 

o The extent of the impacts on the stream crossing and how this will be 

mitigated. 

o The management of wastewater and details of any requirements for toilet 

facilities and foul drainage at the site. When this information has been provided, 

the application can be screened for Likely Significant Effects on the River Usk SAC, 

and an Appropriate Assessment undertaken if necessary. 

 

 

Monmouthshire 

County Council 

Highways 

 

No objection (subject to conditions specified below) 

OBSERVATIONS / COMMMENTS 

The application is for the provision of key infrastructure to support the growth of 

the existing market garden growing local food for the community, enabling a wider 

range of crops to be grown and extending the growing season. This includes 

improvement of the access, undercover growing space, a barn for packing and 

storage, compost bays, bike shed and ponds to promote biodiversity. 

The application site was subject to a previous planning application, 21/19637/FUL, 

for the construction of a dwelling and associated infrastructure to enable the 

applicants to live on site and deliver a One Planet Development. The Highway 

Authority note that the application was withdrawn and that the current 

application and proposed site plan is identical to the previous proposed site plan 

however the proposed dwelling has been omitted from the scheme. The proposed 

access improvements are also identical to that proposed under the previous 

application.  

In light of the above comments the Highway Authority would maintain the 

position as outlined in the previous comments to the previous application, as 

follows:- 

The applicant indicates that the site is currently being used by them as a small 

holding utilising the improved existing access; 

The existing access is via a classified un-numbered rural road, route R203, a 

narrow rural road that experiences predominantly agricultural vehicle movements 
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and low residential vehicle movements to and from the limited number of 

residential properties in the locality. Vehicle 

speeds in the vicinity of the proposed development are considered to be low due 

to the alignment and width of the lane. 

The highway authority has prior to the application provided advice to the applicant 

on how the existing field access could be improved to facilitate reasonable access 

and egress movements for the proposed development. 

The applicant has provided detailed information in support of the application in 

particular a Transport and Access Rationale Statement detailing the use of the 

small holding and anticipated usage following the implementation of the proposal. 

The highway authority has no reason to challenge the projected vehicle 

movements to and from the proposed development.  

The current access improvements are acceptable for the current small holding and 

although the additional planned improvements for the overall development do not 

generally comply fully with current guidelines and standards, the highway authority 

considers that the improvements proposed as detailed in the Transport and 

Access Rationale Statement and as detailed on the Proposed Access Plan are 

considered to be reasonable, in particular; 

o the setting back of the gates, 

o Reducing the height of the boundary walls to improve junction visibility. 

o The widening of the access to accommodate larger vehicle turning 

requirements. 

o Turning provision 

o Adequate parking arrangements to accommodate the projected vehicle 

movements.  

The highway authority would be unable to sustain an objection on safety grounds 

and would offer no objection to the proposal subject to the proposal being 

developed in accordance with the submitted plans and the following condition; 

o The proposed access shall have a hard surface for a minimum distance of 6m 

from the highway boundary. 

NOTES TO APPLICANT 

1. 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. 

 

Monmouthshire 

Sustainable Drainage 

(SAB) 

 

No objection 

 

Copies of the full consultation responses can be found on our website at:  https://planningonline.beacons-

npa.gov.uk/online-applications/?lang=EN 

 

6.  Third Party Representations 

 

Number of objections 5 

Number of representations 1 

https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
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Number of supporting contributions 9 

Number of original consultees 11 

Number of contributors 15 

 
The application was advertised via neighbour letters and site notice. Considerable local interest exists, 

resulting in 5 letters of objection and 9 letters of support.  

The main themes outlined in the objection letters include concerns relating to access, traffic generation, 

visual impact, concerns works have commenced without planning permission, impact on the local 

environment and on neighbouring properties.   

The main matters outlined in the supporting letters include matters relating to the benefits of the 

proposal in enabling crops to be grown during a longer growing season, biodiversity benefits, benefits of 

providing local fruits and vegetables to the local community, essential development for the future during 

this climate emergency, and wider community benefits.    

 

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

The well-being of Future Generations (Wales) Act places a duty on public bodies to carry out 

sustainable development to improve the way in which we achieve the social, economic, 

environmental and cultural well-being of Wales. The National Park must act in accordance with 

the sustainable development principle and seek to ensure that the needs of the present are met 

without compromising the ability of future generations to meet their own needs. As part of this 

duty public bodies must set and publish objectives which are designed to maximise its contribution 

to achieving each of the well-being goals. The 7 goals are: 

- A prosperous Wales 

- A resilient Wales 

- A healthier Wales 

- A more equal Wales 

- A Wales of cohesive communities 

- A Wales of vibrant culture and thriving Welsh language 

- A globally responsible Wales 

 

The primary objective of Planning Policy Wales Edition 10 (2018) is to ensure that the planning 

system contributes towards the delivery of sustainable development and improves the social, 

economic, environmental and cultural well-being of Wales as required by the Well-being of Future 

Generations (Wales) Act 2015.  

 

It is considered that the Local Development Plan has been prepared to ensure the sustainable 

development of the National Park, particularly in relation to Environmental protection, sustainable 

distribution of development, housing, economic well-being, sustainable tourism, sustainable 

communities, sustainable infrastructure and various other considerations.  

 

8. 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. 
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9. Assessment: 

9.1  Key Gateway Test – 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. 

 

9.1.1 Good design 

The proposed development has been designed specifically for the purpose of producing 

vegetables for local consumers. The size and scale of the proposed buildings are modest and 

in line with the functional need of the enterprise, with the materials palette reflecting the 

proposed use and being sympathetic to the site and wider area.  

 

9.1.2 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. 

 

The proposed development will allow the onsite business to develop to better deliver 

organically produced food all year round. The polytunnels will allow for a longer growing 

season and provide opportunity for growing more produce. The food produced will be for 

sale through the existing vegetable box scheme and the growth of the business will allow 

more local people to benefit from the produce. The proposed facilities will also provide 

shelter for the applicants when working the land. This will have a positive impact on the 

health and well-being of the applicants and the wider community. 

 

9.1.3 The Welsh Language 

The proposed development does not include the use of any interpretive materials requiring 

the use of bilingual signage. The proposed development is also not deemed to present a risk 

in terms of introducing ‘any element of discrimination between individuals on the basis of 

their linguistic ability’, as set out in PPW para. 3.28. 

 

9.1.4 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 Usk (SAC) catchment area 



Page 12 of 29 

and NRW have provided planning guidance to control the level of phosphates entering the 

river. The Brecon Beacons National Park Authority concludes that Adverse Effects on the 

Integrity of the Site (the River Usk SAC) can be avoided due to the nature of the 

development not resulting in the creation of additional wastewater. Further detail on this is 

discussed within this report. 

 

9.1.5 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 is located in an area of open countryside as defined by the LDP Proposal Map. 

The LDP defines countryside locations as areas unsuitable to accommodate future 

development in accordance with the Environmental Capacity of the National Park. The LDP 

defines a 15 year vision for the future of the countryside which emphasises the importance of 

supporting the countryside as a living and working landscape, internationally recognised for 

its outstanding natural beauty and cultural traditions.  

 

Policy CYD LP1 of the Local Development Plan (2013) which stipulates that proposals for 

development within countryside locations will be required to contribute positively to their 

countryside setting and enhance the quality of the landscape without adverse impact on the 

wildlife, natural beaty, cultural heritage, environmental assets or biodiversity of the area.  

 

Policy 41 of the Local Development Plan states the following: 

New Farm and Forestry Buildings New farm and forestry buildings will be 

permitted in accordance with National Planning Policy and where it can be 

demonstrated to the satisfaction of the NPA:  

a) that the need identified cannot be accommodated through the conversion of 

existing buildings; or  

b) that a new building is necessary and that it is sensitively sited in relation to the 

landscape in accordance with Policy 1 (appropriate development) and criterion 4 

of CYD LP1. 

 

The application site is located in close proximity to good road and rail connectivity and also a 

substantial population in nearby settlements thus making it a good location for such a 

development. The applicants have begun the market garden business, however in order to 

progress the business further and to improve their offering require the facilities proposed 

There are no existing buildings on site which are suitable for conversion, and the new 

buildings have been sensitively sited in relation to the landscape in line Policy 1, criterion 4 of 

CYD LP1 and Policy 41. The covered growing areas and proposed packing and storage shed 

have been located in a very sheltered location on the site away from any neighbouring 

properties boundaries. Furthermore, the proposed buildings are relatively low lying and will 

be screened by adjacent trees and hedgerows.  

 

The proposal is considered to be compliant with LDP Policy CYD LP1 and Policy 41. 

 

9.2 Assessing the sustainable benefits of development:           

 (PPW para 2.21) 

 

9.2.1 Social considerations 
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People in the local area will benefit from the proposal by means of the resulting increase in 

local grown produce as part of the veg-box scheme which is currently operational from the 

site. The benefits of seasonal local produced food is widely known and considered a key area 

for the nation to reach its sustainability targets. 

 

9.2.2 Economic considerations 

By allowing the proposed onsite infrastructure the business will be more profitable and allow 

for more opportunity for year-round local food production to support the local food 

economy within the National Park and its environs.  

 

9.2.3 Environmental considerations 

The site is located in close proximity to semi urban and urban areas and benefits from good 

public transport opportunities. The applicants also intend to have an electric van for delivery 

purposes which will be positive for the environment. The development is not considered to 

harm the environment of the immediate area or wider National Park. The proposal will also 

support a local food production enterprise.  

 

9.3 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. 

 

9.3.1 Distinctive and natural places 

 

9.3.1.1 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 will be well screened from the adjacent minor 

roadways and wider area by means of the site’s topography and mature 

hedgerows and trees, and therefore the site will not be a prominent feature in 

the wider landscape. The proposed buildings are of a modest scale and located 

in sheltered areas. The proposed polytunnels by their very nature will be more 

visible, however the site does benefit from significant screening which will help 

screen the development.  

In considering the benefits of being able to produce food locally, on balance it 

is considered to be compliant with policy 1 of the LDP.  

9.3.1.2 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)  
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Policy 12 ‘Light Pollution’ (LDP 2013)  

 

Representation has been received from the National Park’s Ecologist raising 

no objection to the proposal. 

 

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 within the development.  

 

The proposed development will achieve this through suitably worded 

conditions to ensure the enhancements and mitigation as included in the 

landscape and ecological report submitted are carried out on site. 

 

As such, the proposal would comply with the above policies 

 

9.3.1.3 River Usk  Special Area of Conservation (SAC) 

The site is within the River Usk 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) 

 

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 applicant has provided clarification that toilet 

facilities will be provided via a chemical toilet (portaloo) and therefore not 

produce any wastewater to be disposed. In terms of grey water, used for 

washing of vegetables, the applicants have provided information to confirm no 

grey water will be disposed of near a watercourse. The grey water will be 

used for watering of plants The proposals phosphate screening report has 

concluded it is 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). 

 

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

9.3.2 Active and Social Places 
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9.3.2.1 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. 

 

Monmouthshire County Council as the Local Highways Authority (LHA) have 

no objection to the proposed development subject to conditions. Many 

objectors have raised wider concerns regarding the existing traffic issues along 

Church Road and that any additional development should be avoided. 

However, as previously outlined the site is already used as a market garden 

and therefore the change in vehicular movements as a result of this 

development is not considered significant. Furthermore the proposed access 

improvements will be of benefit to both the site owners and wider community 

by means of a safer access point from the site onto Church Road.  

 

Many objectors have taken issues with the LHA comments that Church Road 

is a narrow rural road experiencing predominantly agricultural vehicular 

movements and low residential vehicle movements. Objectors have outlined 

that Church Road often suffers from ‘rat run’ traffic as motorists try and avoid 

nearby roadworks and traffic delays. However, my review (which is supported 

by the comments from the LHA) remains that the proposed development will 

not be significant in highway terms and that the proposed access 

improvements will be a positive addition.  

 

The proposed development is therefore acceptable in line with Policy 59 and 

TAN18.  

 

9.3.2.2 Neighbour 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). 

 

In regard to neighbour amenity, some neighbours have raised concerns 

regarding vehicular movements to and from site, noise, and the visual impact 

of some of the activities tacking place on site. Many of these impacts exist with 

the use of the site as a market garden which does not constitute development 

and therefore does not require planning permission. After careful 

consideration of the proposal and its impact on neighbouring properties 

amenity, it is deemed the proposed development will not have a significant 

detrimental impact and therefore comply with Policy 27 and 35 of the LDP.  

 

 

10. 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, 18 
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and polices SP1, Policy 1, SP3 CYD LP1, Policy 3, 4, 6, 7, 12 41and 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 through creating opportunity for increased access to locally 

produced food.  

 

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. 
 

 
11. Recommendation 

 

Permit subject to conditions 

 

 

Conditions and/or Reasons: 

 

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

date of this permission.  

2. The development shall be carried out in all respects strictly in accordance with the following 

approved plans; 

- Site Location plan received 24th of May 2022. 

- Proposed site plan received 24th of May 2022. 

- Track proposed sections received 24th of May 2022. 

- Track and pond sections plan received 24th of May 2022. 

- Polytunnel elevation plan received 24th of May 2022. 

- Polytunnel roof plan received 24th of May 2022. 

- East ponds proposed sections received 24th of May 2022. 

- West pond proposed sections received 24th of May 2022. 

- Proposed access plan received 24th of May 2022. 

- Greenhouse proposed plans and elevations received 24th of May 2022. 

- Bike/woodshed proposed plans and elevations received 24th of May 2022. 

- Barn proposed elevations received 24th of May 2022. 

- Compost bays proposed plans and elevations received 24th of May 2022. 

- Barn proposed floor and roof plan received 24th of May 2022. 

 

3. The proposed access shall have a hard surface for a minimum distance of 6m from the highway 

boundary.  

4. Prior to commencement of the access gateway improvement works, an Ecological Method 

Statement (EMS) shall be submitted to the Local Planning Authority for written approval. The 

EMS shall incorporate pollution prevention measures to protect the watercourse. The works 

shall be undertaken strictly in accordance with the approved EMS.  

5. Within 3 months of the granting of planning permission, a Landscape and Ecological Enhancement 

and Management Plan (LEEMP) shall be submitted to the Local Planning Authority for approval in 

writing. The LEEMP shall be based on the recommendations in Section 4 of the ecological report 

dated 2nd August 2020 and shall include details of:  

a. Habitat creation features; 
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b. Planting plans as well as details of the planting specifications – the species, sizes and 

planting densities; 

c. The details (specifications and locations) of at least 10 no. bird-nesting and bat roosting 

features to be installed at the site;  

d. A timetable for implementation; and  

e. Future management prescriptions pond and grassland habitats to ensure good 

establishment and long-term maintenance. 

The scheme shall be implemented during the first planting season following the approval of the      

LEEMP and maintained thereafter. Following the installation of the bat and bird boxes, a report 

confirming adequate installation shall be submitted to the Local Planning Authority. 

6. No external lighting shall be installed unless an external lighting plan is submitted to and 

approved in writing by the Local Planning Authority. The scheme shall avoid conflict with wildlife 

corridors and biodiversity enhancement measures and shall be implemented as approved. 

 

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 and to protect the general character and amenities 

of the area.  

3. In the interest of highway safety and free flow of traffic.  

4. To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and Policies 

SP3, 1, 6 and 7 of the adopted Local Development Plan for the BBNP 

5. 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 

6. To comply with Section 6 of Planning Policy Wales (2021), Technical Advice Note 5 and Policies 

SP3, 1, 6, 7 and 12 of the adopted Local Development Plan for the BBNP 

 

 

 

Informative Notes: 

 

Ecology 

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. 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 
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Site Location Plan and Block Plan 
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Proposed Plans and Elevations 
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