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1. Ymddiheuriadau am absenoldeb
2. Datganiadau o Fuddiant
3. Cadarnhau cofnodion y cyfarfod blaenorol 1-6

4. Ystyried yr adroddiadau Cais Cynllunio canlynol gan y Prif Swyddog
Lles, a Lles Cymunedol (copiau ynghlwm):

41. Cais DM/2024/01398 - Adnewyddu a thrawsnewid casgliad o 7-22
Ysguboriau rhestredig. Mae'r ysguboriau'n cynnwys tri phrif
strwythur; Y Beudy; hen feudy ac yn ddiweddarach parlwr godro,
Ysgubor Cruck a'r hen Stablau. Cynigir adeiladu cyswllt newydd
rhwng Ysgubor Cruck a'r Beudy, a bod y cyswllt presennol rhwng
Ysgubor Cruck a'r hen stablau yn cael ei ailadeiladu. Bydd Ysgubor
Cruck a'r Beudy yn dod yn dy tair ystafell wely, a'r hen stablau yn
atodiad un ystafell wely a garej agored. Bydd gwasanaethau
newydd yn cael eu gosod i gynnwys paneli solar, pwmp gwres
ffynhonnell y ddaear a gwaith trin newydd. Tir yn New House Farm,
Llanwytherin, Sir Fynwy, NP7 8RH.

4.2. Cais DM/2024/01537 - Datblygu bwyty gyda chyfleuster gyrru drwodd 23-62
(Dosbarth Defnydd A3) gan gynnwys mynediad, gwasanaethu,
parcio ceir, tirlunio caled a meddal a gwaith cysylltiedig arall. Tir yn
Ystad Ddiwydiannol Newhouse Farm, Cas-gwent, Sir Fynwy.

5. ER GWYBODAETH - Apeliadau a gyflwynwyd i'r Cyngor rhwng 1 63 - 64
Hydref a 31 Rhagfyr 2025.

Paul Matthews

Prif Weithredwr




CYNGOR SIR FYNWY
MAE CYFANSODDIAD Y PWYLLGOR FEL SY'N DILYN:

Cynghorwyr Sir: Jill Bond
Fay Bromfield
Rachel Buckler
Emma Bryn
Jan Butler
John Crook
Tony Easson
Steven Garratt
Meirion Howells
Su McConnel
Jayne McKenna
Phil Murphy
Maureen Powell
Sue Riley
Dale Rooke
Ann Webb

Gwybodaeth Gyhoeddus

Gofynnir i chi nodi y bydd Cyngor Sir Fynwy yn ffilmio’r cyfarfod hwn ac y bydd ar gael i'w weld ar-
lein ar ffurf fyw ac archif. Mae’n bosibl y gellid ffilmio ardaloedd lle mae’r cyhoedd yn eistedd a
drwy fynd i mewn i'r Siambr rydych yn cydsynio i gael eich ffilmio a defnydd posibl y delweddau
hynny a recordiad sain ar gyfer dibenion gwe-ddarlledu. Os ydych yn gwneud sylw i'r cyfarfod
bernir eich bod wedi cydsynio i gael eich ffilmio.

Caiff recordiadau o’r cyfarfod eu cadw yn unol & pholisi’t Cyngor ar gadw data. Dim ond os yw’r
Swyddog Monitro yn ystyried bod angen hynny oherwydd bod y cyfan neu ran o gynnwys y gwe-
ddarllediad yn neu’'n debygol o fod yn groes i unrhyw ddarpariaeth statudol neu athrawiaeth
cyfraith gyffredin, er enghraifft deddfwriaeth Diogelu Data a Hawliau Dynol neu ddarpariaethau yn
ymwneud a gwybodaeth gyfrinachol neu eithriedig, y caiff gwe-darllediadau neu rannau o we-
ddarllediadau a archifwyd eu tynnu o wefan y Cyngor.

Bydd rhaid | unrhyw person sydd eisiau siarad yn Y Pwyllgor Cynllunio cofrestru
gyda Gwasanaethau Democrataidd erbyn hanner dydd ar diwrnod cyn y cyfarfod.
Mae manylion ynglyn a siarad yn cyhoeddus ar gael tu fewn I'r agenda neu yma
Protocol ar gyfraniadau gan y cyhoedd mewn Pwyllgorau Cynllunio

Mynediad i gopiau papur o agendau ac adroddiadau

Gellir darparu copi o'r agenda hwn ac adroddiadau perthnasol i aelodau'r cyhoedd sy'n
mynychu cyfarfod drwy ofyn am gopi gan Gwasanaethau Democrataidd ar 01633 644219.
Dylid nodi fod yn rhaid i ni dderbyn 24 awr o hysbysiad cyn y cyfarfod er mwyn darparu
copi caled o'r agenda hwn i chi.

Edrych ar y cyfarfod ar-lein

Gellir gweld y cyfarfod ar-lein yn fyw neun dilyn y cyfarfod drwy fynd i
www.monmouthshire.gov.uk neu drwy ymweld a'n tudalen Youtube drwy chwilio am
MonmouthshireCC. Drwy fynd i mewn i'r ystafell gyfarfod, fel aelod o'r cyhoedd neu i



http://democracy.monmouthshire.gov.uk/documents/s4204/PublicSpeakingDocumentWelsh.docx.pdf
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gymryd rhan yn y cyfarfod, rydych yn caniatau i gael eich ffilmio ac i ddefnydd posibl y
delweddau a'r recordiadau sain hynny gan y Cyngor.

Y Gymraeg

Mae'r Cyngor yn croesawu cyfraniadau gan aelodau'r cyhoedd drwy gyfrwng y Gymraeg
neu'r Saesneg. Gofynnwn gyda dyledus barch i chi roi 5 diwrnod o hysbysiad cyn y
cyfarfod os dymunwch siarad yn Gymraeg fel y gallwn ddarparu ar gyfer eich anghenion.



Nodau a Gwerthoedd Cyngor Sir Fynwy

Ein Pwrpas

i ddod yn sir ddi-garbon, gan gefnogi lles, iechyd ac urddas i bawb ar bob cam o'u

bywydau.

Amcanion rydym yn gweithio tuag atynt

Lle teg i fyw lle mae effeithiau anghydraddoldeb a thlodi wedi'u lleihau;

Lle gwyrdd i fyw a gweithio gyda llai o allyriadau carbon a gwneud cyfraniad cadarnhaol at
fynd i'r afael &'r argyfwng yn yr hinsawdd a natur;

Lle ffyniannus ac uchelgeisiol, lle mae canol trefi bywiog a lle gall busnesau dyfu a
datblygu;

Lle diogel i fyw lle mae gan bobl gartref maen nhw'n teimlo'n ddiogel ynddo;

Lle cysylltiedig lle mae pobl yn teimlo’'n rhan o gymuned ac yn cael eu gwerthfawrogi;

Lle dysgu lle mae pawb yn cael cyfle i gyrraedd eu potensial.

Ein gwerthoedd

Bod yn agored: anelwn fod yn agored ac onest i ddatblygu perthnasoedd ymddiriedus
Tegwch: anelwn ddarparu dewis teg, cyfleoedd a phrofiadau a dod yn sefydliad a
adeiladwyd ar barch un at y llall.

Hyblygrwydd: anelwn fod yn hyblyg yn ein syniadau a'n gweithredoedd i ddod yn sefydliad
effeithlon ac effeithiol.

Gwaith tim: anelwn gydweithio i rannu ein llwyddiannau a'n methiannau drwy adeiladu ar
ein cryfderau a chefnogi ein gilydd i gyflawni ein nodau.

Caredigrwydd — Byddwn yn dangos caredigrwydd i bawb yr ydym yn gweithio gyda nhw,
gan roi pwysigrwydd perthnasoedd a’r cysylltiadau sydd gennym &’n gilydd wrth wraidd pob
rhyngweithio.



Diben

Diben yr adroddiadau a atodir a'r cyflwyniad cysylltiedig gan swyddogion i'r Pwyllgor yw galluogi'r
Pwyllgor Cynllunio i wneud penderfyniad ar bob cais yn y rhestr a atodir, ar 6l pwyso a mesur y
gwahanol ystyriaethau cynllunio perthnasol.

Dirprwywyd pwerau i'r Pwyllgor Cynllunio wneud penderfyniadau ar geisiadau cynllunio. Mae'r
adroddiadau a gynhwysir yn yr atodlen yma'n asesu’r datblygiad arfaethedig yn erbyn polisi
cynllunio perthnasol ac ystyriaethau cynllunio eraill perthnasol, a rhoi ystyriaeth i'r holl ymatebion
ymgynghori a dderbyniwyd. Daw pob adroddiad i ben gydag argymhelliad swyddog i'r Pwyligor
Cynllunio ar p'un ai yw swyddogion yn ystyried y dylid rhoi caniatad cynllunio (gydag awgrym am
amodau cynllunio lle'n briodol) neu ei wrthod (gydag awgrymiadau am resymau dros wrthod).

Dan Adran 38(6) Deddf Cynllunio a Phrynu Gorfodol 2004, mae'n rhaid i bob cais cynllunio gael eu
penderfynu yn unol & Chynllun Datblygu Lleol Sir Fynwy 2011-2021 (a fabwysiadwyd yn Chwefror
2014), os nad yw ystyriaethau cynllunio perthnasol yn awgrymu fel arall.

Disgwylir i'r holl benderfyniadau a wneir fod o fudd i'r Sir a'n cymunedau drwy ganiatau datblygu
ansawdd da yn y lleoliadau cywir, ac ymwrthod & datblygiad amhriodol, ansawdd gwael neu yn y
lleoliad anghywir. Mae cysylltiad uniongyrchol i amcan y Cyngor o adeiladu cymunedau cryf a
chynaliadwy.

Gwneud penderfyniadau

Gellir cytuno ar geisiadau yn rhwym ar amodau cynllunio. Mae'n rhaid i amodau gyflawni'r holl feini
prawf dilynol:
¢ Angenrheidiol i wneud y datblygiad arfaethedig yn dderbyniol;
Perthnasol i ddeddfwriaeth cynllunio (h.y. ystyriaeth cynllunio);
Perthnasol i'r datblygiad arfaethedig dan sylw;
Manwl;
Gorfodadwy; a
Rhesymol ym mhob cyswilit arall.

Gellir cytuno i geisiadau yn amodol ar gytundeb cyfreithiol dan Adran 106 Deddf Cynllunio Tref a
Gwlad 1990 (fel y'i diwygiwyd). Mae hyn yn sicrhau goblygiadau cynllunio i wrthbwyso effeithiau'r
datblygiad arfaethedig. Fodd bynnag, mae'n rhaid i'r goblygiadau cynllunio hyn gyflawni'r holl feini
prawf dilynol er mwyn iddynt fod yn gyfreithlon:

¢ Angenrheidiol i wneud y datblygiad yn dderbyniol mewn termau cynllunio;

e Uniongyrchol gysylltiedig &'r datblygiad; ac

o Wedi cysylltu'n deg ac yn rhesymol mewn maint a math i'r datblygiad.

Mae gan yr ymgeisydd hawl apelio statudol yn erbyn gwrthod caniatad yn y rhan fwyaf o achosion,
neu yn erbyn gosod amodau cynllunio, neu yn erbyn methiant y Cyngor i benderfynu ar gais o
fewn y cyfnod statudol. Nid oes unrhyw hawl apelio trydydd parti yn erbyn penderfyniad.

Gall y Pwyllgor Cynllunio wneud argymhellion sy'n groes i argymhelliad y swyddog. Fodd bynnag,
mae'n rhaid rhoi rhesymau am benderfyniadau o'r fath ac mae'n rhaid i'r penderfyniad fod yn
seiliedig ar y Cynllun Datblygu Lleol (LDP) a/neu ystyriaethau cynllunio perthnasol. Pe byddai
penderfyniad o'r fath yn cael ei herio mewn apél, bydd yn ofynnol i Aelodau Pwyllgor amddiffyn eu
penderfyniad drwy'r broses apél.

Prif gyd-destun polisi

Mae'r LDP yn cynnwys y prif bolisiau datblygu a dylunio. Yn hytrach nag ail-adrodd y rhain ar gyfer
pob cais, caiff y geiriad llawn ei osod islaw er cymorth Aelodau.

Polisi EP1 - Gwarchod Amwynderau a'r Amgylchedd




Dylai datblygiad, yn cynnwys cynigion ar gyfer adeiladau newydd, estyniadau i adeiladau
presennol a hyshysebion roi ystyriaeth i breifatrwydd, amwynder ac iechyd defnyddwyr adeiladau
cyfagos. Ni chaniateir cynigion datblygu a fyddai'n achosi neu'n arwain at risg/niwed annerbyniol i
amwynder lleol, iechyd, cymeriad/ansawdd cefn gwlad neu fuddiannau cadwraeth natur, tirlun neu
bwysigrwydd treftadaeth adeiledig oherwydd y dilynol, os na fedrir dangos y gellir cymryd mesurau
i oresgyn unrhyw risg sylweddol:

- Llygredd aer;

- Llygredd golau neu swn;

- Llygredd dvvr;

- Halogiad;

- Ansefydlogrwydd tir; neu

- Unrhyw risg a ddynodwyd i iechyd neu ddiogelwch y cyhoedd.

Polisi DES1 — Ystyriaethau Dylunio Cyffredinol

Dylai pob datblygiad fod o ddyluniad cynaliadwy ansawdd uchel a pharchu cymeriad lleol a
nodweddion neilltuol amgylchedd adeiledig, hanesyddol a naturiol Sir Fynwy. Bydd yn ofynnol i
gynigion datblygu:

a) Sicrhau amgylchedd diogel, dymunol a chyfleus sy'n hygyrch i bob aelod o'r gymuned, yn
cefnogi egwyddorion diogelwch y gymuned ac yn annog cerdded a seiclo;

b) Cyfrannu tuag at naws o le wrth sicrhau fod maint y datblygiad a'i ddwyster yn gydnaws
gyda defnyddiau presennol;

c) Parchu ffurf, maint, lleoliad, casglu, deunyddiau a gweddlun ei osodiad ac unrhyw
adeiladau cyfagos o ansawdd;

d) Cynnal lefelau rhesymol o breifatrwydd ac amwynder defnyddwyr adeiladau cyfagos, lle'n
berthnasol;

e) Parchu'r golygfeydd adeiledig a naturiol lle maent yn cynnwys nodweddion hanesyddol
a/neu amgylchedd adeiledig neu dirlun deniadol neu neilltuol,

f) Defnyddio technegau adeiladu, addurniad, arddulliau a golau i wella ymddangosiad y
cynnig gan roi ystyriaeth i wead, lliw, patrwm, cadernid a saerniaeth mewn defnyddio
deunyddiau;

g) Ymgorffori a, lle'n bosibl, wella nodweddion presennol sydd o werth hanesyddol, gweledol
neu gadwraeth natur a defnyddio'r traddodiad brodorol lle'n briodol;

h) Cynnwys cynigion tirlun ar gyfer adeiladau newydd a defnyddiau tir fel eu bod yn
integreiddio i'w hamgylchiadau, gan roi ystyriaeth i ymddangosiad y tirlun presennol a'i
gymeriad cynhenid, fel y'i diffinnir drwy broses LANDMAP. Dylai tirlunio roi ystyriaeth i, a
lle'n briodol gadw, coed a gwrychoedd presennol;

i) Gwneud y defnydd mwyaf effeithiol o dir sy'n gydnaws gyda'r meini prawf uchod, yn
cynnwys y dylai isafswm dwysedd net datblygiad preswyl fod yn 30 annedd fesul hectar, yn
amodol ar faen prawf |) islaw;

j) Sicrhau dyluniad sy'n ymateb i'r hinsawdd ac effeithiol o ran adnoddau. Dylid rhoi ystyriaeth
i leoliad, cyfeiriadu, dwysedd, gweddlun, ffurf adeiledig a thirlunio ac i effeithiolrwydd ynni a
defnyddio ynni adnewyddadwy, yn cynnwys deunyddiau a thechnoleg;

k) Meithrin dylunio cynhwysaol,

[) Sicrhau y caiff ardaloedd preswyl presennol a nodweddir gan safonau uchel o breifatrwydd
ac ehangder eu gwarchod rhag gor-ddatblygu a mewnlenwi ansensitif neu amhriodol.

Cyfeirir at bolisiau perthnasol allweddol eraill yr LDP yn adroddiad y swyddog.

Canllawiau Cynllunio Atodol (SPG):
Gall y Canllawiau Cynllunio Atodol dilynol hefyd fod yn berthnasol i wneud penderfyniadau fel
ystyriaeth cynllunio perthnasol:
- Seilwaith Gwyrdd (mabwysiadwyd Ebrill 2015)
- Canllawiau Dylunio Trosi Adeiladau Amaethyddol (mabwysiadwyd Ebrill 2015)
- Polisi H4(g) LDP Trosi/Adfer Adeiladau yng Nghefn Gwlad i Ddefnydd Preswyl - Asesu Ail-
ddefnydd ar gyfer Dibenion Busnes (mabwysiadwyd Ebrill 2015)
- Polisiau H5 a H6 LDP Anheddau yn Lle ac Ymestyn Anheddau Gwledig yng Nghefn Gwlad
(mabwysiadwyd Ebrill 2015)




- Arfarniad Ardal Cadwraeth Trellech (Ebrill 2012)

- Garejys Domestig (mabwysiadwyd lonawr 2013)

- Safonau Parcio Sir Fynwy (mabwysiadwyd lonawr 2013)

- Ymagwedd at Oblygiadau Cynllunio (Mawrth 2013)

- Drafft Tai Fforddiadwy (Gorffennaf 2015)

- Drafft Ynni Adnewyddadwy ac Effeithiolrwydd Ynni (Rhagfyr 2014)

- Drafft Nodyn Cyngor Cynllunio ar Asesu Tirlun Datblygu ac Effaith Gweledol Tyrbinau
Gwynt

- Drafft Prif Wynebau Siopau (Mehefin 2015)

Polisi Cynllunio Cyhoeddus
Gall y polisi cynllunio cenedlaethol dilynol hefyd fod yn berthnasol i wneud penderfyniadau fel
ystyriaeth cynllunio berthnasol:

- Polisi Cynllunio Cymru (PPW) 12

- Nodiadau Cyngor Technegol (TAN) PPW:

- TAN 1: Cydastudiaethau Argaeledd Tir Tai (2014)

- TAN 2: Cynllunio a Thai Fforddiadwy (2006)

- TAN 3: Symleiddio Parthau Cynllunio (1996)

- TAN 4: Datblygiadau manwerthu a masnachol (Tachwedd 2016)

- TAN 5: Cadwraeth Natur a Chynllunio (2009)

- TAN 6: Cynllunio ar gyfer Cymunedau Gwledig Cynaliadwy (2010)

- TAN 7: Rheoli Hysbysebion Awyr Agored (1996)

- TAN 8: Ynni Adnewyddadwy (2005)

- TAN 9: Gorfodaeth Rheoli Adeiladu (1997)

- TAN 10: Gorchmynion Cadwraeth Coed (1997)

- TAN 11: Swn (1997)

- TAN 12: Dylunio (2014)

- TAN 13: Twristiaeth (1997)

- TAN214: Cynllunio arfordirol (2021)

- TAN 15: Datblygu, llifogydd ac erdu arfordirol (Mawrth 2025)

- TAN 16: Chwaraeon, Hamdden a Gofodau Agored (2009)

- TAN 18: Trafnidiaeth (2007)

- TAN 20: Yr iaith Gymraeg (2017)

- TAN 21: Gwastraff (2014)

- TAN 23: Datblygu Economaidd (2014)

- TAN 24: Yr Amgylchedd Hanesyddol (2017)

- Nodyn Cyngor Technegol Mwynol (MTAN) Cymru 1: Agregau (30 Mawrth 2004)

- Nodyn Cyngor Technegol Mwynol (MTAN) Cymru 2: Glo (20 lonawr 2009)
Cylchlythyr Llywodraeth Cymru 016/2014 ar amodau cynllunio

Materion eraill

Gall y ddeddfwriaeth ddilynol arall fod yn berthnasol wrth wneud penderfyniadau
Deddf Cynllunio (Cymru) 2016

Daeth Adrannau 11 a 31 y Ddeddf Cynllunio i rym yn lonawr 2016 yn golygu fod y Gymraeg yn
ystyriaeth cynllunio berthnasol. Mae Adran 11 yn ei gwneud yn ofynnol i'r gwerthusiad
cynaliadwyedd, a gymerir wrth baratoi LDP, gynnwys asesiad o effeithiau tebygol y cynllun ar
ddefnydd y Gymraeg yn y gymuned. Lle mae cynllun integredig sengl yr awdurdod wedi dynodi
bod y Gymraeg yn flaenoriaeth, dylai'r asesiad fedru dangos y cysylltiad rhwng yr ystyriaeth ar
gyfer y Gymraeg a'r prif arfarniad cynaliadwyedd ar gyfer yr LDP, fel y'i nodir yn TAN 20.

Mae Adran 31 y Ddeddf Cynllunio yn egluro y gall awdurdodau cynllunio gynnwys ystyriaethau yn
ymwneud &'r defnydd o'r Gymraeg wrth wneud penderfyniadau ar geisiadau am ganiatad cynllunio,
cyn belled ag mae'n berthnasol i'r Gymraeg. Nid yw'r darpariaethau yn rhoi unrhyw bwysiad
ychwanegol i'r Gymraeg o gymharu ag ystyriaethau perthnasol eraill. Mater i'r awdurdod cynllunio
lleol yn llwyr yw p'un ai yw'r Gymraeg yn ystyriaeth berthnasol mewn unrhyw gais cynllunio, a



dylai'r penderfyniad p'un ai i roi ystyriaeth i faterion y Gymraeg gael ei seilio ar yr ystyriaeth a
roddwyd i'r Gymraeg fel rhan o broses paratoi'r LDP.

Cynhaliwyd gwerthusiad cynaliadwyedd ar Gynllun Datblygu Lleol (LDP) Sir Fynwy a
fabwysiadwyd yn 2014, gan roi ystyriaeth i'r ystod lawn o ystyriaethau cymdeithasol, amgylcheddol
ac economaidd, yn cynnwys y Gymraeg. Cyfran cymharol fach o boblogaeth Sir Fynwy sy'n siarad,
darllen neu ysgrifennu Cymraeg o gymharu gydag awdurdodau lleol eraill yng Nghymru ac ni
ystyriwyd fod angen i'r LDP gynnwys polisi penodol ar y Gymraeg. Roedd casgliad yr asesiad am
effeithiau tebygol y cynllun ar y defnydd o'r Gymraeg yn y gymuned yn fach iawn.

Rheoliadau Asesiad Effaith ar yr Amgylchedd1999

Mae Rheoliadau Cynllunio Tref a Gwlad (Asesiad Effaith ar yr Amgylchedd) (Lloegr a Chymru)
1999 fel y'i diwygiwyd gan Reoliadau Cynllunio Tref a Gwlad (Asesiad Effaith ar yr Amgylchedd)
(Diwygiad) 2008 yn berthnasol i'r argymhellion a wnaed. Bydd y swyddog yn tynnu sylw at hynny
pan gyflwynwyd Datganiad Amgylcheddol gyda chais.

Rheoliadau Cadwraeth Rhywogaethau a Chynefinoedd 2017

Lle aseswyd bod safe cais yn safle bridio neu glwydo ar gyfer rnywogaethau Ewropeaidd a
warchodir, bydd angen fel arfer i'r datblygydd wneud cais am "randdirymiad' (trwydded datblygu)
gan Cyfoeth Naturiol Cymrau. Mae pob rhywogaeth o ystlumod, pathewod a madfallod cribog
mawr yn enghreifftiau o'r rhywogaethau gwarchodedig hyn. Wrth ystyried ceisiadau cynllunio
mae'n ofynnol i Gyngor Sir Fynwy fel awdurdod cynllunio lleol roi ystyriaeth i Reoliadau Cadwraeth
Rhywogaethau a Chynefinoedd 20120 (y Rheoliadau Cynefinoedd) ac i'r ffaith mai dim ond lle
cyflawnir tri phrawf a nodir yn Erthygl 16 y Gyfarwyddeb Cynefinoedd y caniateir rhanddirymiadau.
Caiff y tri phrawf eu nodi islaw.

0] Mae'r rhanddirymiad er budd iechyd a diogelwch y cyhoedd, neu am resymau hanfodol
eraill o ddiddordeb pennaf i'r cyhoedd, yn cynnwys rhai o natur economaidd a chanlyniadau
buddiol o bwysigrwydd sylfaenol i'r amgylchedd.

(i) Nad oes dewis arall boddhaol.

(iii) Nad yw'r rhanddirymiad yn niweidiol i gynnal y boblogaeth o'r rhywogaeth dan sylw drwy
statws cadwraeth ffafriol yn eu hardal naturiol.

Deddf Llesiant Cenedlaethau'r Dyfodol (Cymru) 2015

Nod y Ddeddf yw gwella llesiant cymdeithasol, economaidd, amgylcheddol a diwylliannol Cymru.
Mae'r Ddeddf yn gosod nifer o amcanion llesiant

- Cymru lewyrchus; defnydd effeithiol o adnoddau, pobl fedrus ac addysgedig, cynhyrchu
cyfoeth, darparu swyddi;

- Cymru gref; cynnal a chyfoethogi bioamrywiaeth ac ecosystemau sy'n cefnogi hynny ac a
all addasu i newid (e.e. newid yn yr hinsawdd);

- Cymru iachach; cynyddu llesiant corfforol a meddyliol pobl i'r eithaf a deall effeithiau
iechyd;

- Cymru o gymunedau cydlynol: cymunedau yn ddeniadol, hyfyw, diogel a gyda
chysylltiadau da.

- Cymru sy'n gyfrifol yn fyd-eang: rhoi ystyriaeth i effaith ar lesiant byd-eang wrth ystyried
llesiant cymdeithasol, economaidd ac amgylcheddol lleol;

- Cymru gyda diwylliant egniol a'r iaith Gymraeg yn ffynnu: caiff diwylliant, treftadaeth a'r
Gymraeg eu hyrwyddo a'u diogelu. Caiff pobl eu hannog i gymryd rhan mewn chwaraeon,
celf a hamdden;

- Cymru fwy cyfartal: gall pobl gyflawni eu potensial beth bynnag yw eu cefndir neu
amgylchiadau.

Caiff nifer o egwyddorion datblygu cynaliadwy hefyd eu hamlinellu:
Hirdymor: cydbwyso angen tymor byr gyda'r hirdymor a chynllunio ar gyfer y dyfodol;
- Cydweithio: cydweithio gyda phartneriaid eraill i gyflawni amcanion;
- Ymgyfraniad: cynnwys y rhai sydd & diddordeb a gofyn am eu barn;
- Atal: rhoi adnoddau i ateb problemau rhag digwydd neu waethygu;
- Integreiddio: cael effaith gadarnhaol ar bobl, yr economi a'r amgylchedd a cheisio bod o
fudd i bob un o'r tri.



Mae'r gwaith a wneir gan awdurdod cynllunio lleol yn cysylltu’n uniongyrchol & hyrwyddo a sicrhau
datblygu cynaliadwy ac yn anelu i sicrhau cydbwysedd rhwng y tri maes: amgylchedd, economi a
chymdeithas.

Trefn Troseddu ac Anrhefn 1998

Mae Adran 17(1) Deddf Troseddu ac Anrhefn 1998 yn gosod dyletswydd ar awdurdod lleol i
weithredu ei wahanol swyddogaethau gan roi ystyriaeth ddyledus i effaith debygol gweithredu'r
swyddogaethau hynny ar, a'r angen i wneud popeth y gall ei wneud yn rhesymol i atal troseddu ac
anrhefn yn ei ardal. Gall troseddu ac ofn troseddu fod yn ystyriaeth cynllunio berthnasol. Tynnir
sylw at y pwnc hwn yn adroddiad y swyddog lle mae'n ffurfio ystyriaeth sylweddol ar gyfer cynnig.

Deddf Cydraddoldeb 2010

Mae Deddf Cydraddoldeb 2010 yn cynnwys dyletswydd cydraddoldeb sector cyhoeddus i
integreiddio ystyriaeth cydraddoldeb a chysylltiadau da ym musnes rheolaidd awdurdodau
cyhoeddus. Mae'r Ddeddf yn dynodi nifer o 'nodweddion gwarchodedig': oedran, anabledd,
ailbennu rhywedd; priodas a phartneriaeth sifil; hil; crefydd neu gredo; rhyw; a chyfeiriadedd
rhywiol. Bwriedir i gydymffurfiaeth arwain at benderfyniadau a wnaed ar sail gwybodaeth well a
datblygu polisi a gwasanaethau sy'n fwy effeithlon ar gyfer defnyddwyr. Wrth weithredu ei
swyddogaethau, mae'n rhaid i'r Cyngor roi ystyriaeth ddyledus i'r angen i: ddileu gwahaniaethu
anghyfreithlon, aflonyddu, erledigaeth ac ymddygiad arall a gaiff ei wahardd gan y Ddeddf; hybu
cyfle cyfartal rhwng pobl sy'n rhannu nodwedd warchodedig a'r rhai nad ydynt; a meithrin
cysylitiadau da rhwng pobl sy'n rhannu nodwedd warchodedig a'r rhai nad ydynt. Mae rhoi
ystyriaeth ddyledus i hyrwyddo cydraddoldeb yn cynnwys: dileu neu leihau anfanteision a
ddioddefir gan bobl oherwydd eu nodweddion gwarchodedig; cymryd camau i ddiwallu anghenion
o grwpiau gwarchodedig lle mae'r rhain yn wahanol i anghenion pobl eraill; ac annog pobl o
grwpiau gwarchodedig i gymryd rhan mewn bywyd cyhoeddus neu mewn gweithgareddau eraill lle
mae eu cyfranogiad yn anghymesur o isel.

Mesur Plant a Theuluoedd (Cymru)

Mae ymgynghoriad ar geisiadau cynllunio yn agored i'n holl ddinasyddion faint bynnag eu hoed; ni
chynhelir unrhyw ymgynghoriad wedi'i dargedu a anelwyd yn benodol at blant a phobl ifanc. Yn
dibynnu ar faint y datblygiad arfaethedig, rhoddir cyhoeddusrwydd i geisiadau drwy lythyrau i
feddianwyr cyfagos, hysbysiadau safle, hysbysiadau yn y wasg a/neu gyfryngau cymdeithasol. Nid
yw'n rhaid i bobl sy'n ymateb i ymgynghoriadau roi eu hoedran nac unrhyw ddata personol arall, ac
felly ni chaiff y data yma ei gadw na'i gofnodi mewn unrhyw ffordd, ac ni chaiff ymatebion eu
gwahanu yn 6l oedran.




Protocol ar gyfraniadau gan y cyhoedd mewn Pwyllgorau Cynllunio

Dim ond yn llwyr yn unol &'r protocol hwn y caniateir cyfraniadau gan y cyhoedd mewn Pwyllgorau
Cynllunio. Ni allwch fynnu siarad mewn Pwyligor fel hawl. Mae'r gwahoddiad i siarad a'r ffordd y
cynhelir y cyfarfod ar ddisgresiwn Cadeirydd y Pwyllgor Cynllunio ac yn amodol ar y pwyntiau a
nodir islaw.

Pwy all siarad
Cynghorau Cymuned a Thref
Gall cynghorau cymuned a thref annerch y Pwyllgor Cynllunio. Dim ond aelodau etholedig
cynghorau cymuned a thref gaiff siarad. Disgwylir i gynrychiolwyr gydymffurfio &'r egwyddorion
dilynol: -
() Cydymffurfio & Chod Cenedlaethol Ymddygiad Llywodraeth Leol. (i) Peidio cyflwyno
gwybodaeth nad yw'n:
gyson gyda sylwadau ysgrifenedig eu cyngor, neu
e ynrhan o gais, neu
o wedi ei gynnwys yn yr adroddiad neu ffeil cynllunio.

Aelodau'r Cyhoedd

Cyfyngir siarad i un aelod o'r cyhoedd yn gwrthwynebu datblygiad ac un aelod o'r cyhoedd yn
cefnogi datblygiad. Lle mae mwy nag un person yn gwrthwynebu neu'n cefnogi, dylai'r unigolion
neu grwpiau gydweithio i sefydlu llefarydd. Gall Cadeirydd y Pwyllgor weithredu disgresiwn i
ganiatau ail siaradwr ond dim ond mewn amgylchiadau eithriadol lle mae cais sylweddol yn ysgogi
gwahanol safbwyntiau o fewn un 'ochr' y ddadl (e.e. cais archfarchnad lle mae un llefarydd yn
cynrychioli preswylwyr ac un arall yn cynrychioli manwerthwyr lleol). Gall aelodau'r cyhoedd benodi
cynrychiolwyr i siarad ar eu rhan.

Lle na ddeuir i gytundeb, bydd yr hawl i siarad yn mynd i'r person/sefydliad cyntaf i gofrestru eu
cais. Lle mae'r gwrthwynebydd wedi cofrestru i siarad caiff yr ymgeisydd neu asiant yr hawl i
ymateb.

Cyfyngir siarad i geisiadau lle cyflwynwyd llythyrau gwrthwynebu/cefnogaeth neu lofnodion ar
ddeiseb i'r Cyngor gan 5 neu fwy o aelwydydd/sefydliadau gwahanol. Gall y Cadeirydd weithredu
disgresiwn i ganiatau siarad gan aelodau o'r cyhoedd lle gallai cais effeithio'n sylweddol ar ardal
wledig prin ei phoblogaeth ond y derbyniwyd llai na 5 o lythyr yn gwrthwynebu/cefnogi.

Ymageiswyr

Bydd gan ymgeiswyr neu eu hasiantau a benodwyd hawl ymateb lle mae aelodau'r cyhoedd neu
gyngor cymuned/tref yn annerch pwyllgor. Fel arfer dim ond ar un achlysur y caniateir i'r cyhoedd
siarad pan gaiff ceisiadau eu hystyried gan Bwyllgor Cynllunio. Pan ohirir ceisiadau ac yn arbennig
pan gant eu hailgyflwyno yn dilyn penderfyniad pwyllgor i benderfynu ar gais yn groes i gyngor
swyddog, ni chaniateir i'r cyhoedd siarad fel arfer. Fodd bynnag bydd yn rhaid ystyried
amgylchiadau arbennig ar geisiadau a all gyfiawnhau eithriad.

Cofrestru Cais i Siarad

| gofrestru cais i siarad, mae'n rhaid i wrthwynebwyr/cefnogwyr yn gyntaf fod wedi gwneud
sylwadau ysgrifenedig ar y cais. Mae'n rhaid iddynt gynnwys eu cais i siarad gyda'u sylwadau neu
ei gofrestru wedyn gyda'r Cyngor.

Caiff ymgeiswyr, asiantau a gwrthwynebwyr eu cynghori i aros mewn cysylltiad gyda'r
swyddog achos am ddatblygiadau ar y cais. Cyfrifoldeb y rhai sy'n dymuno siarad yw gwirio
0s yw'r cais i gael ei ystyried gan y Pwyllgor Cynllunio drwy gysylltu &'r Swyddog Cynllunio,
a all roi manylion o'r dyddiad tebygol ar gyfer clywed y cais. Caiff y drefn ar gyfer cofrestru'r
cais i siarad ei nodi islaw.

Mae'n rhaid i unrhyw un sy'n dymuno siarad hysbysu Swyddogion Gwasanaethau Democrataidd y
Cyngor drwy ffonio 01633 644219 neu drwy e-bost i registertospeak@monmouthshire.gov.uk. Caiff
unrhyw geisiadau i siarad a gaiff eu e-bostio eu cydnabod cyn y dyddiad cau ar gyfer cofrestru i




siarad. Os nad ydych yn derbyn cydnabyddiaeth cyn y dyddiad cau, cysylltwch & Gwasanaethau
Democrataidd ar 01633 644219 i wirio y cafodd eich cais ei dderbyn.

Mae'n rhaid i siaradwyr wneud hyn cyn gynted ag sydd modd, rhwng 12 canol dydd ar y dydd
Mercher a 12 canol dydd ar y dydd Llun cyn y Pwyligor. Gofynnir i chi adael rhif ffon y gellir cysylltu
a chi yn ystod y dydd.

Bydd y Cyngor yn cadw rhestr o bobl sy'n dymuno siarad yn y Pwyllgor Cynllunio.

Gweithdrefn yng Nghyfarfod y Pwyllgor Cynllunio

Dylai pobl sydd wedi cofrestru i siarad gyrraedd ddim hwyrach na 15 munud cyn dechrau'r

cyfarfod. Bydd swyddog yn cynghori ar drefniadau seddi ac yn ateb ymholiadau. Caiff y weithdrefn

ar gyfer delio gyda siarad gan y cyhoedd ei osod islaw:

e Byddy Cadeirydd yn nodi'r cais i'w ystyried.

e Bydd swyddog yn cyflwyno crynodeb o'r cais a materion yn ymwneud &'r argymhelliad

e Os nad yw'r aelod lleol ary Pwyllgor Cynllunio, bydd y Cadeirydd yn ei (g)wahodd i siarad am
ddim mwy na 6 munud

¢ Yna bydd y Cadeirydd yn gwahodd cynrychiolydd y cyngor cymuned neu dref i siarad am ddim
mwy na 4 munud.

¢ Byddy Cadeirydd wedyn yn gwahodd yr ymgeisydd neu asiant a benodwyd (os yn berthnasol)
i siarad am ddim mwy na 4 munud. Lle mae mwy na un person neu sefydliad yn siarad yn
erbyn cais, ar ddisgresiwn y Cadeirydd bydd gan yr ymgeisydd neu'r asiant a benodwyd hawl i
siarad am ddim mwy na 5 munud.

o Fel arfer cydymffurfir yn gaeth a chyfyngiadau amser, fodd bynnag bydd gan y Cadeirydd
ddisgresiwn i addasu'r amser gan roi ystyriaeth i amgylchiadau'r cais neu'r rhai sy'n siarad.

e Dim ond unwaith y gall siaradwyr siarad.

o Bydd aelodau'r Pwyligor Cynllunio wedyn yn trafod y cais, gan ddechrau gydag aelod lleol o'r
Pwyllgor Cynllunio.

¢ Byddy swyddogion yn ymateb i'r pwyntiau a godir os oes angen.
Yn union cyn i'r mater gael ei roi i'r bleidlais, gwahoddir yr aelod lleol i grynhoi, gan siarad am
ddim mwy na 2 funud.

¢ Niall cynrychiolydd y cyngor cymuned neu dref neu wrthwynebydd/cefnogwyr neu'r
ymgeisydd/asiant gymryd rhan yn ystyriaeth aelodau o'r cais ac ni allant ofyn cwestiynau os
nad yw'r cadeirydd yn eu gwahodd i wneud hynny.

¢ Lle mae gwrthwynebydd/cefnogwr, ymgeisydd/asiant neu gyngor cymuned/tref wedi siarad ar
gais, ni chaniateir unrhyw siarad pellach gan neu ar ran y grivp hwnnw pe byddai'r cais yn cael
ei ystyried eto mewn cyfarfod o'r pwyllgor yn y dyfodol heblaw y bu newid sylweddol yn y cais.

e Ar ddisgresiwn y Cadeirydd, gall y Cadeirydd neu aelod o'r Pwyllgor yn achlysurol geisio
eglurhad ar bwynt a wnaed.

¢ Mae penderfyniad y Cadeirydd yn derfynol.

e Wrth gynnig p'un ai i dderbyn argymhelliad y swyddog neu i wneud diwygiad, bydd yr aelod
sy'n gwneud y cynnig yn nodi'r cynnig yn glir.

¢ Pan gafodd y cynnig ei eilio, bydd y Cadeirydd yn dweud pa aelodau a gynigiodd ac a eiliodd y
cynnig ac yn ailadrodd y cynnig a gynigwyd. Caiff enwau'r cynigydd a'r eilydd eu cofnodi.

o Bydd aelod yn peidio pleidleisio yng nghyswillt unrhyw gais cynllunio os na fu'n bresennol drwy
gydol cyfarfod y Pwyllgor Cynllunio, y cyflwyniad llawn ac ystyriaeth y cais neilltuol hwnnw.

e Bydd unrhyw aelod sy'n ymatal rhag pleidleisio yn ystyried p'un ai i roi rheswm dros ei
(h)ymatal.

e Bydd swyddog yn cyfrif y pleidleisiau ac yn cyhoeddi'r penderfyniad.

Cynnwys yr Arweithiau

Dylai sylwadau gan gynrychiolydd y cyngor tref/cymuned neu wrthwynebydd, cefnogwr neu
ymgeisydd/asiant gael eu cyfyngu i faterion a godwyd yn eu sylwadau gwreiddiol a bod yn faterion
cynllunio perthnasol. Mae hyn yn cynnwys:

e Polisiau cynllunio cenedlaethol a lleol perthnasol

e Ymddangosiad a chymeriad y datblygiad, gweddlun a dwysedd



e Cynhyrchu traffig, diogelwch priffordd a pharcio/gwasanaethu;
e Cysgodi, edrych dros, ymyriad swn, aroglau neu golled arall amwynder.

Dylai siaradwyr osgoi cyfeirio at faterion y tu allan i gylch gorchwyl y Pwyllgor Cynllunio, megis:

e Anghydfod ffiniau, cyfamodau a hawliau eraill eiddo

o Sylwadau personol (e.e. cymhellion neu gamau gweithredu'r ymgeisydd hyd yma neu am
aelodau neu swyddogion)

¢ Hawliau i olygfeydd neu ddibrisiant eiddo.
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MONMOUTHSHIRE COUNTY COUNCIL
Minutes of the meeting of Planning Committee held

at The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 10th
February, 2026 at 2.00 pm

PRESENT: County Councillor Dale Rooke (Chair)

County Councillors: Fay Bromfield, Rachel Buckler, Emma Bryn,

Jan Butler, John Crook, Tony Easson, Steven Garratt,
Meirion Howells, Jayne McKenna, Phil Murphy, Maureen Powell, and
Ann Webb

OFFICERS IN ATTENDANCE:

Andrew Jones Head of Planning

Philip Thomas Development Services Manager
Paige Moseley Solicitor

Richard Ray Paralegal

Richard Williams Democratic Services Officer

Due to technical issues County Councillor Jayne McKenna did not vote in respect of
application DM/2025/00707.

Due to technical issues County Councillor Emma Bryn did not vote in respect of
application DM/2025/00783.

APOLOGIES:

County Councillors Jill Bond and Su McConnel

1. Chairing the Meeting

The Chair of Planning Committee, County Councillor Phil Murphy opened the meeting
before handing over to the Vice-Chair, County Councillor Dale Rooke, who undertook
the chairing duties for today’s meeting.

County Councillor Rooke therefore took on the role as Chair for the remainder of the
meeting.

2. Declarations of Interest

County Councillor Tony Easson declared a personal, non-prejudicial interest pursuant to
the Members’ Code of Conduct in respect of application DM/2025/00707, as he knows
the objectors to the application. He therefore abstained from voting on the application.

3. Confirmation of Minutes

The minutes of the Planning Committee meeting dated 2" December 2025 were
confirmed as an accurate record.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held
at The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 10th
February, 2026 at 2.00 pm

4. Application DM/2025/00707 - Outline planning for one dwelling. 1 Woodland
View, Rogiet, Monmouthshire, NP26 3SY

We considered the report of the application and late correspondence which was
recommended for approval subject to the conditions outlined in the report (including the
additional conditions 8 & 9 outlined in late correspondence) and subject to a Section
106 Agreement.

https://www.youtube.com/live/4 BOhJpcYks?si=Ay9EqCTz64gaa9wJ&t=180

In noting the detail of the application and the views expressed, it was proposed by
County Councillor Phil Murphy and seconded by County Councillor Maureen Powell that
application DM/2025/00707 be approved subject to the conditions outlined in the report
(including the additional conditions 8 & 9 outlined in late correspondence) and subject to
a Section 106 Agreement.

Upon being put to the vote, the following votes were recorded:

For approval - 10
Against approval - 0
Abstentions - 1

The proposition was carried.

We resolved that application DM/2025/00707 be approved subject to the conditions
outlined in the report (including the additional conditions 8 & 9) and subject to a Section
106 Agreement.

Additional conditions as follows:

8. Notwithstanding the provisions of Article 3, Schedule 2, Part 1 Classes ABCDE F
& H of the Town and Country  Planning (General Permitted
Development)(Amendment)(Wales) Order 2013 (or any Order revoking and re-enacting
that Order with or without modification) no enlargements, improvements or other
alterations to the dwellinghouse or any outbuildings shall be erected or constructed
without the prior permission of the local planning authority.

REASON: To prevent the over-development of this relatively small plot and to prevent
any loss of amenity to neighbouring properties, especially having regard to the potential
impact that could result from alterations to the roof, in accordance with policies DES1
and EP1 of the LDP.

9. The parking provision for the host property, 1 Woodland View, Rogiet, shown on the
proposed block plan drawing MH-10489 Rev. B, together with the reduction of the
roadside boundary enclosures to no more than 1m in height, shall be carried out (and
available for use) prior to any work commencing on the dwelling, hereby approved.
REASON: To ensure adequate off-road parking is available, reduce the incidence of on-
street parking and improve forward visibility in the interests of highway safety and in
accordance with Policy MV1 of the LDP.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held
at The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 10th
February, 2026 at 2.00 pm

5. Application DM/2025/00783 - Change of use of specific internal areas of the
existing hotel (Use Class C1) to a House in Multiple Occupation (HMO) (Sui
Generis) comprising 9 bedrooms for occupation by up to 15 persons,
including minor _internal alterations. No alterations or works are proposed to
the exterior of the building. Greenman_ Backpackers, 13 Beaufort Square,
Chepstow, NP16 5EP

We considered the report of the application and late correspondence which was
recommended for approval subject to the conditions outlined in the report.

https://www.youtube.com/live/4 BOhJpcYks?si=mfuD1Ya6llyRbCOQ&t=2040

In noting the detail of the application and the views expressed, it was proposed by
County Councillor Ann Webb and seconded by County Councillor Jan Butler that
application DM/2025/00783 be approved subject to the conditions outlined in the report.

Upon being put to the vote, the following votes were recorded:

For approval - 12
Against approval - 0
Abstentions - 0

The proposition was carried.

We resolved that application DM/2025/00783 be approved subject to the conditions
outlined in the report.

6. FOR INFORMATION - The Planning Inspectorate - Appeals Decisions
Received:

https://www.youtube.com/live/4 BOhJpcYks?si=JTIlubpgl95rr7Cxt&t=3714

6.1. 1 Bersondy, Llanarth NP15 2AY

We received the Planning Inspectorate report which related to an appeal decision
following a site visit that had been held at 1 Bersondy, Llanarth NP15 2AY on 11t
December 2025.

We noted that the appeal had been dismissed insofar as it related to the proposed two
storey side extension. The appeal had been allowed insofar as it related to the
proposed single storey rear extension and planning permission was granted for the
proposed single storey rear extension at 1 Bersondy, Llanarth NP15 2AY in accordance
with the terms of the application, Ref DM/2025/00330, dated 12" March 2025, and
subject to the conditions set out in the schedule.
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MONMOUTHSHIRE COUNTY COUNCIL

Minutes of the meeting of Planning Committee held
at The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 10th
February, 2026 at 2.00 pm

6.2.  Forge Cottage, The Hendre, Monmouthshire, NP25 5HG

We received the Planning Inspectorate report which related to an appeal decision
relating to Appeal reference: CAS-04255-H6P5W7 and Appeal reference: CAS-04254-
Z8S8Y8 following a site visit that had been held at Forge Cottage, The Hendre,
Monmouthshire, NP25 5HG on 14" October 2025.

We noted that the appeals had been dismissed.

6.3. Little Bank, 8 Porthycarne Street, Usk, NP15 1RY

We received the Planning Inspectorate report which related to an appeal decision
following a site visit that had been held at Little Bank, 8 Porthycarne Street, Usk, NP15
1RY on 14th October 2025 regarding the following appeals:

e Appeal A reference: CAS-03795-L9Y4M5.
e Appeal B reference: CAS-03825-POF7S1.

We noted that the following decisions:
Appeal A

It had been concluded that the appeal should be allowed in part and dismissed in part.
The appeal is dismissed insofar as it relates to the air source heat pumps. The appeal is
allowed insofar as it relates to the replacement truss, window boxes, stair removal and
re-location, movement of all upper floors, partitions and wall coverings, roof infill link
structure, and listed building consent is granted for replacement truss, window boxes,
stair removal and re-location, movement of all upper floors, partitions and wall
coverings, roof infill link structure at Little Bank, 8 Porthycarne Street, Usk, NP15 1RY in
accordance with the terms of the application, (ref: DM/2022/00419), dated 15 March
2022 and the plans submitted with it so far as relevant to that part of the development
hereby permitted and subject to the conditions set out in the schedule.

Appeal B

The appeal is allowed and planning permission is granted for an air source heat pump,

installation of window to the north west and a sky light at Little Bank, 8 Porthycarne

Street, Usk, NP15 1RY, in accordance with the terms of the application, (ref:

DM/2022/00736), dated 17 May 2022, subject to the conditions set out in the schedule.
6.4.  Little Bank, 8 Porthycarne Street, Usk, NP15 1RY (costs decisions)

We received the Planning Inspectorate report which related to a costs decision following

a site visit that had been held at Little Bank, 8 Porthycarne Street, Usk, NP15 1RY on
14th October 2025 regarding the following appeals:

e Appeal A reference: CAS-03795-L9Y4M5.
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MONMOUTHSHIRE COUNTY COUNCIL
Minutes of the meeting of Planning Committee held
at The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA on Tuesday, 10th
February, 2026 at 2.00 pm
e Appeal B reference: CAS-03825-POF7S1.
We noted the following:
e Application A for an award of costs is refused.

e Application B for an award of costs is approved in the terms set out in the
Inspector’s report.

The meeting ended at 3.07 pm.
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Agenda Iltem 4a

Application DM/2024/01398
Number:

Proposal: Renovation and domestic conversion of a collection of Listed barns. The barns
consist of three main structures; Y Beudy; an old byre and later a milking
parlour, the Cruck barn and the old Stables. It is proposed that a new link is built
between the Cruck Barn and Y Beudy, and that the existing link between the
cruck barn and the old stables is rebuilt. The Cruck barn and Y Beudy will
become a three bedroom house, and the old stables an attached one bedroom
annex and open garage. New services will be fitted throughout to include solar
panels, a ground source heat pump and a new treatment plant.

Address: Land At New House Farm Llanvetherine Monmouthshire NP7 8RH
Applicant: Ingrid Mansfield Thomas

Plans: Site Plan 1997_002 -, Floor Plans - Existing 1997_003 -, Floor Plans - Existing
1997 004 -, Existing Roof Plan 1997 005 -, Elevations - Existing 1997 006 -,
Elevations - Existing 1997 007 -, Elevations - Existing 1997 008 - , Floor Plans
- Proposed 1997 021 - D, Floor Plans - Proposed 1997 022 - C, Floor Plans -
Proposed 1997 023 - C, Elevations - Proposed 1997 024 - C, Elevations -
Proposed 1997 025 - B, Elevations - Proposed 1997 026 - C, Elevations -
Proposed 1997 027 - C, Site Sections 1997 _028 - D, Site Sections 1997 029 -
C, Site Sections 1997 030 - C, Site Sections 1997 _031 - B, Site Sections
1997 032 - C, Site Sections 1997_033 - C, Proposed Roof Plan 1997 034 - C,
Site Plan 1997_035 - C, Location Plan 1997_001 -, Ecology Report
ECOLOGICAL IMPACT ASSESSMENT REPORT -, Drainage 1997_SKO1 -,
Drainage 1997 042

RECOMMENDATION: Approve

Case Officer: Kate Bingham
Date Valid: 18.11.2024

This application is presented to Planning Committee due to an objection from a statutory
consultee

1.0 APPLICATION DETAILS

1.1 Site Description

This application relates to a group of barns located in open countryside between the villages of
Llanddewi Rhydderch and Llanvetherine.

The complex was once part of the neighbouring property, New House Farmhouse. The barns were
separated from the Farmhouse and sold off as two separate lots in 1997. The barns to the south-
east have since been developed into a residential property.

The complex of barns which are the subject of this application consists of three main structures; Y
Beudy; an old byre and later a milking parlour, the cruck barn and the old Stables. These barns
have been disused for over twenty five years. The three barns are listed grade Il and the adjacent
New House farmhouse is listed Grade II*.

The barns are listed for their group value with the adjacent (now converted) threshing barn and

New House farmhouse. Together with the farmhouse, they illustrate a previous way of life in
Monmouthshire; a group of traditional vernacular buildings serving a large farmhouse. Each
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building was designed for a specific function; byre or stable which changed over time to suit the
needs of the farm, spaces for keeping and managing animals and the delivery of local produce. As
a collection of farm buildings, the group are therefore considered to be of historic value.

The site is within the Nutrient Sensitive Catchment Area of the River Usk Special Area of
Conservation (SAC).

1.2 Value Added

o Additional details in relation to bat mitigation and biodiversity enhancements.
Drainage field moved away from other known connections.

o Design and Access Statement. Page 11 has been amended to include justification for the
width of the drive, and a plan indicating the size of the driveway.
Corrected annotation regarding the cruck barn roof.

e Various design changes at the request of the Council’s Heritage Officer.

1.3 Proposal Description

The application is for the renovation and conversion of three existing barns to provide residential
accommodation in the form of a single three-bedroom dwelling together with a one bedroom
annexe. A new domestic garden area is also proposed to the rear of the site.

2.0 RELEVANT PLANNING HISTORY (if any)

Reference Description Decision Decision
Number Date

DM/2024/01399 LBC- conversion of Barns, Byre and Recommended
former Stables at New House Farm for Approval
Llanvetherine: a Cruck Barn to Byre
link, Solar PV, ground source heat

pump.

DM/2022/00477 New gable window, reinstatement of  Approved 17.04.2024
ground floor Plank and Muntin screen
cladding of blockwork annex at site
entrance.

DC/2017/00848 Discharge of conditions 4 (drainage), = Acceptable 29.08.2017
5 (bat method statement) & 6
(planting plan) of planning
permission DC/2016/01479.

DC/2017/00850 Discharge of condition 4 of Listed Acceptable 14.09.2017
Building Consent DC/2016/01481.

DC/2016/01481 Proposed repair, renovation and Approved 09.05.2017
conversion of existing listed barn to
provide new dwelling.
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DC/2016/01479 Proposed repair, renovation and Approved 05.05.2017
conversion of existing listed barn to
provide new dwelling.

DC/2017/01105 Discharge of conditions; 5 (site Approved 04.10.2017
boundary), 8 (sample and design of
product) and 10 (sample of slate)
relating to DC/2016/01481.

DC/2018/00206 Discharge of conditions 4,6,9, and 11 Approved 12.06.2018
from previous application
DC/2016/01481 - roof lights, lime
pointing etc.

3.0 LOCAL DEVELOPMENT PLAN POLICIES
Strategic Policies

S1 LDP The Spatial Distribution of New Housing Provision

S12 LDP Efficient Resource Use and Flood Risk

S13 LDP Landscape, Green Infrastructure and the Natural Environment
S16 LDP Transport

S17 LDP Place Making and Design

Development Management Policies

H4 LDP Conversion/Rehabilitation of Buildings in the Open Countryside for Residential Use
DES1 LDP General Design Considerations

EP1 LDP Amenity and Environmental Protection

EP5 LDP Foul Sewage Disposal

SD4 LDP Sustainable Drainage

GI1 LDP Green Infrastructure

NE1 LDP Nature Conservation and Development

MV1 LDP Proposed Developments and Highway Considerations

4.0 NATIONAL PLANNING POLICY
Future Wales - the national plan 2040

Future Wales is the national development framework, setting the direction for development in
Wales to 2040. It is a development plan with a strategy for addressing key national priorities
through the planning system, including sustaining and developing a vibrant economy, achieving
decarbonisation and climate-resilience, developing strong ecosystems and improving the health
and well-being of our communities. Future Wales - the national plan 2040 is the national
development framework and it is the highest tier plan , setting the direction for development in
Wales to 2040. It is a framework which will be built on by Strategic Development Plans at a
regional level and Local Development Plans. Planning decisions at every level of the planning
system in Wales must be taken in accordance with the development plan as a whole.

Planning Policy Wales (PPW) Edition 12

The primary objective of PPW 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 Planning (Wales) Act 2015, the Well-being of
Future Generations (Wales) Act 2015 and other key legislation and resultant duties such as the
Socio-economic Duty.
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A well-functioning planning system is fundamental for sustainable development and achieving
sustainable places. PPW promotes action at all levels of the planning process which is conducive
to maximising its contribution to the well-being of Wales and its communities.

5.0 REPRESENTATIONS

5.1 Consultation Replies

Skenfrith Community Council - Recommends approval.
Heneb - Archaeological mitigation required to be secured via condition.

National Resources Wales (NRW) - 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 (foul
drainage). 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 document identified below,
under protected species, should be included in the approved plans and documents condition on
the decision notice:

Aware Ecology, August 2024. Ecological Impact Assessment Report, Reference AE0036/2/1
Version 1.
We also advise that the works are carried out under licence.

MCC Highways - Following review of the latest submission the concerns raised in our comments
dated 30/04/2025 (below) have not been satisfied therefore we would maintain our
recommendation for deferral and recommend that the respective concerns be addressed.

Previous Comments 30/4/25 -The Highway Authority do not object to the principle of the
development however there are concerns which need to be addressed which are as follows:

1. No detail has been provided in respect of the suitability of the existing access in terms of width
for a shared private drive. A shared private drive should be a minimum of 4.5m wide to enable the
safe passing of two-way traffic.

2. The proposed car parking provision does not meet the Monmouthshire Car Parking Standards.
One car parking space is to be provided per bedroom per dwelling with a maximum of three car
parking spaces per dwelling. In this case three car parking spaces are required for the three-
bedroom dwelling and one car parking space is required for the one-bedroom annexe. It should
also be noted that integral garage parking is not counted towards the overall car parking provision
therefore it shall be demonstrated that four car parking spaces can be provided excluding the
garage parking and including a turning area so that vehicles can enter and exit the site in a
forward gear.

Further Highways Response 28/1/26 - | have gone through the application again and my last
comments and unfortunately | have to maintain my stance on this one from a highways
perspective even though | understand that issues surrounding the Grade Il nature of the site.
Unfortunately we have to maintain our standards regardless as we can'’t set a precedent for future
applications.

As discussed these are our highway observations and recommendations therefore it would be
down to the Planning Authority to weigh up between the highways and heritage issues associated
with this site.

MCC Heritage - No objection.
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The site is a GlI* group of greater than special interest, with barns additionally listed Gll in their
own right. The preservation of the special interest and character is therefore the primary concern
for any Planning Permission within this curtilage under national Planning Policy Wales ed.12.

Whilst there is a degree of rebuilding, the works largely restore the building to former outlines, and
conversion uses almost entirely historic structures retaining their historic openings and materials.
Additionally, we have negotiated the clearance of almost all modern structures and extensions that
currently clutter the site.

Notably the building is one of our higher risk buildings in the recently adopted MCC Buildings at
Risk strategy and its making good from what is at a perilous condition is very welcomed,
particularly given the rare and early surviving cruck barn which is proposed for restoration as a
single space, which is a real rarity in barn conversions.

In short, whilst detail will largely be controlled under the counterpart Listed Building Consent,
(currently pending approval) there are no objections to the careful restoration of the barns, which
actively enhances the wider GlI* listed group, whilst works will remove the building from the at risk
category of MCC's action plan.

As the primary consideration in both the planning permission and the LBC is to preserve the
special interest of the listed building, the changes sought are considered to satisfy these
requirements on both consents and may be supported, subject to the following conditions being
added to the planning permission:

- Permitted development rights removed throughout the curtilage

- Notwithstanding the vertical fencing shown as 'existing' this is not hereby consented

- Landscaping scheme covering surfacing and any landscape changes proposed, including
boundaries.

MCC Building Regulations - Fire suppression will need to be installed throughout both converted
buildings. The objection comment dated 27/10/2025 states the neighbour has a spring that
provides drinking water to their property, any drainage field would need to be at least 50m from the
point of abstraction of any groundwater supply.

Previous comments 22/8/25 - The plan indicating the position of the treatment plant appears to be
7m away from the dwelling, which is acceptable, however any drainage field needs to be a
minimum of 10m from any dwelling and 2m from any boundary. The position of the drainage field
indicated on the revised drainage plan is not of an adequate size to construct a drainage field, it is
also within 2m of the boundary and 10m of both the neighbouring property and the proposed
dwelling. A detailed drainage scheme should be provided to determine if the drainage field can be
provided elsewhere within the boundary of the site. (Revised treatment plant details received
13/10/25)

MCC Environmental Health -

MCC SAB — SAB consent will be required. Drainage to a watercourse is possible, for infiltration,
porosity tests will be required.

SEWBReC Search Results — Bats, owls and other birds recorded within the vicinity of the site.

5.2 Neighbour Notification

Obijection received from New House Farm:

e The current openings are solid doors or doorways currently. The new property will have
seven new windows which will overlook five rooms in our house and our garden whereas
currently there is nothing overlooking us at all.

o A sympathetic renovation would maintain the existing doors rather than replacing them with
windows.
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o Concerned about the likelihood of overshadowing from the development of the Annex, and
the height of the roof.

¢ Echo the concerns raised by MCC Highways in connection with the access to the property.
Access is not wide enough to serve three properties and there is insufficient space for
vehicles to park and turn safely.

o We are aware of at least one collision having taken place at the entrance to the drive.

e There is currently parking for a maximum of one car.

o We own the drive and there is a right of access to pass and repass only over the top
section of the drive.

o The proposed 'soakaway' is sited directly above our field, which runs to the stream (nearest
watercourse), so any impact on our already waterlogged field, would need our agreement.

o The proposed treatment plant has now been relocated closer to the boundary to our land.
The water will therefore drain directly onto our land due to the gradient of the field. Further
information about the proposed drainage field and percolation data is essential.

¢ New House farm has a spring in the field - concerns about potentially foul water draining
into our drinking water.

Observation received from The Brambles:
¢ Due to the high rainfall recently, and 90% of this site being concrete, | would like to know
where the waste water will be dispersed, as well as any rain and surface water run-off from

the back of the proposed property.

5.3 Other Representations

None.

5.4 Local Member Representations

County Councillor - No comments received.
6.0 EVALUATION
6.1 Principle of Development

6.1.1 As the site is located in the open countryside, the conversion of the barns falls to be
considered against LDP Policy H4 which relates to conversions of buildings in the countryside to
residential use. Policy H4 is a criteria-based policy which requires the following to be met for the
re-use of the building to be deemed acceptable. Each criteria is assessed in turn:

a) the form, bulk and general design of the proposal, including any extensions, respect the
rural character and design of the building;

Being grade Il listed, the proposed alterations to the barns are also subject to Listed Building
Consent. As such the design proposals are heritage led. The only extensions proposed are
modest links between the separate elements.

b) the proposal, including curtilage and access, is in scale and sympathy with the surrounding
landscape and does not require the provision of unsightly infrastructure and ancillary buildings;

There is no increase to the curtilage and no new outbuildings or changes to the access are
proposed.

c) rebuilding works, necessitated by poor structural conditions and/ or the need for new

openings in walls, should not involve substantial reconstruction, with structural surveys being
required for marginal cases;
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A Structural Survey submitted with the application demonstrates the building is capable of
conversion to a residential use subject to some areas of rebuild. The old stables and cruck barn in
particular, are in a state of disrepair and will require significant repair works. In this case, the
preservation of the listed buildings is also a key consideration and carries additional weight in
relation to the extent of rebuild that is considered to be acceptable.

d) the more isolated and prominent the building, the more stringent will be the design
requirements with regard to new door and window openings, extensions, means of access, service
provision and garden curtilage, especially if located within the Wye Valley AONB;

The alterations to the barns should be limited to ensure their rural characteristics are maintained.

No major alterations beyond some rebuilding and link extensions are proposed.

e) buildings of modern and /or utilitarian construction and materials such as concrete block
work, portal framed buildings clad in metal sheeting or buildings of substandard quality and / or
incongruous appearance will not be considered favourably for residential conversion. Other
buildings will be expected to have been used for their intended purpose for a significant period of
time and particularly close scrutiny will be given to proposals relating to those less than 10 years
old, especially where there has been no change in activity on the unit;

The buildings are traditional stone barns mainly dating from the 16" Century and have clearly
been used for their intended purpose for hundreds of years before becoming redundant.

f) the building is capable of providing adequate living space (and ancillary space such as
garaging) within the structure. Only very modest extensions will be allowed and normal permitted
development rights to extend further or to construct ancillary buildings will be withdrawn; and

The three barns together are capable of providing adequate living accommodation. The only
extensions proposed are links between the separate elements.

9) the conversion of buildings that are well suited for business use will not be permitted unless
the applicant has made every reasonable attempt to secure suitable business use and the
application is supported by a statement of the efforts that have been made.

The buildings are within a group that includes existing residential dwellings. Business use would
not be compatible with this existing established use.

It should also be noted that the buildings are on the Council's list of ‘higher risk’ in the recently
adopted MCC Buildings at Risk Strategy. Making good from what is currently a perilous condition
is therefore welcomed, particularly given the rare and early surviving cruck barn which is proposed
for restoration as a single space — a rarity for barn conversions. Furthermore, buildings are set
close to the public highway and therefore make a significant contribution towards a sense of place
in the area. Conversion to a viable use will help to ensure the long term retention of the buildings.

6.2 Good Design / Historic Environment

6.2.1 Given the listed designation of the application buildings as well as the wider site, the design
process has been led by heritage considerations as well as advice from the Council’'s Planning
and Heritage Officers though pre-application advice in 2019.

6.2.2 Taking the three application buildings individually; Y Beudy is a well preserved agricultural
barn with original roof trusses and masonry walls generally in sound condition. There is an
external stone staircase leading to the first floor level on the south side. The walls are punctured
with various different window and door openings and open vent slots. Some of the openings have
original joinery; doors and window frames, but there is no glass remaining.

6.2.3 The cruck barn is a large building consisting of four bays with thre half crucks supported on
perimeter masonry walls at mid height. The walls are made of stone, with a blockwork inner lining
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to a partially collapsed south gable. The crucks in the cruck barn are mentioned in the listing
description as the ‘principal interest’ of the building. These are still in situ although suffering due to
the deteriorating condition of the roof coverings above. The cruck trusses illustrate 16"/17®"
Century construction techniques and the ways in which structural timbers were recycled and
reused at this time.

6.2.4 For the Old Stables the listing description states: ‘The principal interest of this building is the
interior. Loft is supported on massive square beams which also support two surviving upper cruck
trusses.’ This is a description of the central space. Sadly, the roof timbers and beams

described here have now collapsed onto the ground where they have lain for several years; it is
therefore likely that they are no longer fit for purpose. There is also some collapse to the perimeter
walls at high level.

6.2.5 A number of changes are proposed to enable the buildings to be converted for habitable
accommodation. The main elements are two new link buildings between the cruck barn and Y
Beudy, the removal of the brick lean-to and new glazed gable end to the cruck barn, new terrace,
steps and garden store to the south, new windows and doors, PV panels to the south slope of the
stables, and finally the rebuilding of the stables to accommodate an annex and garage. The two
proposed new links between the barns have been designed to be visually recessive in terms of
materials and detailing to ensure that they are in keeping with the existing historic structures,
whilst also marking them out as new additions.

6.2.6 The roof frame structure of the cruck barn has racked out of plumb by around 700mm and
unfortunately many of the timbers are damaged. As part of the works, it will therefore be necessary
to dismantle the roof structure so that it can be repaired and then re-assembled. Internally, this
building will then be retained as a single space within the proposed new dwelling. The existing
gable end to the barn is in an advanced state of disrepair and as noted in the Structural Engineer’s
report, there is severe movement and collapse of up to 50% of the wall. Therefore the wall needs
to be dismantled and rebuilt as part of the works. The extent of rebuild in the context of the wider
site is considered to be acceptable in principle. It is proposed that the new wall is built in a more
modern design, with timber, steel and glass. This will bring light into the space and connect the
main living space with the terrace, garden and landscape beyond.

6.2.7 The brick lean-to on the cruck barn does not feature on any of the historic maps as it is a
recent 20" Century brick addition with a corrugated asbestos roof. The building is in poor condition
and is considered to have ‘negligible’ historic value. The removal of this building will also reveal
more of the original north-west elevation of the cruck barn which is considered to be a positive
impact on the character of the building.

6.2.8 The stables are also in an advanced state of disrepair. Where feasible, the existing masonry
will be retained, but due to the instability of some of the walls, some rebuilding will be necessary.
Again, the extend of this rebuilding is considered to be acceptable within the context. The upper
part of the stables will be modified to become an open-fronted garage with a new corrugated metal
roof. The central space will form the main living accommodation for the proposed annex. Two new
openings are proposed in the east gable at ground floor level to give access to the link to the
cruck barn and to the south terrace. A further new opening will be formed in the south wall to make
a connection through to the southern space.

6.2.9 The position and scale of all of the existing openings across all three barns will be retained
and respected in the proposals. It is proposed to install new timber windows and doors to achieve
the appropriate standards to satisfy Building Regulations.

6.2.10 A proposed new terrace, steps and garden store on the south side of the cruck barn are
proposed to make the buildings work as a single dwelling (and associated annex) in relation to
level changes and external landscaping to the south. This area has been designed to minimise the
impact on the historic significance of the barns. The proposed new openings in the masonry wall at
lower ground level reference other existing openings to the barns, and will consist of brick lintels
and boarded timber doors.
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6.2.11 On the basis of the above, overall, it is considered that the proposals retain the agricultural
aesthetic of the buildings, whilst providing them with a new viable use. The layout, scale, massing
and proportion of the buildings are considered to be retained with minimal loss to historic fabric. As
such the proposed conversion is considered to respect the character, appearance and fabric of the
listed buildings and also meets the requirements of LDP Policies H4 and DES1 in terms of design
and visual impact.

6.3 Impact on Residential Amenity

6.3.1 The nearest neighbouring occupiers to the application barns are at New House Farm (the
main historic farmhouse) and The Brambles (a previously converted barn within the group). There
is a distance of at least 17m between the north-west elevations of the application buildings and the
south-east elevation of New House Farm. The only openings in the Old Stables which is the
structure closest to this neighbouring dwelling will serve a stairwell and a parking area. Distances
between New House Farm and the cruck barn and Y Beudy where habitable windows are
proposed is at least 22m which is above the 21m that is normally considered to be adequate to
protect neighbour amenity.

6.3.2 To the south-east is the property known as The Brambles. Distances between elevations
with habitable windows within the proposed barn conversion and this property are lower at
between 13m and 17m. However, in this case views are at ground floor only and interrupted by
existing stone walls.

6.3.3 Whilst introducing a residential use where historically there was not one, may result in an
increase in perceived overlooking, for the reasons set out above there would be no loss of privacy.

6.3.4 In terms of any additional overbearing impact or loss of light, the vast majority of the
structures are already in situ and therefore there will be no change. There will be a small amount
of rebuild of the roofs of the cruck barn and the old stables. However, the change will be negligible
when viewed from the neighbouring dwellings.

6.3.5 In terms of the proposed foul drainage, as there is no public sewer available within the
vicinity of the site, a Private Treatment Plant (PTO) is proposed to deal with foul waste from the
new dwelling. As such, Welsh Government Circular 008/2018 (Planning requirement in respect of
the use of private sewerage in new development, incorporating septic tanks and small sewage
treatment plants) 2018 applies. This provides that the assessment of private drainage proposals
should include consideration of any evidence which indicates the proposed arrangements and the
associated effluent disposal system is likely to lead to a risk to public health or cause a nuisance.
PTPs treat effluent to a higher standard than septic tank systems and in this case, the specific
PTP proposed meets recognised environmental standards in terms of effluent. Following
amendments to the siting of the PTP and drainage field, it is now also expected to meet the
requirements of Part H of the Building Regulations so as to avoid any potential issues in relation to
noise or odour. On the basis that the Building Regulations will be met and having received no
objections from the Council’s Environmental Health Team in this respect, it is reasonable to
conclude that the proposed foul drainage arrangements will have no adverse impact on local
amenity.

6.3.5 On the basis of the above it is considered that the application complies with LDP policies
EP1 and DESH1.

6.4 Access / Highway Safety

6.4.1 The site is accessed from a county classified highway recorded as R33 and is located
approximately 1.44km south of the nearest main arterial route B4521. The R33 between the site
and the B4521 is a typical rural single carriageway. The site is accessed is shared with
neighbouring property New House Farm. It is proposed to retain this existing vehicular access
from the road to the barns.
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6.4.2 The width of this drive is approximately 3.65m at its narrowest point from verge to verge. The
width between built structures on either side of the drive at the entrance off the road is 6.04m. The
barns and farmhouse have been under separate ownership for many years but the drive has
historically accommodated traffic to both properties. Given the building group's II* listed status it
considered that the highway standard for the width of the shared access should be relaxed in this
case from 4.5m. An increase in the width of the access drive would adversely impact the historic
character of the group.

6.4.3 The plans show three car parking spaces within the red-line boundary of the site together
with an additional space in the proposed garage. There is space to turn and therefore exitin a
forward gear, within the red line. The Council’s Highway Engineer raised concerns around the
suitability of the existing access, and the number of car parking spaces. In terms of parking,
Monmouthshire’s Adopted Parking Guidelines require one space per bedroom (up to a maximum
of 3). As an Annex is not considered as a separate dwelling, dedicated parking for this would not
be appropriate.

6.4.4 Highways also state that the proposed garage cannot be counted as a parking space.
Although this is usually the case, the garage is open fronted and unconnected internally to any
other part of the buildings. Conversion to habitable accommodation would not therefore be
appealing to any future occupiers. Furthermore, any works to either enclose the space or link it
internally, would be controlled due to the building being listed.

6.4.5 On the basis of the above, it is considered that the application is acceptable, notwithstanding
the advice from the Highway Authority.

6.5 Green Infrastructure

6.5.1 Chapter 6 of Planning Policy Wales (PPW) 12 highlights that a Green Infrastructure (Gl)
statement should be submitted with all planning applications and will be proportionate to the scale
and nature of the development. The statement which will need to be informed by a Gl assessment
of the site will describe how green infrastructure will be incorporated into the proposal and how the
step wise approach to protecting biodiversity, habitats and GI onsite will be managed. A step wise
approach considers what impacts may occur as a result of development activity to any identified
biodiversity, habitats and green infrastructure assets and networks that may be present on or
bounding a site. The approach then seeks to manage any harm that may occur by (a) avoiding (b)
minimising (c) Mitigate / Restore.

6.5.2 The Gl Statement submitted with the application provides that the wider landscape beyond
the site comprises arable and pastoral fields with mature native hedgerows and woodlands. Within
the site itself, there are no mature hedgerows or trees, the area historically having been used as a
farmyard. There is however, scrub and vegetation that has grown within and around the barns
since they stopped being used and fell into a state of disrepair. The proposals include the creation
of a significant garden/ green space around the barns to the south and west of the barns. This will
incorporate many beneficial biodiversity features including:

* Native hedgerow and fruit tree planting

+ Wildlife friendly planting

» Hedgehog highways along close-boarded fencing to the boundary with Newhouse farmhouse
* Hedgehog boxes

* Invertebrate habitat features including insect bricks
* Four artificial bird boxes

* Three swallow cups

* One house sparrow terrace

* One owl box

* Three bat boxes

* A specific loft void for bats in the new roof space.
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It is therefore considered that stepwise approach as required has been followed. These features
have been shown on drawing no. 1997_40B meaning that their implementation can be secured via
condition should Members be minded to approve the application.

6.6 Biodiversity

6.6.1 An Ecological Impact Assessment Report (Aware Ecology, August 2024) has been submitted
to support the application. Bat surveys have been completed in accordance with best practice
guidance. Roosts for relatively small numbers of pipistrelle and long-eared bats were recorded
within the barns. It is noted that the site could be a small subsidiary roost for a nearby pipistrelle
maternity roost. The submitted ecological report and plans shows the required mitigation for bat
roosts. The plan will be suitable to be conditioned should Members be minded to approve the
application. All external lighting will need to be sensitively designed in accordance with Bats and
Artificial Lighting in the UK (ILP, 2023). Lighting should only be installed where absolutely
necessary and should be downward-facing, wall mounted and fitted with PIR sensors and short
duration timers. A condition to ensure a sensitive external lighting scheme is therefore also
recommended.

6.6.2 As European Protected Species (bats / otters / dormice / great crested newts) will be
affected by the development and it has been established that a derogation licence from Natural
Resources Wales will be required to implement the consent. Monmouthshire County Council as
Local Planning Authority is required to have regard to the Conservation of Species & Habitat
Regulations 2010 (as amended) and to the fact that derogations are only allowed where the three
tests set out in Article 16 of the Habitats Directive are met. The three tests have been considered
in consultation with NRW and the Council’s Biodiversity Officer as follows:

(i) The derogation is in the interests of public health and public safety, or for other imperative
reasons of overriding public interest, including those of a social or economic nature and beneficial
consequences of primary importance for the environment.

Converting the redundant building which is of historical importance to a viable use is in the public
interest.

(ii) There is no satisfactory alternative
The development is necessarily site specific.

(iii) The derogation is not detrimental to the maintenance of the population of the species
concerned at a favourable conservation status in their natural range.

NRW have confirmed that they consider that the development is not likely to be detrimental to the
maintenance of the population of the species concerned at a favourable conservation status in its
natural range, provided the measures set out in the submitted ecology report are implemented.

6.6.3 A range of nesting birds including barn swallow and potentially tawny owl was found within
the barns. The location of the proposed compensatory features for nesting birds has also been
shown on a site plan and is considered to be acceptable.

6.6.4 PPW 12 sets out that the planning system has a key role to play in helping to reverse the
decline in biodiversity and increase the resilience of ecosystems, at various scales, by ensuring
appropriate mechanisms are in place to. It is clear that planning system should ensure that overall
there is a net benefit for biodiversity and ecosystem resilience, resulting in enhanced wellbeing.

As part of the proposed works, ecological enhancements will be introduced to include:

4 no. integrated / external bat boxes;
Bat loft and external bat crevices;

4 no. bird boxes;

2 no. swallow cups;
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e 1 no. owl box;
e insect bricks; and
e native species planting in the garden.

6.6.5 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, 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 nutrient standards for the river
SACs in Wales. Any proposed development within the SAC catchments that might increase the
amount of nutrient 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.

6.6.6 This application has been screened in accordance with Natural Resources Wales' advice for
planning applications within the river Special Areas of Conservation (SACs) catchments (v4 issued
28th June 2024). It is considered that this development is unlikely to increase nutrient inputs. A
private treatment plant is proposed where the system discharges domestic wastewater to ground,
built to the relevant British Standard (BS 6297:2007+A1:2008) and meets all the following criteria:

¢ the maximum daily discharge rate is less than 2 cubic metres (m3)

¢ the drainage field is located more than 40m from any surface water feature such as a
river, stream, ditch or drain

o the drainage field is located more than 50m from a SAC boundary

o the drainage field is least 50m from any other known discharge to ground.

6.7 Response to the Representations of Third Parties and/or Community/Town Council

6.7.1 An objection comment states that the neighbour has a spring that provides drinking water to
their property. As such, any drainage field would need to be at least 50m from the point of
abstraction of any groundwater supply. The location of this spring is unknown but this aspect will
be checked for compliance with the Building Regulations 2010 on submission of a formal Building
Regulations application should the development proceed.

6.7.2 All other concerns raised by third parties have been addressed above in this report.
6.8 Well-Being of Future Generations (Wales) Act 2015

6.8.1 The duty to improve the economic, social, environmental and cultural well-being of Wales
has been considered, in accordance with the sustainable development principle, under section 3 of
the Well-Being of Future Generations (Wales) Act 2015 (the WBFG Act). In reaching this
recommendation, the ways of working set out at section 5 of the WBFG Act have been taken into
account and it is considered that this recommendation is in accordance with the sustainable
development principle through its contribution towards one or more of the Welsh Ministers' well-
being objectives set out in section 8 of the WBFG Act.

6.9 Conclusion

6.9.1 The conversion of the listed group of barns to a single dwelling is acceptable in principle
under LDP Policy H4.

6.9.2 The heritage-led design is considered to be in keeping with the character and appearance of
the existing buildings, the listed group and the wider landscape.

6.9.3 There will be no significant adverse impact on local residential amenity as a result of the
development.

6.9.4 There is off-site parking provision for three vehicles which will be able to enter and leave the
site in a forward gear. Widening the existing access drive to meet common standards would
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adversely affect the character and appearance of the listed group of buildings and is not
considered to be appropriate or necessary in this case.

6.9.5 Adverse impacts on biodiversity can be mitigated. Suitable enhancements are also
proposed. The step-wise approach to Green Infrastructure has also been followed in accordance
with PPW12.

6.9.6 The proposed foul drainage will have no adverse impact on the River SAC or the amenity of
any neighbouring occupiers.

7.0 RECOMMENDATION: APPROVE
Conditions:

1 This development shall be begun within 5 years from the date of this permission.
REASON: To comply with Section 91 of the Town and Country Planning Act 1990.

2 The development shall be carried out in accordance with the list of approved plans set out
in the table below.

REASON: To ensure the development is carried out in accordance with the approved drawings, for
the avoidance of doubt.

3 No works to which this consent relates shall commence until an appropriate programme of
historic building recording and analysis has been secured and implemented in accordance with a
written scheme of investigation which has been submitted to and approved in writing by the local
planning authority.

REASON: To ensure the development meet the terms of the Historic Environment (Wales ) Act
2016, PPW and Technical Advice Note 24 (TAN 24): The Historic Environment.

4 Notwithstanding the provisions of Article 3, Schedule 2, Part 1 Classes ABC D E F & H of
the Town and Country Planning (General Permitted Development)(Amendment)(Wales) Order
2013 (or any Order revoking and re-enacting that Order with or without modification) no
enlargements, improvements or other alterations to the dwellinghouse or any outbuildings shall be
erected or constructed.

REASON: If substantial extensions or alterations were necessary this development would not
normally be favourably considered and would be contrary to LDP Policy H4.

5 No part of any wall of the existing building other than shown on the approved plans is to be
demolished .

REASON: This conversion is granted having regard to LDP Policy H4 which relates to the
conversion of redundant buildings in the countryside and the information supplied with the
application. If substantial demolition and rebuilding are necessary the development may be
beyond that which has been permitted.

6 Notwithstanding the provisions of Article 3, Schedule 2, Part 2 of the Town and Country
Planning (General Permitted Development) (Amendment) (Wales) Order 1995 (or any Order
revoking and re-enacting that Order with or without modification) no fence, wall or other means of
enclosure other than any approved under this permission shall be erected or placed without the
prior written approval of the Local Planning Authority.

REASON: In the interests of visual amenity and to safeguard the appearance of the area and to
ensure compliance with LDP Policy H4.

7 All works shall be undertaken in strict accordance with Sections 4.5 and 4.6 of the
Ecological Impact Assessment Report Aware Ecology, August 2024, Reference AE0036/2/1
(Version 1) and drawing 1997 _40B. If any changes to the methodology are required, a revised
method statement shall be submitted to and confirmed in writing by the Local Planning Authority.
In addition, further details of a precautionary method statement for reptiles shall be submitted to
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and agreed in writing before works commence. Works will then be implemented in strict
accordance with the approved Method Statements.

REASON: To comply with the provisions of the Conservation of Habitats and Species Regulations
2017 (as amended) and Wildlife and Countryside Act 1981 (as amended) regarding protected
species, and to ensure compliance with LDP Policy NE1.

8 All works shall proceed in accordance with proposed measures to benefit biodiversity as
shown on drawing no. 1997_40B and as detailed in Section 4.6 of the Ecological Impact
Assessment Report (Aware Ecology, August 2024) and the Green Infrastructure Statement.
Evidence of implementation of measures to achieve net benefit for biodiversity must be provided to
the LPA no more than three months later than the first beneficial use of the development.
REASON: To provide biodiversity net benefit and ensure compliance with PPW 12, the
Environment (Wales) Act 2016 and LDP policy NE1.

9 Notwithstanding the Town & Country Planning (General Permitted Development) Order
1995 (or any Order revoking or re-enacting that Order with or without modification) no lighting or
lighting fixtures shall be installed until an appropriate lighting plan which includes low level PIR
lighting and allows dark corridors for bats has been agreed in writing with the Local Planning
Authority. Lighting shall be implemented in strict accordance with the approved lighting plan.
REASON: To safeguard roosting and foraging/commuting habitat of Species of Conservation
Concern in accordance with the Conservation of Habitats and Species Regulations 2017 (as
amended) and LDP policies NE1 and EP3.

10 No development shall take place until full details of hard landscaping works have been
submitted to and approved in writing by the Local Planning Authority. These details shall be
carried out prior to the beneficial use of the approved development commencing.

REASON: To protect the setting of the listed buildings and to ensure the long term maintenance of
the landscape amenities of the area and to ensure compliance with LDP Policy GI1.

INFORMATIVES

1 Due to the minor nature of the proposed development (including any demolition) and the
location of the proposed development, it is considered that the proposals did not need to be
screened under the Environmental Impact Assessment Regulations.

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/conservation-biodiversity-and-wildlife/european-protected-
species/?lang+en

3 As of 7th January 2019, all construction work in Wales with drainage implications, of 100m?
or more, is now required to have Sustainable Drainage Systems (SuDS) to manage on-site
surface water (whether they require planning permission or not). These SuDS must be designed
and constructed in accordance with the Welsh Government Standards for Sustainable Drainage.

The SuDS Approving Body (SAB) is a service delivered by the Local Authority to ensure that
drainage proposals for all new developments of at least 2 properties OR over 100m? of
construction area are fit for purpose, designed and built in accordance with the National Standards
for Sustainable Drainage published by Welsh Ministers.

If you are in any doubt as to whether you require SAB approval, please contact:
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SAB@monmouthshire.gov.uk
For advice regarding the application process and general enquiries - 01495 768306

For technical advice regarding your SuDS design and meeting the National Standards - 01633
644730

4 All birds are protected by the Wildlife and Countryside Act 1981. The protection also covers
their nests and eggs. To avoid breaking the law, do not carry out work on trees, hedgerows or
buildings where birds are nesting. The nesting season for most birds is between March and
September.
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Agenda Iltem 4b

Application DM/2024/01537

Number:

Proposal: Development of a restaurant with drive-thru facility (Use Class A3) including
access, servicing, car parking, hard and soft landscaping and other associated
works

Address: Land At Newhouse Farm Industrial Estate, Chepstow, Monmouthshire

Applicant: East Mon Industrial Holdings Ltd.

Plans: All Existing Plans 8335-SA-2464-AL03 -, Elevations - Proposed 8335-SA-2464-
PO05 - B, Tree Protection Plan EDP8922 D002 - D, EDP8922_r005b
Landscape and Ecological Management Plan , Landscaping Plan
EDP8922 R002 Rev B-, Landscape Visual Impact Assessment Part 1 and Part
2, 8335-SA-2464-AL01C -, Other Gl Statement EDP8922_R004B -, Other
PLANNING STATEMENT -, Other COMMERCIAL MARKET AND
EMPLOYMENT LAND POSITION STATEMENT -, Other ODOUR CONTROL
ASSESSMENT -, Other EDP8922_R001-B - , Other EDP8922_ R002B -,
Ecology Report EDP8922 R003-B -, Other DELIVERY MANAGEMENT PLAN
Part 1, Part 2, Part 3 - , Other REPORT ON A GROUND INVESTIGATION -,
Other STORE TRAVEL PLAN FOR MCDONALDS RESTAURANT -, Other
TRANSPORT ASSESSMENT —ADL Traffic and Highway Part 1,2,3,4,5 , Other
COMMUNITY CONSULTATION STATEMENT -, Other PHASE |
CONTAMINATIVE USES DESK STUDY -, All Proposed Plans 501682049 —
Proposed Lighting Layout REV 0, Site Layout 8335-SA-2464-P004C -, Other
PRODUCT SHEET 1 - BBA_GABIONS_16_H247 PROD, Block Plan 8335-SA-
2464-P002B Site Levels 4240325 - 1100 - P3 - PROPOSED LEVELS PLAN,
Landscaping Plan EDP8922 D011-D - SOFT LANDSCAPE PLAN, Landscaping
Plan EDP8922 D010-D - HARD LANDSCAPE PLAN, Other REV.03A - TDS UK
TERRAMESH SYSTEM, Site Levels 4240325 - 1102 - P2 - PROPOSED
LEVELS SECTIONS, Location Plan 8335-SA-2464-AL01E- SITE LOCATION
PLAN, Other 5353-201 - VEHICLE TRACKING - HGV, Site Levels 4240325 -
1101 - P3 - PROPOSED LEVELS SECTIONS, Floor Plans - Proposed  8335-
SA-2464-P006 - PROPOSED FLOOR AND ROOF - 501682049 Proposed
Lighting Layout

RECOMMENDATION: Refuse

Case Officer: Ms Jo Draper
Date Valid: 13.12.2024

This application is presented to Planning Committee at the request of the Local Member.
1.0 APPLICATION DETAILS

1.1 Site Description

1.1 The site extends to approximately 0.9ha and currently comprises an area of grassland
within the Newhouse Farm Industrial Estate, adjacent to the M48 Chepstow Roundabout (junction
2). Due to the site's topography, it sits above the rest of the Newhouse Farm Industrial Estate but
substantially below the road and the land beyond it to the north.

1.2 The site is bounded by:

To the North: Loverose Way and beyond this, open land which is subject to an approved planning
application for fuel station, two drive-thru's and B2/B8 space (application ref.: DM/2022/01155).
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To the South: the wider Newhouse Farm Industrial Estate

To the East: An area of trees and shrubs and beyond this, the M48 Chepstow Junction and
motorway and pedestrian footpath linking to the Wales Coast Path and the community of
Thornwell.

To the West: A small area of open land between Loverose Way and the Newhouse Farm Industrial
Estate and beyond this, Loverose Way.

There is a shared pedestrian/cycleway running through the site. This is not registered as a Public
Right of Way (PROW) but is well used and provides a direct link from the Newhouse Farm
Industrial Estate to the Residential community of Thornwell and beyond.

The Newhouse Farm Industrial Estate comprises B1 (office/R&D/Light industrial), B2 (General
Industry),and B8 (Storage and Distribution) uses. To the north-east of the site, is the settlement of
Chepstow, with the Thornwell and Bulwark areas being the closest residential communities.

The site mostly comprises a plateau, a green wedge south of the access road (Loverose Way)
adjoining the M48 motorway. The application contains several existing trees at its margins as well
as a large area of grass. There is an unrecorded public right of way that intersects the site (and
adjacent industrial warehouses), typically travelling in an east-west direction, before heading
beneath the M48 bridge. The application site due to the proximity to the nearby embankment,
road corridors and tree belts create a visual sense of enclosure to the north, east and west, the
embankment, and M48 road corridor, screening views to and from the site in these directions.
There are two mature tree belts along the northern boundary; a break in the belts allow for distant
views towards the English Channel and Severn Estuary. To the south, the site lies close to large
scale logistics depots and industrial development sheds and here the land levels drop towards the
industrial sheds and containers immediately outside of the site boundary.

1.2 Value Added

Amendments to location of bike shed.

1.3 Proposal Description

It is proposed to redevelop the site to provide a 371sgm (GEA) single storey McDonald's
restaurant with tandem drive thru facilities located in the north-east corner of the site and a dual
drive-thru lane wrapping around the north of the restaurant.

There is parking provided to the south of the site comprising 47 car parking spaces, including four
accessible bays, two with electric vehicle charging points (one of which is accessible) and two
reserve bays for drive-thru customers. There are 10 cycle parking spaces proposed (including six
covered ‘Sheffield’ stands and a dual cycle locker). A dedicated delivery area is proposed.

The customer area within the restaurant will measure 92sgm and provide 76 seats. The supporting
information states that the restaurant will use a modern palette of materials including a timber
effect and dark grey cladding panel. External materials comprise vertical grey and timber cladding.
Supporting information states that this reflects the McDonalds branding.

The proposed vehicular access to the site will be provided via Loverose Way, via a new junction. A
new internal access road will be constructed to facilitate access and egress to the site which will
provide direct access to the drive-thru lane and car parking area.

Pedestrian and cycle access will be provided from the underpass connecting the Industrial Estate
to Thornwell and Bulwark. It is proposed that the pathway that currently runs through the site will
be rerouted and formalised as a right of way to include cycle use. Where this route rejoins the
existing cycle route, as designed it creates a dog-leg and a gap between the two. A legal order has
been agreed to be undertaken to move the unrecorded public right of way onto the proposed
alignment. As part of the Transport Assessment, wider improvement to the Coast Path is proposed
outside the red line boundary with additional lighting to run along the stretch of that path from the
application site to the underpass. This has not been submitted with any level of detail; the final
detail is proposed to be resolved through a S106 agreement or through a Grampian condition as
these works would be offsite works, offered by the applicant as a wider benefit of the planning
permission.
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There is planting and soft landscaping proposed comprising turf, hedges and low-level shrubs to
the perimeter of the site. It is proposed to maintain most of the trees on site. Several scattered
mature trees are located within the site boundary and twelve trees will be removed as a result of
the proposal. To mitigate for the loss of these trees, the Gl Statement states that this is to be
replaced with a minimum of 36 broadleaved trees. There would also be 41 whips to be planted to
mitigate for clearance of 0.0245ha of land.

It is proposed that retained amenity grassland and poor semi-improved grassland will be
enhanced, creating areas of species-rich meadow grassland to be located at the northern and
southern boundaries of the site. Other habitat on site includes patches of semi-improved
grassland, scrub and a drainage ditch. An attenuation pond will be provided in the south-west
corner and surface water from the site will be drained to and disposed of from this pond, with the
outfall route included with the extended red line area to the west of the main site.

The application is supported by a Transport Assessment (TA) which has been prepared by ADL,
the primary data has included and extrapolated from that used for the neighbouring site, and
considers the impact on the M48 roundabout, and how the new access junction will interact with
the proposed access junction for the neighbouring site.

The applicant has undertaken a public engagement exercise. A total of 600 responses were
received during the consultation period.

A Commercial Market and Employment Land Position Statement has been submitted with this
application. This report covers how the application has been marketed. CBRE have acted for East
Mon Industrial Holdings Ltd (the owners of Newhouse Farm Industrial Estate) in respect of the
estate since 2016 and it is stated that they have actively (and continuously) marketed development
plots (including the application site) since July 2019.

According to this statement, the plots marketed included a single plot of 6 acres as well as smaller
opportunities such as the application site. CBRE have promoted the available plots through
marketing boards, production and distribution of marketing material and online promotion. An
electronic version of the marketing brochure has been issued to commercial property agents active
in South Wales and the South West; Welsh Government; local occupiers; and major logistics and
manufacturing occupiers. Online Promotion has been supported by a full Web-Advertising
package, which includes listings on CBRE's website. According to this statement, occupier interest
in the application site (or interest in the wider industrial estate for land/premises of a size that could
be accommodated by the application site) has been very limited. Ten potentially suitable enquiries
were logged by CBRE over a five-year period. The report states that it is understood that CBRE
received no response from prospective occupiers when following up on five of the ten enquiries. It
is suggested that these enquiries were general rather than site-specific.

This application is supported by the following suite of reports, as follows:
Planning Statement

Design and Access Statement

Community Consultation Report

Economic Operator Statement

Commercial Market and Employment Land Position Statement
Transport Assessment

Travel Plan

Delivery Management Plan

Ecological Appraisal

Green Infrastructure Statement

Arboricultural Method Statement

Landscape and Visual Appraisal

Landscape and Ecological Management Plan

Lighting Strategy

Odour Control Report

Ground Investigation Report

Phase 1 Contaminative Uses Desk Study.
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2.0 RELEVANT PLANNING HISTORY (if any)

Reference
Number

DM/2024/00870

DM/2024/00884

DM/2024/01042

DM/2024/01043

DM/2024/01046

DM/2024/01047

DM/2024/01352

DM/2024/01537

DM/2025/01121

Description

Discharge of condition 17 relating to
planning DM/2022/01155. Landscape
parcel 1.

Discharge of condition 12 (Green
Infrastructure Management Plan) for
planning decision DM/2022/01155.

Discharge of condition 18 (Pedestrian
crossing) for planning decision
DM/2022/01155.

Discharge of condition 19 (Details of
the electric vehicle charging points)

for planning decision DM/2022/01155.

Discharge of condition 5 (Written
Scheme of Historic Environment
Mitigation) for planning decision
DM/2022/01155.

Discharge of conditions 6
(Excavations with associated Risk
Assessments / Method Statements
(RAMS)) and 10(Details of
earthworks/ mounding/ Contouring)

for planning decision DM/2022/01155.

Discharge of condition 8 (Drainage
Scheme) of planning decision
DM/2022/01155.

Development of a restaurant with
drive-thru facility (Use Class A3)
including access, servicing, car
parking, hard and soft landscaping
and other associated works

Discharge of Conditions 14 in relation
to planning decision (DM2022/01155)
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Decision

Approved

Approved

Approved

Approved

Approved

Pending
Consideration

Approved

Pending
Determination

Decision Date

06.08.2024

06.08.2024

02.10.2024

02.10.2024

16.10.2024

07.02.2025

04.02.2026



DM/2025/01390 Hybrid application comprising: Pending
1) Full planning for the erection of a Consideration
roadside facility comprising PRS, 2no.
drive thru units and associated
development; and
2) Outline application for storage and
distribution / logistics or industrial /
manufacturing floor space and
associated development (B2/B8 use

class).

DM/2025/01462 Discharge of condition 14 ref Pending
DM/2022/01155 CEMP produced by  Consideration
AKN

DM/2025/01467 1) Int-lllum 9mtr Totem 2) Int-1llum Pending
Directional Sign 3) Int-lllum Height Consideration
Restrictor 4) Int-lllum Preview Menu
5) Int-lllum Speaker Canopy 6) Int-
lllum Triple Menu 7) Int-llum 255mm
Wordmark 8) Non-lllum Drive Thru
Window Vinyl x 3 9) Int-lllum 1500mm
Roundel 10) Int-lllum Drive Thru
Lettering 11) Int-lllum 1500mm
Roundel 12) Int-lllum Drive Thru
Lettering 13) Int-lllum Thank You/No
Entry Directional Sign 14) Int-lllum
305mm Wordmark 15) Non-Illum
Mobile Order Graphic 16a) Non-lllum
15mtrs. Window Manifestations
(950mm from floor level) 16b) Non-
lllum 15mtrs. Window Manifestations
(1500mm from floor level) 17) Non-
lllum Banner Frame

3.0 LOCAL DEVELOPMENT PLAN POLICIES
Strategic Policies

S6 LDP Retail Hierarchy

S7 LDP Infrastructure Provision

S8 LDP Enterprise and Economy

S9 LDP Employment Sites Provision

S12 LDP Efficient Resource Use and Flood Risk

S13 LDP Landscape, Green Infrastructure and the Natural Environment
S17 LDP Place Making and Design

SAE2 LDP Protected Employment Sites

Development Management Policies

DES1 LDP General Design Considerations

EP1 LDP Amenity and Environmental Protection
GI1 LDP Green Infrastructure

NE1 LDP Nature Conservation and Development
RET4 LDP New Retail Proposals

E1 LDP Protection of Existing Employment
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SD1 LDP Renewable Energy

SD2 LDP Sustainable Construction and Energy Efficiency

SD4 LDP Sustainable Drainage

LC5 LDP Protection and Enhancement of Landscape Character
EP3 LDP Lighting

MV1 LDP Proposed Developments and Highway Considerations
MV2 LDP Sustainable Transport Access

MV3 LDP Public Rights of Way

4.0 NATIONAL PLANNING POLICY
Future Wales - the national plan 2040

Future Wales is the national development framework, setting the direction for development in
Wales to 2040. It is a development plan with a strategy for addressing key national priorities
through the planning system, including sustaining and developing a vibrant economy, achieving
decarbonisation and climate-resilience, developing strong ecosystems and improving the health
and well-being of our communities. Future Wales - the national plan 2040 is the national
development framework and it is the highest tier plan , setting the direction for development in
Wales to 2040. It is a framework which will be built on by Strategic Development Plans at a
regional level and Local Development Plans. Planning decisions at every level of the planning
system in Wales must be taken in accordance with the development plan as a whole.

Planning Policy Wales (PPW) Edition 12

The primary objective of PPW 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 Planning (Wales) Act 2015, the Well-being of
Future Generations (Wales) Act 2015 and other key legislation and resultant

duties such as the Socio-economic Duty.

A well-functioning planning system is fundamental for sustainable development and achieving
sustainable places. PPW promotes action at all levels of the planning process which is conducive
to maximising its contribution to the well-being of Wales and its communities.

Technical Advice Notes

Technical Advice Note 4: Retail and Commercial Development.

5.0 REPRESENTATIONS

5.1 Consultation Replies

Chepstow Town Council: Objection

Re-consultation on amended plans have been received - responding to landscaping and further
information provided regarding economic viability. Chepstow Town Council's objection to this
planning application still stands and notes that Monmouthshire County Council's Active Travel
share the Town Council's concerns.

The Town Council welcomes the potential for new jobs however recommends refusal for the
following reason(s):

1. Road safety concerns as the issue over pedestrian access has not been addressed, the safe
route is outside the report which will result in pedestrians using a dangerous main road /
roundabout to access the site.

2. Not satisfied that the active travel has been addressed as it is too narrowly focussed.

3. Concerns over the loss of green space - this area is heavily used by runners, and this
development would mean a significant loss to green space (DES1). recommends refusal for the
following reason(s): In addition, the Council has taken on board the comments made by the
Aneurin Bevan Health Board which it finds persuasive.
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MCC Tree Officer: No objection

Site of many trees with very few mature trees of significant value. Most trees are situated on the
border of the site. The proposal is to maintain most of the trees.

Seven trees are to be crown reduced which is acceptable. The 12 trees that are proposed to be
removed are all young and some semi-mature to be replaced with a minimum of 36 broadleaved
trees and planting 41 whips to mitigate for clearance of 0.0245ha of land. They are mainly ash,
horse chestnut and some young oak trees. There are no Cat A trees on site.

MCC Public Transport Officer: Objection

The development is not served by public transport. Planning Policy Wales sets out a transport
hierarchy, which puts public transport at second priority after active travel. It states that "proposals
must seek to maximise accessibility by walking, cycling and public transport, by prioritising the
provision of appropriate on-site infrastructure and, where necessary, mitigating transport impacts
through the provision of off-site measures, such as the development of active travel routes, bus
priority infrastructure and financial" (4.1.11). Section 4.1.17 gives further practical examples of how
this should be done"... then consider whether new development could be located near a bus stop
or enable improvements to the bus service; before finally considering the needs of private motor
vehicles, including measures". MCC planning policy (S16) states that "Where appropriate, all
development proposals shall promote sustainable, safe forms of transport which reduce the need
to travel, increase provision for walking and cycling and improve public transport provision. This
will be facilitated by:

- Reducing the need to travel, especially by car;

- Favouring development close to public transport facilities;

- Promoting public transport, walking and cycling; ..."

The proposed development site is not accessible by public transport. As set out in the transport
assessment, the walk distance to the nearest bus stop is more than 800m. This is twice of the
commonly accepted maximum distance to a bus stop of 400m, after which usage drops off
dramatically. Furthermore the transport assessment does not include any proposals for doing
something about the lack of public transport accessibility. It does include any proposals to
maximising accessibility by public transport as required by PPW, neither does it promote improved
public transport provision as required by the MCC LDP.

MCC Public Rights of Way (PROW): Qualified Objection.

Comments on the revised plans submitted on the 5th June 2025. A number of discussions have
already taken place in regard to the site and the unrecorded public right of way, the proposed new
route is as discussed and for the most part satisfactory. However, we have serious concerns in
regard to where the new constructed route joins into the existing infrastructure on the west side of
the site. The new alignment for the footpath is to be constructed to a standard to accept cycle use,
however, where this route rejoins the existing cycle route, it looks to create both a dog-leg and a
gap between the two. A legal order has been agreed to be undertaken to move the unrecorded
public right of way onto the proposed alignment, should planning be approved, no construction
should take place until an application to move the unrecorded route has been confirmed.

MCC Highways:

2025/06/26 - We raise no further comments regarding the public highway; however, we would
restate our comments regarding the interaction between the internal layout & AT access to echo
those of the AT team. It is expected that visitors travelling from the south along the footpath will
cross over the barrier instead of walk around the site, because that will be the shortest and
quickest route. This should be considered, and we would recommend an appropriate path included
in the interests of safety within the car park.

2025/05/07 - The applicant has provided additional detail, namely showing an amendment in
response to our concerns over junction width, which has now been altered to allow access for
HGV's without impeding exiting traffic. We raise no further concerns over the proposal. Should the
Planning Authority approve the application we would request the following condition applied to any
grant of planning permission or included in a Section 106 Agreement.
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While there remain concerns over the Active Travel route for this site as per the neighbouring
application, the link proposed is acceptable on balance since we are unable to promote pedestrian
routes towards the M48 junction. A pedestrian survey was undertaken showing that very few
pedestrians attempt to cross the M48 junction, with 23 out of 792 movements (2.9%) recorded
during a three-day period, excluding the extraneous Saturday Park-run results.

We would recommend improved pedestrian links within the car park and onto the rerouted
footpath be included. Pedestrians from the south must travel around the site to enter based on the
current proposal, however it is expected that many will take a shorter route through the car park
from the southwest corner.

It should be noted that further guidance on measures to improve the existing route should be
sought from our AT team and should include a Section 106 to improve its safety and desirability as
an AT route, and is noted that the applicant intends measures to be approved by the Welsh Gov't
such as guard rails.

Parking

The site will provide a total of 53 spaces, above the minimum required under the MCC Local
Parking Standards and includes space for waiting vehicles in the drive through and other forms of
vehicle parking. Parking spaces are to be coned off during delivery, reducing available parking to
32 spaces. However, this is accepted to be outside of peak hours.

No development may commence until the applicant has entered into a Section 278 Agreement of
the Highways Act 1980 with the Highway Authority for the construction of the approved junctions
and associated footways together with appropriate alterations to the characteristics of the public
highway to promote appropriate traffic speeds. The highway authority requires that the off-site
improvements are delivered by the applicant /landowner. Implemented in accordance with the
S278 agreement entered into between the landowner and the Highway authority for the delivery of
the development approved under DM/2022/01155 in advance of the construction of the proposed
access. Implemented in accordance with the S278 agreement entered into between the landowner
and the Highway authority for the construction of the proposed access for the development.

Heneb: No objection subject to planning conditions securing a watching brief.

The proposal requires archaeological mitigation.

The information in the Historic Environment Record (HER) curated by this Trust shows no known
archaeological sites within the proposed development site. However, an excavation in 2007 within
the Newhouse Farm Industrial Estate revealed clear evidence for activity from late prehistory, with
structural evidence concentrated on the Late Iron Age and Roman periods. As such, the
groundworks required for the proposed development have the potential of encountering similar
archaeological material. Therefore, a condition requiring the applicant to submit a detailed written
scheme of investigation for a programme of archaeological work to protect the archaeological
resource should be attached to any consent granted by your Members. We envisage that this
programme of work would take the form of a watching brief during the groundworks required for
the development, with detailed contingency arrangements including the provision of sufficient time
and resources to ensure that any archaeological features or finds that are located are properly
investigated and recorded; it should include provision for any sampling that may prove necessary,
post-excavation recording and assessment and reporting and possible publication of the results.
To ensure adherence to the recommendations we recommend that the condition should be
worded in a manner similar to model condition 24 given in Welsh Government Circular 016/2014.

Welsh Government Highway Department: Welsh Government as highway authority for the M48
motorway does not issue a direction in respect of this application.

1) There should be no interference with the Motorway soft estate or boundary fence.

2) Car park and site lighting should be suitably directed and cowled so as not to cause dazzle or
glare to highway users.

3) Any noise insulating measures deemed necessary should be on-site at the applicant's expense.
4) No drainage from the development site shall be connected to or allowed to discharge into the
trunk road drainage system. The form and detailed design of the drainage to be incorporated
within the proposal shall be agreed with the Planning Authority.

Office for Nuclear Regulation (ONR): No objection.

Page 30



MCC Active Travel (AT): Concerns

We remain concerned about the location of this site and the likelihood that people will attempt to
reach it on foot by crossing the trunk roads. Our previous comments did not recognise the primacy
of the Wales Coast Path (WCP) - these comments restate our position on the prioritisation of
Active Travel while looking at the flow of the WCP. We now note that new Wales Coast Path
connection on the south-west corner of site joins an awkward angled junction, affecting the route's
coherence. We would request the primary path to be made continuous, with a flowing connection
between existing street-lit section of the WCP and proposed route (so that WCP is a continuous
line), with a junction to branch off to lower path (Junctions should be bevelled or given corner radii
of 1m). WCP is disjointed in current design.

We have concerns that the 60cm knee rail on the north-west site entrance will be evaded as
people use a desire-line between the WCP connection to north-west and the restaurant. This
should be improved through wayfinding, more appropriate fencing (light permeable, such as
railing) and planting. New development should contribute to the expansion and improvement of
active travel networks. We understand the walked path will have to be diverted, and request the
below measures to promote active travel, promote and facilitate use of the route and mitigate the
impact of the diversion on users.

It appears that customers entering the site from the industrial estate south-west are currently
supposed to walk around the site to enter it - there is a risk of the development of informal tracks
between the path and car park, that will affect the quality of experience on the path, and create a
risk at the car park. Request for an additional pedestrian access between the path and car park on
the south side to be provided. Steps are acceptable as there is a ramped access further along. 3. -
Alignment of path should allow for comfortable use. Curve and softer angle will improve flow and
reduce predictable corner-cutting maintenance issue.

| remain concerned that this site will attract pedestrians to cross the M48 roundabout.

MCC Land Drainage: No objection.

Surface Water Drainage

The application has now demonstrated a means of surface water discharge to a watercourse.

As the site will have a total construction area greater than 100m2, SAB approval will be required.
Please append the informative below.

Flood risk maps provided by Natural Resources Wales do not indicate the site to be at particular
risk of flooding.

Our database of historic flood events does not contain records of surface water flooding in close
proximity to the site.

Our database of drainage and flood assets does not contain records of drainage or flood assets in
close proximity to the site which may be impacted by the development.

We do not have an objection based on flood risk to the site.

MCC Ecology: No objection.

An Ecological Appraisal report by the Environmental Dimension Partnership (EDP) has been
submitted to inform the application. The report details the results of an extended phase 1 habitat
survey and Preliminary ground level roost assessment of trees for roosting suitability.

The majority of the site has been classified as Amenity Grassland, although the presence of
species such as Pyramidal Orchid would suggest the grassland is currently managed sensitively
and holds some local biodiversity value. In order to mitigate for a loss of grassland, it is proposed
that 'retained amenity grassland and poor semi-improved grassland will be enhanced, creating
areas of species-rich meadow grassland.'
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On the 'Soft Landscaping' plans, these are shown to be located at the northern and southern
boundaries of the site and the Landscape & Ecological Management Plan confirms that a sensitive
cutting schedule of management. The commitment for long-term improvement of areas of the
grassland is welcomed and the management proposals (including commitment for
monitoring/remediation are welcomed). Nevertheless, it must be acknowledged that most of the
grassland habitat at the site will be lost because of the proposal. Several scattered mature trees
are located within the site boundary, and it is understood that twelve trees will be removed as a
result of the proposal. Other habitat on site includes patches of semi-improved grassland, scrub
and a drainage ditch. To mitigate for the loss of these trees, the Gl Statement states that 36
individual broadleaved trees will be planted. The proposed species to be planted include wild
service tree, small-leaved lime, field maple, bird cherry, European aspen, Scot's pine and
European hornbeam - as well as ornamental varieties of whitebeam and crab apple. The use of
mostly native species is welcomed and considered acceptable mitigation for the loss of trees
proposed.

Habitats adjacent to the site that are considered valuable for biodiversity include deciduous
woodland, dense scrub and mature scattered trees. Whilst these habitats will not be directly
impacted by the proposal, measures should be implemented to ensure they are not impacted
during the construction phase of the project. It is also noted that there is no significant light spill
anticipated to impact these habitats.

Protected Species - Breeding Birds Section 2.18 of the ecological appraisal confirms that breeding
bird surveys have been scoped out by EDP. However, given that site boundaries are not to be
directly impacted by the proposals, it is agreed that a full suite of breeding bird surveys will not be
necessary to inform the application. Nevertheless, habitat on site such as mature trees and scrub
are likely to support nesting bird species which are protected from destruction under the Wildlife &
Countryside Act 1981. Any construction works should be undertaken outside of the nesting bird
season (March - August). If this is not possible, then a pre-works nesting bird check by an
experienced ecologist should be undertaken to ensure that there is no breach of wildlife legislation.
The provision of additional native scrub/hedgerow planting, as well as sensitive management of
grassland habitat, should provide breeding and foraging habitat for more common bird species.

Several trees on and adjacent to the site have been identified as holding potential to support
roosting bats. It is understood that the majority of these will be retained within the proposed
development. However, one tree (T10) which was assessed as holding potential for roosting bats,
will be felled to facilitate the construction of the proposed SuDS. As such, it has been
recommended that a soft-felling technique is adopted during removal to avoid destruction or
disturbance of a bat roost. As mitigation for the loss of potential roosting features, two-crevice
roosting bat boxes will be installed on retained trees within the site.

Overall, the site was assessed to have low suitability to support foraging and commuting bats due
to the managed nature of the site and disturbance from adjacent infrastructure.

Protected Species - Badger No badger setts were identified during the ecological survey of the site
and no direct evidence of badgers was noted.

Protected Species - Dormice A number of dormice records were returned from within close
proximity of the site, including a record 0.38km east of the site. The dense scrub to the east of the
site was considered to offer suitable foraging and breeding habitat for the species, although the
rest of the site was considered relatively unsuitable.

Consequently, the report has assumed hazel dormice to be present within the scrub to the east of
the site. It is understood that the proposals will involve cutting back approximately 28m of scrub
where dormice are assumed to be present. It has been recommended that vegetation clearance is
undertaken under the guidance of a non-licenced method statement outlining a series of
precautionary work measures. It is also noted that there is no significant light spill anticipated to
impact suitable adjacent habitats.

Biodiversity Net Benefit Planning Policy Wales (PPW) 12 sets out that "planning authorities must

seek to maintain and enhance biodiversity in the exercise of their functions. This means that
development should not cause any significant loss of habitats or populations of species, locally or
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nationally and must provide a net benefit for biodiversity" (para 6.4.5 refers). This policy and
subsequent policies in Chapter 6 of PPW 12 respond to the Section 6 Duty of the Environment
(Wales) Act 2016.

A Green Infrastructure Statement has been submitted to inform the application. The tree planting
and grassland enhancement has been considered as mitigation for habitat loss, in line with the
stepwise approach detailed in PPW 12, and therefore not considered above. The 'Soft
Landscaping' plans detail the provision of native species hedgerow to the east and south of the
site. The proposed species and management of the hedgerows is considered acceptable.
Ornamental hedgerows are proposed to the north of the site, but these are of low biodiversity
value. The plans also include the provision of a drainage basin which is primarily situated for SuDs
purposes.

However, the Green Infrastructure Statement and Landscape & Ecological Management Plan
(LEMP) state that the drainage basin has been designed to be permanently wet and will be
planted with aquatic marginal vegetation including water forget-me-not, ragged robin,
meadowsweet and yellow iris. Despite being predominantly included for SuDs provision, it is
agreed that the proposed management of the drainage basin will provide a degree of biodiversity
enhancement. A reptile hibernaculum is proposed to be created in the south-east of the site to
provide overwintering habitat for reptiles, amphibians and hedgehogs. This is welcomed and, with
the provision of permanently wet habitat elsewhere on site, should provide an enhancement of the
site for these species. Three bird boxes will be installed on retained trees within the site boundary.
The specification of these boxes has not been detailed within the LEMP. It is advised that boxes
include a mixture of 28 and 32mm hole, and open-fronted nestboxes.

MCC Ecology comments 18.02.2026

Comments from the MCC biodiversity team on the above application were provided by Daniel
Hulmes on 22" May 2025. The comments raised no objection subject to conditions to safeguard
protected and priority species (CEMP) and provision of features to achieve net benefit for
biodiversity (LEMP). The comments were based on the plans provided, including the plan
"Proposed Lighting Layout, produced by Signify, 501682049 dwg 01" which shows proposed
lighting within the red line boundary. Biodiversity comments state "/t is also noted that there is no
significant light spill anticipated to impact suitable adjacent habitats".

The biodiversity team have been reconsulted to comment on the proposed Transport Assessment
report which refers to additional lighting outside of the redline boundary, along the coastal path
and underpass. The report includes a plan showing lighting columns along the length of the path
as far as the underpass, in contrast to the low-level bollards shown on the path within the redline
only on the proposed lighting layout. This level of lighting would raise an objection from the
biodiversity team, due to impacts on habitat likely to support dormouse.

If lighting outside the redline boundary is necessary it must be designed to minimise impacts on
retained and new ecological habitats, informed by proper assessment and lux plans demonstrating
light spill. Other comments provided by the MCC biodiversity team are still applicable.

Natural Resources Wales (NRW): No objection.

We have no objection to the proposed development as submitted and provide advice regarding
protected species Dormice. The impacts associated with this scheme seem to be of a lower risk
for protected species.

We consider the site to be not of the highest environmental setting and therefore request an
informative to be imposed on any planning permission granted.

MCC Economic Development: Objection
Whilst the proposed development will deliver new jobs, we recommend refusal on the grounds that
it does not comply with Policy E1 of the adopted Local Development Plan, which addresses the

protection of existing employment land from competing uses.

5.2 Neighbour Notification
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To date there have been 415 representations submitted, 105 objecting and 310 in support, the
points raised are summarised below:

Chepstow is a beautiful town with independent restaurants. Let's keep it that way

Proposal delivers different food options for people

Encourages growth

Children are going to short cut across that extremely fast and dangerous road to use this facility

Chepstow is inconveniently not close to fast food, have to travel to Bristol, Newport or even
Gloucester

Bring more people to Chepstow.
Traffic would not be affected too much considering as not in the centre of Chepstow

Create jobs for people in the area, especially for young people needing to get a bit more
experience

Generate a handful of low paid jobs,

The road is already dangerous and this would lead to children potentially dodging heavy traffic as
they run across roads to reach the site quickly

The tunnel under the M48 has been suggested as a potential access route, however anyone who
knows the area, knows that this tunnel is already a hotbed for antisocial behaviour. You can often
find local youths under there taking drugs, revving engines and behaving in a threatening manner
to many who use the footpaths

Increase in litter
Increase air pollution

Large Hedgehog population on the industrial estate that are endangered and the building would
cause issues to their habitat

Traffic congestion

MCC claims to be pro-active travel (see recent RLDP proposals) but this restaurant would
encourage vehicle use. The applicant’s own documents state the number of people required within
driving distance to make it viable. This will increase congestion and be detrimental to air quality.
For M48 users there are already fast food restaurants at Magor so the need for this one must be
negligible at best

The proposed site will attract children of all ages and I'm not convinced that safe access is
delivered in the plans. It's next to a motorway and very busy roundabout that was not designed
with pedestrians and bicycles in mind

McDonald's will provide wider food and drink choice for people in Chepstow, especially for those
who work at the industrial estate and currently have no food choice near their place of work

Public amenity - it will detract from the public amenity to the detriment of local residents and
visitors

Visual Impact the first thing entering the area will be a McDonalds take away
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Consideration does need to be made to the way people will access it, we need to prevent people
walking across the roundabout with it being a motorway exit and very busy. Ensure that an
appropriate path is created that avoids this route

It needs to draw people to the town centre, not the start of another out of town retail or leisure
development. This proposal does not align with the Welsh Government’s green travel development
plan at all

Object due to the nature of where it is and the safety of the children and adults who will use the
quickest way to get to it which is by dodging the traffic on the on and off ramp at the roundabout to
cut across and go down the path from the top entrance of the industrial estate. The tunnel under
the motorway is not used often and many just cross over at the top by the roundabout including
current workers at the industrial estate

No safe bus route for workers to the estate

Will also cause queues on a roundabout which is usually pretty stacked with commuters. It is not a
free flowing roundabout at those times

The location is very unsuitable. The main issue | see going forward is that traffic is already awful
coming off the slip road and going up the A466, also the roundabouts by Thornwell School

Teenagers will not use the proposed tunnel under the slip road to access McDonalds and will
simply run across the roundabout at the top which will result in numerous accidents

The litter under the tunnel (and graffiti and unsociable behaviour) is already a problem. The back
of my house is at the entrance to the tunnel and we constantly get people down there revving their
engines, breaking glass and causing havoc

Issue of the wildlife and Welsh Coast route which goes through the top of the industrial estate
which will be completely destroyed if a business is allowed to build there

| think that it would be more suited located in one of the closed down businesses on the high street
and help to rejuvenate the high street due to it being so quiet

Introducing a low cost chain will massively impact similar independent restaurants which can't
compete

Currently we must travel to either Magor or Bristol to enjoy a meal from McDonalds. Chepstow is
limited for fast food places

Represents a significant investment in Chepstow, boosting the local economy
Create jobs

McDonald's franchises actively support the local community through sponsorship, volunteering
and donations to local charities

These proposals are well located, close to a motorway junction and accessible on foot via a
pedestrian underpass

There is plenty of empty warehouses or other buildings that McDonalds could rent or buy. Why
has it got to go on such a beautiful piece of land?

How can you build on the Coast path?

An out-of-town restaurant will drive business out of Chepstow town centre and further exacerbate
the decline in small businesses
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Need to create jobs, we need manufacturing, new schools, new amenities, new shops, new large
supermarket, not McDonalds or Greggs

It will add to increased traffic, at a traffic black spot, and the danger for children, trying to use an
already fast roundabout, to cycle or walk there, will lead to accidents. This needs to be taken into
consideration, as probability of a child losing their life is exceptionally high. This is the wrong site

I'm a small independent burger takeaway in Chepstow town. As it stands Chepstow is small.
There's already enough competition within the small area with other independent takeaways let
alone allowing a huge fast-food chain to come in. It could literally wipe a handful of small
businesses out

Chepstow doesn't need any more food outlets, it needs shops
Obesity crisis
No more fast food needed; climate crisis - no more outlets serving beef, particularly where the

global corporation is causing so much deforestation

There is only one road in and out of Newhouse Farm Estate and it is already very busy with cars
and lorries going in and out to the various businesses based there

There is already a Greggs and Subway near Hardwick Hill/High Beech roundabout which already
causes delays to the surrounding roads at certain times of day. Another fast food outlet would just
cause more traffic congestion to already congested roads

Support a new affordable food establishment in Chepstow

Proposed location is right on the Wales Coast Path, which should be treated with more respect as
an important national and international landmark.

I am a local independent business owner and believe it is necessary to create jobs and variety in
the area. | see no direct impact to the centre of Chepstow where most disagree.

5.3 Other Representations

Aneurin Bevan Health Board: Objection.
The Public Health Team of Aneurin Bevan University Health Board comments are summarised as
follows:

In summary, due to the concerns raised in the above response, the Public Health Team of Aneurin
Bevan University Health Board would not be supportive of this application. Our concerns are
specifically in relation to the location of the site with the following concerns:

Proximity to an educational settings (865 metres/ 10 minute walk).

Proximity to several existing takeaways selling predominantly food and drinks high in fat, salt and
sugar, and the high concentration of such food outlets.

Health challenges within the local area related to living with overweight and obesity for children,
young people and adults.

Impact on viability of neighbourhood centre

Inappropriate use of Protected Employment Site Land.

5.4 Local Member Representations

This application will provide considerable new employment in the area when we may lose a
significant amount of jobs locally. Those persons who may need to seek new employment are
showing considerable interest in the jobs that will be on offer if this application goes ahead. | have
always had concerns regarding safety of young people accessing this site. | would appreciate this
application going to committee meeting to fully appreciate the new proposals. A site visit would
seem necessary to appreciate the nature of the route. The area is diverse with many shift workers
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and more young people than in any other part of Monmouthshire. | appreciate the concerns of
ABUHB over fast food outlets but I'm not sure that objecting to this application is the way to tackle
them. Choice is important to all and there is not a proliferation of such outlets in this area. For
some people in the area, speed is also important. There are several concerns raised but also
considerable support locally. If runners use the area there are alternative routes for them. | would
greatly appreciate the public debate that a full committee meeting would allow.

Please note all representations can be read in full on the Council's website:
https://planningonline.monmouthshire.gov.uk/online-applications/?lang=EN

6.0 EVALUATION
6.1 Principle of Development

The Newhouse Farm Industrial Estate comprises B1 (office/R&D/Light industrial), B2 (General
Industry), and B8 (Storage and Distribution) uses. The Industrial Estate is designated as a
Protected Employment Site in the adopted Local Development Plan (LDP) (allocation: SAE2k)
Policy E1 the Protection of Existing Employment Land must therefore be adhered to along with
Policy RET4.

The Planning system manages the development and use of land in the public interest contributing
to improving the economic, social, environmental and cultural well-being of Wales as required by
the Well-being of Future Generations (Wales) Act 2015 and as stated in paragraph 1.2 of Planning
Policy Wales (Edition 12, February 2024) (PPW12).

The consideration of the principle of this development must start with Future Wales: The National
Plan 2040, Welsh Government (2021). This document replaces the Wales Spatial Plan and acts
as the national development framework, guiding development and where investment should be in
Wales to 2040. This framework will be built on by Strategic Development Plans at a regional level
and LDP's at a local authority level, to identify the location of new development and infrastructure.
This document supports and helps deliver the aims of the Welsh Government Economic Action
Plan.

PPW12, here the overarching principles of 'National Sustainable Placemaking Outcomes' is
'fosters economic activity' and under 'Facilitating Accessible and Healthy Environments'
development must not be 'car dependent’; 'Accessible by means of active travel and public
transport' and 'Equality of access' and 'Feel safe and inclusive'.

The emphasis upon reducing the reliance upon the car, is a consistent theme of this national
policy document.

For planning purposes the Welsh Government defines economic development as the development
of land and buildings for activities that generate sustainable long term prosperity, jobs and
incomes. The planning system should ensure that the growth of output and employment in Wales
as a whole is not constrained by a shortage of land for economic uses ( Para 5.4.1)

Wherever possible, planning authorities should encourage and support developments which
generate economic prosperity and regeneration. Sites identified for employment use in a
development plan should be protected from inappropriate development. (Para 5.4.4).

Planning authorities should aim to:

- align jobs and services with housing and sustainable transport infrastructure, to reduce the need
for travel, and dependency on travel by car

- control and manage the release of unwanted employment sites to other uses

(Para 5.4.13 Planning Policy Wales 12).

At a local level, the two policies within the adopted Local Development Plan (LDP) that should be
considered when assessing the principle of this development are Policy E1 and Policy RET4.
Policy E1 recognises that the importance of protecting existing employment sites / premises is of
continuing value over the plan period to ensure there is an appropriate portfolio of employment
land and premises that can be safeguarded from competing uses and provides for a sufficient
quality, range and choice.
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These policies are addressed under each relevant sub-headings below.

As this proposal is to move away from class B1, B2 and B8 to a retail use, Policy E1 (Policy E1 -
Protection of Existing Employment Land of the LDP) sets out that this will only be permitted if it
meets one of the following criteria:

a) the site or premises is no longer suitable or well-located for employment use;

b) a sufficient quantity and variety of industrial sites or premises is available and can be
brought forward to meet the employment needs of the County and the local area;

c) there is no viable industrial or business employment use for the site or premises;

d) there would be substantial amenity benefits in allowing alternative forms of
development at the site or premises;

e) the loss of the site would not be prejudicial to the aim of creating a balanced local

economy, especially the provision of manufacturing jobs.

Exceptionally, planning permission may be granted for a change of use of existing employment
land when the above criteria are not fully complied with if:

(i) the proposal is for small scale retail uses which are ancillary to the main business /
industrial activity; or
(ii) small scale service activities of an industrial nature which are not suited to the high street

and involve the sale, service or repair of vehicles or machinery.
This is to be addressed in turn:
a) the site or premises is no longer suitable or well-located for employment use;

The site is located within the main industrial estate and so in principle is still suitable for B1, B2
and B8 uses. The location is not questioned as it is part of a widely developed and established
protected employment site.

The agent has argued that the site is not deliverable and therefore not suitable for B use class
employment.

It is recognised that the topography of the site is such that it makes it more challenging to develop,
although whilst this site may not lend itself to the construction of a large B class use unit that would
involve substantial excavation of the site to create a level base, it has been suggested by the
Council that the difference in levels could be overcome by developing smaller units/starter units
that require less extraction and land disturbance. The agent has sought to address this point
regarding the viability assessment that has been undertaken on a small starter unit scheme for 8
units.

The points that the agents raise to substantiate that the site is unsuitable for B use class are
summarised and listed below:

1. Unsuccessful marketing efforts.

2. The Council's own employment land review (December 2023, updated October 2025), does not
identify the site as being available for B use class development in any case (previously highlighted
in para 3.19 CMELPS - there is not capacity identified in SAE2K). On this basis the site does not
currently form part of the land supply for the area, and there is no reliance on it to deliver B use
class development.

3 The site is capable of no more than 18,000sqft of development, in small units - a typology at
odds with the occupiers at Newhouse Farm.

4. A viability appraisal has been prepared and submitted demonstrating that a small unit
industrial/commercial scheme is not financially viable.

With regard to point 3 above, it is recognised that Newhouse Farm industrial Estate is
characterised by large units, but this does not rule out the potential for smaller units to come
forward on this site, particularly as 30% of all industrial transactions between 2012 and 2022 in
Monmouthshire were attributed to small industrial units of up to 250sgm. There is evidence that
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there is a need to develop such units particularly as the suitability of the location is not questioned,
it being part of a widely developed and established protected employment site. The other issues
that question suitability merge with the assessment of other relevant criteria that are addressed
below.

This criterion is not met.

b) A sufficient quantity and variety of industrial sites or premises is available and can be
brought forward to meet the employment needs of the County and the local area.

The agent suggests that there is a clear surplus in the supply of land. In the supporting information
it is argued that the Council has a surplus of available employment land, including over 4.5ha in
Chepstow; and despite being part of a wider allocation, the application site is not included within
the identified future employment land supply, and therefore its development for an alternative use
would not reduce the current surplus. (It has also been put forth that the Council's Employment
Land Review (December 2023, updated October 2025), does not identify the site as being
available for B use class development in any case (previously highlighted in para 3.19 CMELPS -
there is not capacity identified in SAE2K). On this basis the site does not currently form part of the
land supply for the area and there is no reliance on it to deliver B use class development.

They conclude from this that the development of this land for an alternative use will not impact the
County's ability to maintain a sufficient supply of industrial land, in accordance with the policy test.

However, reference is given to the report, 'Supply and demand for industrial space in
Monmouthshire' — Lichfields’ study:

In 2023, MCC's Economy, Employment & Skills team commissioned Litchfields to undertake
economic analysis to inform a new Economy, Employment and Skills Strategy. In this analysis,
entitled 'Growing Monmouthshire's Future Economy' (Economic Analysis) (June 2023) they noted
that Monmouthshire contains 585,000sgm of industrial space. This industrial stock declined by
35,000sgm (-5.6%) over the last decade. This is in contrast with a small growth seen in Cardiff
Capital Region (+0.8%) and Wales (+0.9%).

Monmouthshire, South-East Wales and Wales have all experienced a decline in industrial space
since 2002. However, Monmouthshire has been subject to a greater rate of loss, having declined
by 11.0% between 2002 and 2022 (compared with -7.1% in South East Wales and -3.8% in
Wales). The evidence indicates that loss of industrial space in Monmouthshire is not due to a lack
of demand.

Many industrial properties within Monmouthshire were built in the 1980s and 1990s. However
almost 20% of industrial stock has been delivered since 2010 including 15,000sgm (2%) being
provided within the past three years.

Vacancy levels within the industrial market in Monmouthshire stand at 0.1%. This clearly highlights
that the industrial market is operating without additional capacity which is reflected by the very
limited availability of floorspace. This is a strong indicator of high occupier demand compared to
the Cardiff industrial market which recorded a vacancy rate of 4.6%. This low rate of vacancy is
indicative of how industrial supply is being outstripped by demand. (MCC’s Economic
Development officer has stated that this is a view that is shared by local businesses including
property agents and the shortage of industrial property is consistently raised by businesses, whilst
the very limited vacancy rate means that many businesses have struggled to find suitable
premises to meet their ongoing needs, let alone future expansion requirements).

This indicates that industrial supply is being outstripped by demand at present with many needs of
businesses not being met. This includes ongoing operational needs as well as local business
expansion requirements and aspirations which will materialise within the next 10 years. Lichfields'
own advice was therefore that addressing the imbalance between property supply and demand,
particularly in the industrial sector should be a primary focus of the Council's emerging economic
strategy.
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The agent has stated that this reference to the 2023 report,('Growing Monmouthshire's Future
Economy' (Economic Analysis) (June 2023)) is misleading on the basis that this report considers
premises, not land. The application site is allocated land, not existing premises - whilst the two
may be linked, a shortage of premises (highlighted in the 2023 report) does not equate to a
shortage in land. Furthermore, the policy test considers sufficient quantity and variety of sites or
premises. It is therefore argued by the agent that there is a surplus of employment land and the
development of the site for an alternative (non-B use) use will not have an adverse impact on the
ability of the Council to meet its needs through its land bank, whilst not reducing the existing
supply of premises.

However, contrary to this assertion that the 2023 report considers premises, not land. Para 6.20 of
this report reads:

Based on our review of the existing employment stock, ensuring an adequate supply of land and
premises will be critical to enabling the growth of and investment in these business Types (B1 &
B2).

Also Para 8.26 and 8.27 of the 2023 report reads as follows:

8.26  The acute shortage of suitable business premises represents a significant threat to the
local economy. If not addressed, it could undermine future growth prospects as existing
businesses are unable to expand and new businesses are unable to establish or move into the
County.

8.27  The identification and allocation of an adequate quantum of high quality, accessible land
for employment purposes in the RLDP will be important in this regard but many of the businesses
that engaged in the stakeholder events emphasised the need for existing premises that are
available for immediate occupation (i.e. in preference to land for development opportunities). This
raises the importance of ensuring that employment land allocations are viable and deliverable and
that developers are attracted into Monmouthshire to operate. There is a clear imperative to provide
for unmet need for industrial and related premises (including appropriate warehousing space).

Finally, with reference to the Employment Land Review and the agent's statement that this site is
not listed, the summary of Employment Land Supply in Chepstow notes that there is Oha
remaining land available for SAEZ2 sites. However, often sites do come forward, for example on
space in between buildings and are therefore picked up in the monitoring. It does not mean that by
virtue of the site not being included as an identified industrial and business site it is not available
for B use class development. Therefore, the fact it is directly identified does not preclude it from
the protection that Policy E1 provides and its removal as an available site will in principle reduce
the existing supply of employment land that is afforded protection under Policy SAE2k.

Also, it is noteworthy with reference to the Employment Land Background Paper October 2025, as
stated in the introduction section, this paper purely monitors and collates information on
employment land supply across designated employment sites. This site is allocated in the Adopted
Local Development Plan under the reference SAE2k and protected for industrial and business
development classes B1, B2 and B8 of the Town and Country Planning Use Classes Order 1987

The agent accepts that the 2023 report identifies that the availability of B use floorspace is low;
their argument is that the solution is not to hold on to land that offers no prospect of delivering
floorspace in such a use, this is addressed under the Part c¢) Viability, below.

Taken with consideration of the statistics and information given, there is not clear evidence to
demonstrate that there is a sufficient quantity and variety of industrial sites or premises available
that can be brought forward to meet the employment needs of the County and the local area.
Criterion (b) is not therefore satisfied.

c¢) That there is no viable industrial or business use.
There are several documents that have been submitted by the agent to demonstrate that this site

in not viable for industrial or business use. This has also been subject to ongoing discussion
during this application.
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A key argument put forward in the supporting information refers to the topographical issues of
developing the site for B uses. In this instance, particular issues include site levels, the need to
create a new access and provision of utilities and drainage infrastructure.

Commercial Market and Employment Land Position Statement has been submitted with this
application. This report covers how the application has been marketed. This documents the level
of marketing that has been undertaken which covers marketing boards, production and distribution
of marketing material and online promotion. The plots marketed included a single plot of six acres
(and capable of accommodating up to 100,000 sq. ft) as well as smaller opportunities such as the
application site. It is stated that the site has been actively marketed as such since 2019.

Ten potentially suitable enquiries were logged by CBRE over a five-year period. The report states
that it is understood that CBRE received no response from prospective occupiers when following
up on five of the ten enquiries. It is suggested that these enquiries were general rather than site-
specific.

The agent has given reasons for the general lack of interest in the site; these are listed as follows:

. Industrial developers generally focussing on key regional cities;

o £/sq.ft rents in Chepstow/Newhouse Farm being too low to justify the higher £/sq.ft
construction costs associated with smaller schemes;

° The size of the application site (with a main net developable area of 1.2 acres) falling
below the target development size for most industrial developers.

° To ensure that a sufficient Gross Development Value can be achieved relative to

capital costs, developers typically prefer plots with a net developable area of 3 acres
and above (but can sometimes make sites of 2 acres and above work in more valuable
urban locations);

° The abnormal costs associated with developing the application site.

It is noteworthy that there is no price given for sale or lease of land, so it remains difficult to
establish whether the price set is reflective of the employment land allocation and the constraints
that are applicable at this site.

The supporting information includes a viability position with reference to construction costs,
borrowing rates and comparative land value. This has been summarised as follows:

Construction costs for the development of new industrial units have increased substantially from a
typical cost of £70/sq.ft in 2020 to a current rate of between £110 and £125/sq.ft (subject to the
exact specification of units).

“In addition borrowing costs have also risen. Commercial borrowing to fund development is
typically available at rates of 8% to 9%, thereby doubling the cost of accessing finance (when
compared with four years earlier). Taken together, these factors have had a significant and
adverse impact on the viability of industrial development. This is particularly true in locations such
as South Wales, where values are comparatively low, with current market conditions rendering
industrial development economically unviable unless:

However, it is the abnormal costs arising from the topographical constraints on this site, which
requires levelling works, the creation of a new access into the site from the main estate road and
utilities infrastructure to bring utilities from off-site. The supporting information states that the initial
costs provided to (but not verified by) M4 Property Consultants suggest that these factors could
increase construction costs to over £183/sq.ft based on an 18,000sq.ft development. It is
concluded that it is difficult to see any developer taking on such a development, particularly when it
is considered that rental values are likely to fall some way short of the £10/sq.ft required to make
the development of unconstrained plots viable. Reference is made to the Severn Link Distribution
Centre as being the closest existing comparator on Newhouse Farm Industrial Estate to the scale
of development that could be delivered at the application site (i.e. smaller format units ranging
from 4,000sqft to 20,000sq.ft). Rents achieved at Severn Link Distribution Centre have recently
been reaching £7.50 to £8.00/sq.ft for modern, refurbished stock."
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In addition to this supporting information has been provided of the cost of bringing the site forward,
"the costs for McDonald's to undertake the principal facilitating and enabling works would be
c.£992,000. It has been stated that as McDonald's would undertake the works itself, no overheads
or profit are included in these costs. However, if another developer were to develop the site, the
cost to undertake the same works would be higher, at c.£1.2 million."

This leads to the following summary presented by the agent:

"Given these costs, as we have set out in previous correspondence, associated with the planning
application, we feel it is very unlikely that it would be viable to develop the site for a more
traditional employment / industrial use - which would not attract sufficient end value to support the
upfront costs. Taking into account the supply of land available elsewhere, which would not have
such high externalities and barriers to entry, it is very unlikely that the site will come forward for
traditional B use class employment - whereas the McDonald's can come forward, delivering
significant employment opportunities for local workers."

However, the viability assessment related to delivering larger units on site which inevitably resulted
in more costly engineering works to be undertaken. The Council raised the need to consider
developing smaller starter units as a less engineering intensive and arguably less costly and
suitable alternative on this site.

In response the agent has provided a viability assessment for the delivery of a small unit scheme.
This viability appraisal also supports the stance that a small unit industrial/commercial scheme is
not financially viable. The figures given are below:

They state that "this Viability Assessment demonstrates that an 8,000 sq. ft small unit scheme (8
units at 10000sq.ft), which fits comfortably on the site allowing for access and parking would
create a land value deficit of over £3million. Even if the 18,000 sq. ft of floorspace suggested
feasible by CBRE was built, and therefore development value increased to c. £3.3m3, the scheme
would result in a negative residual land value (even without accounting for additional build costs)/
18,000 sq. ft, at £12/sq. ft capitalised by 6.5% (in line with the viability appraisal) = £3,323,076.92
land value (even without accounting for additional build costs)."

MCC Estates Surveyors have reviewed the information provided; it is recognised that a reasonable
argument on face value has been presented regarding the necessity to change the use of the site,
although the following points are made that question the picture given in respect of costing,
marketing enquiries and maximising site potential. Their detailed comments are set out below:

(i) It is not unusual for sites to withhold guide prices as a means of stimulating enquiries, although
it is expected they would be able to evidence the existence of enquiries and/or that financial
constraints were relevant to the reason the site has not been brought forward. We know there is
established demand in Monmouthshire for B1 use/industrial development, so they seem to be
suggesting construction cost is the biggest constraint although this is in part on assumption rather
than unsuccessful enquiries or attempts to bring forward.

(i) The financial assessment utilised a few BCIS examples of costings, but there are big ranges in
the costs that could have improved the values and viability. As an example, only one site listed
includes external works but at a significantly lower amount than they have used in their own model
for their site.

(iii)There is no indication of how a site could be made viable (as in what construction cost would
the scheme stack up?)

(iv) A further issue is the external site costs (which make up the largest proportion of the
development cost) and the relatively limited scale of the development. It may well be that onsite
constraints prevent greater density but by comparison, at Rockfield Farm in Undy we had an
enquiry where they were looking to develop 30 small scale business units over 2 hectares. This
site is proposing 8 units over an acre; this is conservative and will be contributing to the unviable
development model as essentially they need more rent to offset the external costs.

(v) It is worth noting that B of E interest rates have been cut several times since this report has
been written, currently standing at 3.75%.
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To make a comparison, regarding land values etc., the following MCC case examples are
referenced:

° Rockfield Farm Undy - Circa 7.0 acres of B1 Use Class employment land within a
mixed use development site located in Undy. Estates have advertised this site for sale
on the open market, inviting offers for over 5 years now. Whilst some interest has been
received, it has been sporadic in nature and not at the level that we would expect given
the site’s location. The site has been advertised on Rightmove and via MCC's website.
In early 2025, we received a single offer via tender from a company proposing to
develop half the site for B1 Use. Proposals allowed for 33 X 1,000 sqft units on 3.7
acres of land. The offer was conditional subject to planning with the purchase price
£650k + VAT so approximately £175k per acre. There were other conditions attached
to the offer that may well have resulted in a lower purchase price including site
abnormals and planning contributions if evidenced/required.

o Nantgavenny Lane, Abergavenny - 1.47 acres of land adjacent to an existing business
park. Special purchaser sale to the owner of the business park. Proposals are for up to
8,500 sq. ft of B1 Use with mix of 1,000 and 2,000 sq. ft units. Off market transaction
due to access constraint and ransom with conditional offer of £160k agreed subject to
planning, so approximately £110k per acre. There are a number of site constraints
identified on this site that have affected viability, notably access which would make the
site unviable to any other purchaser/developer. The existing business park is fully
occupied. The purchaser is confident that the additional space will be fully let due to the
number of enquiries received. This interest is echoed by Estates, with strong interest
and demand for new starter units in the north of the county, particularly Raglan and
Abergavenny.

In general, the supporting information given with this application seems to reflect standard industry
practice when marketing commercial development land for sale on the open market. The
statement appears to fairly reflect MCC Estates’ experiences of the market conditions as at the
time produced, although it is relevant that it has been noted that some influencing conditions have
since changed that may help improve the viability of the site, but this should be met with caution
and generally applied.

On face value there is a convincing argument that the site is not viable for traditional B use class
development, whilst McDonalds have stated that they can undertake the facilitating and enabling
works with no overheads or profits associated. However, the viability assessment relating to both
schemes (large single unit and small starter units) has raised some queries that could potentially
impact the overall costing of the site. In addition to the points raised above there is no evidence of
facilitation of B use class by exploring options to access funding or to facilitate development, for
example working with neighbouring land developers to undertake the land work.

These are all issues that singularly are not conclusive to question the viability assessment and the
argument put forward, although when taken together raise questions that lead to the conclusion at
this point that it cannot be fully substantiated there is no viable B use class on this site. This
criteria has not therefore been met.

d) Substantial amenity benefits.

The basis of the argument put forward regarding benefits delivered is set against the 'do nothing'
scenario, and this is based on the premise that the site is unlikely to come forward for an
employment generating use.

These include:

1 Enhanced choice (in terms of food and beverage options) for the local community (both
employees at / visitors to the employment uses in the area, and the wider residential community)
complementing the approved scheme to the north of the site. This is particularly relevant given the
feedback from the consultation event which highlighted that local residents are travelling excessive
distances to the nearest existing McDonald's restaurant.
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2 Improvements to the Wales Coast Path, including re-surfacing, signage and lighting (with
provision made for lighting beyond the red line boundary).

3 Introduction of significant green infrastructure (having both an ecological & visual impact benefit).
4 Significant job creation, including up to 85 FTE jobs during operation - new employment which
will be accessible and attainable to those within the local community who might otherwise find it
difficult to find pathways into employment, and which will bring associated social and mental health
benefits to those employed in the restaurant once operational. There is emphasis upon the
employment benefits specifically, with approximately two thirds of McDonald's workforce aged
between 16 and 25, and for many a job at the company is a first step in their career.

5 Wider economic benefits, ranging from construction and indirect/induced employment, through to
increased GVA and an increase in business rates payable (60% of which would be retained by the
Council to support local services). Critically, having regard to the employment benefits specifically,
approximately two thirds of McDonald's workforce are aged between 16 and 25, and for many a
job at the company is a first step in their career.

(Response to Policy Objection November 2025).

However, there is no evidence provided that demonstrates the delivery of a fast-food drive-thru
restaurant provides amenity benefits over that of the allocated employment use. The argument
that there is no food service provision on site servicing the existing employees is now undermined
with the planning consent on the adjacent site which includes a fast-food takeaway restaurant of a
similar scale as that proposed in this application.

There are some improvements proposed in the local environment because of this development
regarding improvements to the local footpath network, including Gl enhancements, although this is
not exclusive to this type of development proposed, and could also apply to any other
development that comes forward on this site. Also given the level of pedestrian and vehicular
traffic that will be visiting McDonalds it is arguable whether this is indeed enough to outweigh
some other major concerns that arise from the proposed active travel route and lack of access to
sustainable transport.

Employment creation is not a matter of amenity in this case, and when set against the provision of
more skilled labour that potentially arises from the development of the site for a B use class does
not represent a substantial amenity benefit in this case. The threshold has not been reached to
evidence that substantial amenity benefits would be delivered by this development.

This criterion is not met.

e) The loss of the site would not be detrimental to creating a balanced economy.

It is relevant to refer to the adjacent site, the officer report concluded in this case...." that the
proposed PFS and drive-through facilities would provide circa 75 jobs for those in the local
community. Despite not being in the manufacturing or warehousing sector this is an important
benefit of the scheme. In addition, as the full application is effectively enabling development to
deliver the outline element of the application, this would also facilitate a further 200 jobs in the
manufacturing/ warehousing sector which, without the retail element, would not be viable or
deliverable. For the above reasons the loss of the site is not considered to be prejudicial to the aim
of creating a balanced local economy".

This application also offers... Significant job creation, including up to 85 FTE jobs during operation
- new employment which will be accessible and attainable to those within the local community who
might otherwise find it difficult to find pathways into employment, and which will bring associated
social and mental health benefits to those employed in the restaurant once operational

The proposed use will create a significant number of accessible and attainable jobs and training
opportunities, particularly for young people in the local community;

Approximately two thirds of McDonald's workforce are aged between 16 and 25, and for many a
job at the company is a first step in their career.

The type of employment and training offered by McDonald's aligns directly with Monmouthshire's
NEET Prevention Strategy (2024) - which is targeting support for young people at risk of
disengagement from education, employment, or training. This is even more relevant given the
demographic profile of Bulwark and Thornwell, the neighbouring ward, which has a higher
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proportion of people aged 16-25 than the Monmouthshire average as well as a higher proportion of
working aged people registered as unemployed than the Monmouthshire average (Response to
Policy objection, Litchfields 07.11.2025).

The numbers employed and target demographic is positive. However, when compared with the
potential for manufacturing and skilled labour being delivered on site it would not be policy
compliant. It is argued by the applicant that this site will not come forward due to the suitability and
viability of the site, therefore this is a better option than 'do nothing' on the site. It is the contention
of the Local Planning Authority that the information provided is not sufficiently compelling or
conclusive enough to establish that the site will not come forward for B use class.

Unlike the adjacent site, there is no enabling development arising from this proposal, and given the
proposal arguably removes the opportunity for the delivery of this allocated site for B use class
development with the associated high skilled jobs to be replaced by low skilled retail employment,
it can be concluded that this test has not been met.

For clarity, the proposed restaurant with drive thru facility (Use Class A3) is not considered to meet
either of the exceptions (i and ii) set out in Policy E1. The standalone restaurant (with drive thru)
would not be ancillary to any main business/industrial activity within the wider site. Similarly, the
proposed A3 use does not accord with the small scale service activities of an industrial nature
referred to in exception criterion ii).

Policy E1 reflects the main thrust of Strategic Policy S9 Employment Site Provisions to protect
existing employment land from alternative developments. Whilst the applicant has provided a
detailed and considered case in response to the ‘in principle’ concerns raised, it cannot be
concluded on balance the proposed development complies with Policy E1. It is therefore contrary
to the provisions and aims of the LDP that seeks to ensure there is an appropriate portfolio of
employment land and premises that should be safeguarded from competing uses and provides for
a sufficient quality, range and choice.

6.1.2 Impact on the Town Centre

The drive-thru restaurant is an A3 use. LDP Policy RET4 relates to new retail and commercial
leisure/entertainment developments and states the preferred location of such proposals is within
Central Shopping Areas (CSAs). Policy RET4 must be considered in full along with national
planning policy set out in PPW4.

Policy RET4 - New Retail Proposals

The preferred location for new retail and commercial leisure /entertainment developments (not
covered by Policy RET3 Neighbourhood Centres), including extensions to existing retail premises,
will be in the designated Central Shopping Areas (CSAs). Where it can be demonstrated that no
suitable sites exist in the CSA, then sites on the edge of the CSA should be considered before
finally considering out-of-town sites. Where development outside the CSA is considered the
proposal will be assessed against the following criteria:

a) a demonstrable need exists for the proposed development;

b) the proposed development, either individually or cumulatively with other recent or proposed
developments, would not have a detrimental impact on the trade /turnover, vitality and viability
of town, local or neighbourhood centres;

c¢) the proposed development is of an appropriate scale and type to the size, character and
function of the centre and its position in the retail hierarchy;

d) the proposed development would not have a detrimental impact on future public or private
investment needed to safeguard vitality and viability of the centres;

e) the proposal is in a location accessible to public transport facilities;

f) the proposal is not on land allocated for other uses. This especially applies to land designated
for industry, employment and housing, where retail development can be shown to limit the range
and quality of sites for such uses.

In undertaking a Town Centres First sequential assessment, it is important to consider from the

outset, the commercial need that the proposed development is seeking to meet. In this case,
McDonald's has a requirement for a new drive-thru restaurant to serve the catchment area of
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Chepstow and Caldicot which would also serve commuters travelling through South-East Wales
and between Wales and England along the M48. The subject site is ideally located, immediately
south of Chepstow and on the western gateway into Wales from the Severn Bridge. McDonald's
does not consider that the centres of any towns in the south of Monmouthshire would provide
sufficient footfall to make a restaurant viable, without the provision of a drive-thru to capture
additional custom.

Therefore, the proposed restaurant with associated surface level car parking and drive-thru
responds to the specific business model requirements of McDonalds in this location. As such, in
undertaking the sequential approach, consideration has been given to whether the potential
alternative sites could accommodate the proposed development in its entirety, as the components
of the proposed development do not need to be disaggregated for this purpose.

In respect of identifying sites to include in sequential assessments, TAN4 confirms that
"developers and retailers should be flexible and innovative about the format, design and scale of
proposed development" (paragraph 7.5). This guidance is consistent with the legal judgement
Tesco Stores Ltd v Dundee City Council Supreme Court Judgement on 21 March 2012 which is
binding to local planning authorities across the UK confirmed that the understanding of what is
suitable (in the context of the sequential test) is not a matter of planning judgement, but of legal
interpretation. As such, if a developer of an out-of-centre has demonstrated a degree of flexibility
in assessing whether they are available and suitable, the sequential test is satisfied.

In addition, the Inspector considering an appeal against a refusal of planning permission for a
drive-thru restaurant at Treloggan Road, Newquay stated "it is difficult to envisage how a
developer could be flexible in respect of the format of a drive through restaurant. Unlike a
conventional restaurant, which could easily be accommodated on any of the identified sites, a
drive through by definition requires vehicular access and circulation through or around the
building."

McDonald's has specific locational requirements for a drive-thru restaurant that can serve both the
Chepstow and Caldicot catchment areas, but it also needs to be well placed to capture passing
trade along the M48. Its business model is such that it requires strong levels of passing trade and
an appropriate catchment population.

The supporting information states that the Town Centres First sequential assessment has
considered the available sites and land within the following CSA and Neighbourhood Centres: 1
Chepstow Central Shopping Area; 2 Caldicot Central Shopping Area; 3 Bulwark Neighbourhood
Centre; 4 Thornwell Neighbourhood Centre, 5 West End Neighbourhood Centre.

In summary, the alternative sites presented were either too small in size (including consideration
given to the amalgamation of units); unable to accommodate a drive-thru lane or surface area
parking; and, unable to meet the commercial requirements of McDonald's to service the residents
of Chepstow, the wider south Monmouthshire area, and motorists along the M48. On this basis,
any development in the locations assessed could not meet the commercial requirements of
McDonalds for a new restaurant and were not suitable for development.

It has been concluded that there are no sequentially preferable development sites within the
Central Shopping Areas or Neighbourhood Centres identified through the Town Centres First
assessment. Whilst a small number of potential alternative sites were identified, it has been
established that none were suitable and/or available to accommodate the proposed development.
On this basis, it is concluded that the proposal meets the town centres first sequential assessment
requirements of Future Wales, PPW and the Monmouthshire LDP. Contrary to this, the site at
Newhouse Farm Industrial Estate fulfils this requirement and meets an identified need by the
business.

Policy RET4 sets out additional criteria that must be met for new out-of-centre retail proposals.
These are considered in turn below:

a) A demonstrable need exists for the proposed development
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PPW has recently been amended to provide clarity on the types of development that are required
to consider the need for commercial developments in out-of-centre locations. Paragraph 4.3.13
confirms that a Retail Needs Assessment is not required for A3 use, stating "needs tests only
apply to retail uses and do not apply to other uses which are complementary to town and city
centres". The adopted Monmouthshire LDP is therefore not in accordance with national policy and
there should be no requirement to carry out a needs assessment for the use. Nevertheless, the
need for the development proposed has been set out in the supporting information provided. The
operational need is based on location, McDonalds makes the case for a new restaurant in this
location; this is a business case, the reference to need expressed by potential users is supported
by the responses to the public consultation.

There is no evidence to the contrary.

b) The proposed development, either individually or cumulatively with other recent or proposed
developments, would not have a detrimental impact on the trade/turnover, vitality and viability of
town, local or neighbourhood centres.

PPW provides clarity on the types of development that are required to consider the impact of a
proposed commercial development on the vitality and viability of a town centre. Paragraph 4.3.26
of PPW limits the need for retail impact assessments to be undertaken for retail planning
applications of 2,500sgm or more gross floorspace (this proposal is 371sqm). Paragraph 4.3.27
continues that planning authorities may consider that a retail impact assessment is needed for
smaller retail planning applications but that these should be proportionate to potential impacts.
There is concern that the proposed development will have a negative impact on the vitality and
viability of nearby centres.

However, the applicant's response is that many customers will comprise those already on the road
network and the proposed development would not draw customers away from the centres. There
is a recognition by the agent as referenced above that the model that drives the location
requirement is (in addition to servicing passing traffic on the M48) to serve the catchment of
Chepstow and Caldicot, with customers visiting from these areas, although it is argued that this will
not draw customers away from existing A3 uses within these towns as these are the visitors that
would have otherwise visited the McDonalds in Magor or Bristol.

The supporting information makes the following points regarding this matter:

The proposal comprises an A3 use and therefore would not include comparison retail floorspace,
i.e., the type of uses retail impact assessments typically look to control (as per PPW).

The surrounding context, i.e., the Industrial Estate also has fundamentally different characteristics
to Town and Neighbourhood Centre, and the roadside nature of the proposed development differs
from a town centre operation. As such, the proposed drive-thru restaurant would not compete
directly with or divert any material levels of trade from Chepstow Town Centre.

In considering the potential for impact on existing businesses it is important to also consider the
types of A3 food and beverage units already operating in nearby CSAs and Neighbourhood
Centres. McDonald's is a national and market-leading quick service restaurant which has specific
requirements for identifying locations for new restaurants, it is stated in the supporting information
that McDonald's does not take other quick service restaurants operating in an area into account
when identifying new locations. This is because they have a specific market focus which does not
compete with independent restaurants, or even other fast-food options. As such, even if residents
were to make a specific trip to the new McDonald's, this would not be in place of a trip to
Chepstow, or another Neighbourhood Centre. Given the specific market focus of McDonald's, the
proposed development would not compete with neighbour centres and therefore would not impact
on their vitality or viability. 1t can be concluded in the absence of conflicting evidence that the
proposal would not have a detrimental impact on the vitality and viability of town, local or
neighbourhood centres.

c) The proposed development is of an appropriate scale and type to the size, character and
function of the centre and its position in the retail hierarchy
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The development is of a very similar scale to the drive thru restaurant that has been approved on
the adjacent site. The scale sits comfortably on the plot and given the scale of development within
the Industrial Estate, would be subservient to the wider industrial presence.

d)The proposed development would not have a detrimental impact on future public or private
investment needed to safeguard the vitality and viability of the centres

There is no basis for any concern that the proposed development would have a detrimental impact
on future public or private investment needed to safeguard the vitality and viability of the centres.
As stated by the agent, the ability of McDonalds to deliver a restaurant in Chepstow is contingent
on a development site being able to accommodate a drive-thru facility. As such its provision here
provides a complementary use that captures a different need to the traditional high street visitor
seeking food and beverage facilities.

The proposal fails to meet this criterion.
e) The proposal is in a location accessible to public transport facilities.

Planning Policy Wales sets out a transport hierarchy, which puts public transport at second priority
after active travel. It states that "proposals must seek to maximise accessibility by walking, cycling
and public transport, by prioritising the provision of appropriate on-site infrastructure and, where
necessary, mitigating transport impacts through the provision of off-site measures, such as the
development of active travel routes, bus priority infrastructure and financial' (4.1.11).

Section 4.1.17 gives further practical examples of how this should be done”... then consider
whether new development could be located near a bus stop or enable improvements to the bus
service; before finally considering the needs of private motor vehicles”.

MCC planning policy (S16) states that "Where appropriate, all development proposals shall
promote sustainable, safe forms of transport which reduce the need to travel, increase provision
for walking and cycling and improve public transport provision. This will be facilitated by:

- Reducing the need to travel, especially by car;

- Favouring development close to public transport facilities;

- Promoting public transport, walking and cycling; ..."

It is stated in the supporting information that the proposal is in a location accessible to public
transport facilities. The nearest bus stop is located 800m walking distance north of the site; this
accesses bus service (C1) that provides access to the nearby town of Chepstow.

However, there is a clear objection from the MCC Public Transport Officer and contrary to the
assertion given in the supporting information for this application, the development is not served by
public transport. Reference is made to the transport assessment, the walk distance to the nearest
bus stop is more than 800m. This is twice the commonly accepted maximum distance to a bus
stop of 400m, after which usage drops of dramatically. Furthermore, the transport assessment
does not include any proposals to address the lack of public transport accessibility. It does not
include proposals to maximise accessibility by public transport as required by PPW, neither does it
promote improved public transport provision as required by the MCC LDP.

The agent has responded to this objection with the following:

e Paragraph 4.1.17 of Planning Policy Wales states

“Different approaches to sustainable transport will be required in different parts of Wales,
particularly in rural areas, and new development will need to reflect local circumstances.
For example, a planning authority wishing to grow a rural village, despite it having limited
public transport accessibility, could apply the transport hierarchy by: first considering how
the location and design of new development could encourage walking and cycling to shops
and services in the village centre; then consider whether new development could be
located near a bus stop or enable improvements to the bus service; before finally
considering the needs of private motor vehicles, including measures to encourage the use
of Ultra Low Emission Vehicles.”

The agent refers to this as an acknowledgment that some proposed development sites
may have limited public transport, however they can be acceptable if the design of the
development encourages walking and cycling. Reference is given to the proposed
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measures for improvement to the Wales Coast Path and within the site (cycle parking and
EV charging).

Also, the agent has stated:

“The walking distances to the bus stops is shown on drawing 5353/SK/10 attached. The
distances are 702m to the bus stops on Denbigh Drive and 852-858m to the bus stops on
Conway Drive. This is approximately 2 a mile which is roughly a 10-minute walk. It is not
considered that this level of walking distance would be unreasonable for restaurant staff’
The Active Travel Act Guidance July 2021 Table 4.1 shows that people will likely walk less
than 1 mile for utility journeys. It is considered a utility journey to work which could include
reasonably this walking distance to/from a bus stop. There is no specific distance to a bus
stop requirement cited in; Planning Policy Wales (2024), TAN 18, the Active Travel Act
Guidance or Monmouthshire Adopted Local Development Plan (2014). Whilst 400m is a
preferred distance there is no policy basis to object to this development due to the bus
stops being located further in these circumstances.

However, it is not disputed that that “some proposed development sites may have limited public
transport, but they can be acceptable in planning terms if the design of the development
encourages walking and cycling”. This accords with the transport hierarchy as set out in the Wales
Transport Strategy. However, as covered in this report, there is indeed an offer to improve the
active travel route and PROW, although this is not acceptable given the location of the site, the
unsatisfactory route design and the existence of a significantly shorter alternative route that
crosses the M48 slip roads. It cannot be argued in this case that the development strongly favours
walking and cycling.

The agent states that 800m is a reasonable distance to walk, and that there is no policy basis for
400m. However, PPW and MCC LDP policy specifically refer to ‘near a bus stop’ or ‘close to public
transport facilities’. The stated distance of 400m has been considered relevant since the
Department of Environment Circular 82/73 (DOE, 1973). This has been reiterated repeatedly
since, for example in the Institution of Highways & Transportation Guidelines for Providing
Journeys on Foot (2000) and the Chartered Institution of Highways and Transportation Buses in
Urban Developments (2007).

“IHT (1999) bases its recommended walking distance to a bus stop on DoE Circular 82/73. This
circular advised that “Estates should be designed so that the walking distance along the footpath
system to the bus stops should not be more than 400m from the furthest houses and work places
that they serve” (DoE, 1973, para 4.3).” (‘How far do people walk’ Para 1.14 WYG Environment
Planning Transport Limited presented at the PTRC Transport Practitioners’ Meeting London, July
2015)

The agent refers to the adjacent approved site (DM/2022/01155), the offering being
commensurate with what has been delivered here and elsewhere on the industrial site. However,
it is noteworthy that the committee report for the adjacent approval states that the development
proposals are unlikely to generate public transport trips by customers. The transport assessment
for this site does not appear to make this claim, and given that the Council does not support the
argument that this development strongly favours access by walking and cycling and the absence
of any enabling improvements to the bus service, the proposal does not comply with the
sustainable transport hierarchy as set out in PPW12.

The agent also refers to the roadside nature of the development when considering this criterion,
which mostly serves customers already on the local highway network and relies, to some extent,
on arrival by motor vehicle. This was deemed acceptable in the consideration of planning
permission DM/2022/01155 which also has only a proportionate reliance on public transport.

"The nature of the development, being predominately a car borne destination serving the car user,
means that customers would be unlikely to use public transport facilities. However, there is a
pedestrian link to the site which is proposed to be upgraded with signposting and a new crossing
to facilitate a safe crossing for those accessing the site by foot."

(Planning Committee Report DM/2022/01155)
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The approved scheme differs from the current proposal. In the case of the approved scheme the
drive thru restaurant is just one part of a larger mixed use development, and would sit alongside
the Euro Garages development that is principally a fuel station and serves car users from the M48.
With this current application, this is a proposal for a drive thru restaurant only, a restaurant that is
recognised in the supporting information that would serve the catchments for Chepstow and
Caldicot as well as the commuters travelling along the M48 (this raises concerns regarding
pedestrian and cycle access - this is addressed under active travel). This proposal is being
assessed with regard to public transport provision and therefore it is reasonable to conclude that
the potential customers from the surrounding catchment areas should be able to access the site
via public transport for all the reasons set out above.

The proposal fails to meet this criterion.

f) the proposal is not on land allocated for other uses. This especially applies to land designated
for industry, employment and housing, where retail development can be shown to limit the range
and quality of sites for such use

The site is located within an allocated Protected Employment Area. The proposed restaurant with
drive thru facility (Use Class A3) has been assessed against relevant policy and is not considered
to meet either of the exceptions (i and ii) set out in Policy E1. The main thrust of Strategic Policy
S9 - Employment Site Provisions is to protect existing employment land from alternative
developments. It has been concluded on balance that the proposed development is contrary to the
provisions and aims of the LDP that seek to ensure there is an appropriate portfolio of employment
land and premises that can be safeguarded from competing uses and provides for a sufficient
quality, range and choice.

This proposal therefore fails this criterion.

The proposed development passes the sequential tests. This is arguably a likely result given that
drive-thru facilities, by their very nature, are designed for and attract high volumes of car traffic,
with out-of-town, car-dependent sites passing the test. The proposed site meets the needs of the
applicant as it is situated adjacent to the M48. It is recognised that in addition to the passing traffic,
the development serves the catchments of Chepstow and Caldicot, although the proposal fails to
meet the requirements for delivering public transport (criterion e - the proposal is required to be in
a location accessible to public transport facilities), the location is effectively designed around car
accessibility rather than alternative transport modes. Finally, the proposal is sited on a protected
employment site for B use class development which this policy purposely identifies as being
unacceptable (criterion f).

Policy RET4 - New retail proposals, reflects the main thrust of Strategic Policy S6 - Retail
Hierarchy, that seeks to direct all new retail development into the County's main towns with the
preferred location in the designated Central Shopping Areas (CSAs). Only where it can be
demonstrated that no suitable sites exist in the CSA, or failing this edge of the CSA, should then
out-of-town sites be considered subject to assessment against the given criteria.

The proposal contravenes criteria €) and f) and fails to comply with the relevant planning policy in
this case.

6.2 Sustainability

There has been supporting information provided that lists the measures the applicants propose to
undertake to deliver on sustainability measures. These generally relate to the credentials of how
they operate as opposed to the environmental implication of the choice of location.

To meet these targets, McDonalds buy 100% renewable electricity and have invested in long term
partnership agreements to develop the renewable energy infrastructure in the UK. The absence of
on-site fossil fuel use, together with McDonalds’ electricity procurement agreements, eliminates
the production of greenhouse gases from on-site operations. In recognition of global warming
potential ("GWP") associated with refrigeration gases, McDonalds have moved to the latest
reduced GWP air conditioning refrigerants ahead of any legislation in this regard.
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It is also stated that the design of the new building has been directly influenced by sustainability
and the standard practices to enable the reduction in their carbon footprint. Approximately 90% of
new restaurants are built using modular construction techniques, which use considerably less
energy, inclusive of the reduction of the total number of deliveries to site during the build. Modular
construction takes place in a controlled environment, which allows a highly monitored and
efficient process, where leftover materials can be used in future projects and ultimately reduce the
general building waste. The construction time is also reduced, minimising the potential disruption
to neighbours.

However, ultimately this proposal is for an out-of-town drive thru restaurant immediately adjacent
to the M48 that is accessed by the car with no meaningful provision for public transport. This
represents a development that overwhelmingly serves the car user, which becomes significantly
more apparent when the issue of active travel is assessed below.

Therefore, whilst operationally the applicant seeks to function with initiatives that reduce the
carbon footprint, this becomes insignificant when compared with the choice of location which in
this case, by reason of the lack of effective provision for sustainable transport facilitates, caters for
the car user which runs contrary to national planning policy.

6.2.1 Good Design

The restaurant building is a single storey building, constructed in a contemporary form with muted
colours applied with the external materials. The building will not appear out of keeping given its
location in an industrial estate which is characterised by one to three storey warehousing
buildings, the building is likely to appear subservient to the surrounding development, including the
consented development to the north, once built out.

There is a landscaping scheme that will serve to soften the development, and subject to control of
lighting and external advertisements (scale and illumination) the design of the proposal is
acceptable and complies with LDP Policy DES1.

6.2.2 Heritage

The site does not fall within a Conservation Area, and it does not contain any designated heritage
assets. There are no designated heritage assets within close proximity of the site.

6.2.3 Green Infrastructure

Chapter 6 of Planning Policy Wales (PPW) 12 highlights that a Green Infrastructure (Gl) statement
should be submitted with all planning applications and will be proportionate to the scale and nature
of the development. The statement which will need to be informed by a Gl assessment of the site
will describe how green infrastructure will be incorporated into the proposal and how the step wise
approach to protecting biodiversity, habitats and Gl onsite will be managed. A step wise approach
considers what impacts may occur as a result development activity to any identified biodiversity,
habitats and green infrastructure assets and networks that may be present on or bounding a site.
The approach then seeks to manage any harm that may occur by (a) avoiding (b) minimising (c)
Mitigate / Restore.

A Green Infrastructure Statement has been submitted to inform the application. The tree planting
and grassland enhancement has been considered as mitigation for habitat loss, in line with the
stepwise approach detailed in PPW12, and therefore not considered above.

The 'Soft Landscaping' plans detail the provision of native species hedgerow to the east and south
of the site. The proposed species and management of the hedgerows is considered acceptable.
The plans also include the provision of a drainage basin which is primarily situated for SuDS
purposes; this is to be planted with aquatic marginal vegetation which will also provide a degree of
biodiversity enhancement. The Landscape and Ecological Management Plan confirm a cutting
schedule of management. Several scattered mature trees are located within the site boundary and
it is understood that twelve trees will be removed and replaced with a minimum of 36. It is also
proposed to plant 41 whips to mitigate for clearance of 0.0245ha of land. Other habitat on site
includes patches of semi-improved grassland, scrub and a drainage ditch.
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6.3 Landscape

This application has been supported with a landscape and visual appraisal. This report concludes
that the receptors most likely to experience elevated effects (defined as moderate or above) are
confined to within the site itself or within the immediate vicinity of the site. These receptors include
users of the Wales Coast Path. The site is extremely well contained from a visual perspective,
particularly to the north, the embankment and mature vegetation shielding it from view. The site
benefits from many trees, the majority are situated on the border of the site, twelve trees that are
proposed to be removed are all young and some semi mature and these are to be mitigated by the
planting of 36 trees and 41 whips. To the south, the views are obscured by large industrial sheds
and containers.

There will be a change in character as a result of this development as this green wedge
incorporates the proposed development. However, given the character of this site and its wider
context being defined by large industrial features including industrial sheds, containers, electricity
pylons, these serve to distract the limited viewpoints that can be achieved into the site. Whilst the
localised viewpoints that can be achieved of the site is of a much small-scale commercial
development that integrates into the local context, this is supported by the conclusion in the LVA
that the site has the capacity for the proposal and that there is no 'in principle' or policy landscape
or visual reason why it should not be developed. The proposal complies with relevant planning
policy in this case.

6.5 Biodiversity

An Ecological Appraisal report by the Environmental Dimension Partnership (EDP) has been
submitted to inform the application. The report details the results of an extended phase 1 habitat
survey and preliminary ground level roost assessment of trees for roosting suitability. The site was
assessed to have low suitability to support foraging and commuting bats due to the managed
nature of the site and disturbance from adjacent infrastructure. There were several trees on and
adjacent to the site were identified as holding potential to support roosting bats, the majority of
these will be retained within the proposed development. There is one tree (T10) which was
assessed as holding potential for roosting bats to be felled to facilitate the construction of the
proposed SuDS, it has been recommended that a soft-felling technique is adopted during removal
to avoid destruction or disturbance of a bat roost and as mitigation for the loss of potential roosting
features. There are two-crevice roosting bat boxes proposed to be installed on retained trees
within the site.

Regarding other protected species, there are several dormice records within close proximity of the
site, there is a potential impact as proposals will involve cutting back approximately 28m of scrub
where dormice are assumed to be present. It has been recommended that vegetation clearance is
undertaken under the guidance of a non-licenced method statement outlining a series of
precautionary work measures. It was previously concluded that “there is no significant light spill
anticipated to impact suitable adjacent habitats”. However, following re-consultation (relating to the
Transport Assessment report) there are concerns raised to the indicative lighting plan which
proposes additional lighting along the route from the application site to the underpass due to
impacts on habitat likely to support Dormouse. However, the final details have not been confirmed,
this is an ‘in-principle’ offer to improve the path which the agent has requested be resolved via
S106 agreement and/or Grampian condition. If lighting outside the redline boundary is necessary it
must be designed to minimise impacts on retained and new ecological habitats, informed by
proper assessment and lux plans demonstrating light spill.

The ecological appraisal confirms that breeding bird surveys have been scoped out. However,
habitat on mature trees and scrub are likely to support nesting bird species which are protected
from destruction under the Wildlife & Countryside Act 1981. Any construction works should be
undertaken outside of the nesting bird season (March - August). If this is not possible, then a pre-
works nesting bird check by an experienced ecologist should be undertaken to ensure that there is
no breach of wildlife legislation. The provision of additional native scrub/hedgerow planting, as well
as sensitive management of grassland habitat, should provide breeding and foraging habitat for
more common bird species.
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6.5.2 PPW 12 sets out that the planning system has a key role to play in helping to reverse the
decline in biodiversity and increase the resilience of ecosystems, at various scales, by ensuring
appropriate mechanisms are in place to both protect against loss and to secure enhancement. The
planning system should ensure that overall there is a net benefit for biodiversity and ecosystem
resilience, resulting in enhanced wellbeing.

Biodiversity Net Benefit Planning Policy Wales (PPW) 12 sets out that "planning authorities must
seek to maintain and enhance biodiversity in the exercise of their functions. This means that
development should not cause any significant loss of habitats or populations of species, locally or
nationally and must provide a net benefit for biodiversity" (para 6.4.5 refers). This policy and
subsequent policies in Chapter 6 of PPW 12 respond to the Section 6 Duty of the Environment
(Wales) Act 2016.

To site has been classified as amenity grassland, most of the grassland will be lost as a result of
the proposal. To mitigate for a loss of grassland, it is proposed that 'retained amenity grassland
and poor semi-improved grassland will be enhanced, creating areas of species-rich meadow
grassland.' The commitment for long-term improvement of areas of the grassland is welcomed
including management proposals with a commitment for monitoring/remediation. Several scattered
mature trees are located within the site boundary, twelve trees will be removed, to mitigate for the
loss of these trees 36 individual broadleaved trees will be planted. The use of mostly native
species is welcomed and considered acceptable mitigation for the loss of trees proposed. Also,
this proposal offers other habitat on site including patches of semi-improved grassland, scrub and
a drainage ditch.

The 'Soft Landscaping' plans detail the provision of native species hedgerow to the east and south
of the site. The proposed species and management of the hedgerows is considered acceptable.
The plans also include the provision of a drainage basin this will provide a degree of biodiversity
enhancement. A reptile hibernaculum is proposed to be created in the south-east of the site to
provide overwintering habitat for reptiles, amphibians and hedgehogs. This together with the
provision of permanently wet habitat elsewhere on site, should provide an enhancement of the site
for these species. Three bird boxes will be installed on retained trees within the site boundary. The
specification of these boxes has not been detailed within the LEMP. The Ecological enhancement
offering is compliant with planning policy

6.5.4 Under the Conservation of Habitats and Species Regulations 2017 it is necessary to
consider whether the development should be subject to a Habitat Regulations Assessment. This is
reference to the impact of increased concentrations of Phosphates on designated SAC's. NRW
has set new phosphate standards for the riverine SACs of the Wye and Usk and their catchment
areas. Development that may increase the concentration of phosphates levels will be subject to
appropriate assessment and HRA.

6.5.5 This application is outside of the SAC catchment and so will not have a detrimental impact
on any protected SAC, and as a result no further assessment is required.

6.6 Impact on Residential Amenity

The closest residential property is ¢.350m from the site but is separated by the M48 so it is not
considered the proposal would cause any unacceptable harm to local amenity or health. The
anticipated amenity impacts of the proposed development are appropriate within its context of
being in an industrial estate.

There are no sensitive receptors near the site which is separated from the nearest settlement of
Thornwell by the M48 and Chepstow junction roundabout. As such the proposed development
would not have an unacceptable impact on the amenity or health of residents of Thornwell or
Bulwark. The proposal complies with relevant planning policy.

6.6.1 Public Rights of Way
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There has been considerable discussion between this Council PROW officer, the landowner and
applicants and agents regarding the site and the unrecorded public right of way that crosses the
site. The proposed new route is partly satisfactory in this case. There is currently a qualified
objection from the PROW officer to the proposal, (hamely an objection that can be removed if
changes are made that address the concerns raised with the proposed scheme).

There are serious concerns on where the new constructed route joins into the existing
infrastructure on the west side of the site. The new alignment for the public right of way is to be
constructed to a standard to accept cycle use, however, where this route rejoins the existing cycle
route, it looks to create both a dog-leg and a gap between the two. A legal order has been agreed
to be undertaken to move the unrecorded public right of way onto the proposed alignment, and
should planning be approved, no construction should take place until an application to move the
unrecorded route has been confirmed. However, the route remains unacceptable.

There are two options, one is to link the public rights of way; this is outside the red line but in the
same ownership so could be secured via a S106 agreement. The alternative and simpler route
which is within the red line boundary is to continue with the primary cycle route, with a flowing
connection between existing street-lit section of the Wales Coast Path (WCP) and proposed route
(so that the WCP is a continuous line), with a junction to branch off to a lower, unrecorded public
right of way (junctions should be bevelled or given corner radii of 1m; updated Active Travel Act
guidance has been issued for shared use away from road). The WCP is disjointed in its current
design.

In both cases the applicant has not agreed to these changes required to remove the objection from
the PROW officer.

Whilst a PROW is not, per se, an active travel route, the route however is the same, as the active
travel route relies on the Wales Coast Path to provide the routes to the site and the surrounding
area - this is addressed further under Para 6.7.2 below.

6.7 Transport

6.7.1 Sustainable Transport Hierarchy

A Transport Assessment submitted with the application has undertaken an assessment of the
public transport delivery to this site. This has been addressed in full under Para 6.1.2 Impact on
Town Centre, (reference compliance with LDP Policy RET4 criteria e)).

There are bus stops located on Denbigh Drive. The bus stop is located 800m walking distance
(approximately 10 minutes) north of the site via the underpass. The bus stop is equipped with post
only. The site is served by 1 or 2 buses per hour to/from Chepstow on Monday to Saturday
daytime hours. There are no services from this stop on Mon-Sat evenings and Sundays. The
nearest stop with a service on Mon-Sat evenings and Sundays is a further 140m. The supporting
information with this application has concluded that the site therefore benefits from a reasonable
level of public transport accessibility and the accessibility of the site is commensurate with the
existing Industrial Estate and that that was deemed acceptable for the Euro Garages site.

In this case there has been a substantive objection by the Public Transport officer. It is the
contention of the Council that the development is not appropriately served by public transport.
Planning Policy Wales sets out a transport hierarchy, which puts public transport at second priority
after active travel. It states that "proposals must seek to maximise accessibility by walking, cycling
and public transport, by prioritising the provision of appropriate on-site infrastructure and, where
necessary, mitigating transport impacts through the provision of off-site measures, such as the
development of active travel routes, bus priority infrastructure and financial support for public
transport services " (4.1.11). Section 4.1.17 gives further practical examples of how this should be
done"... then consider whether new development could be located near a bus stop or enable
improvements to the bus service; before finally considering the needs of private motor vehicles,
including measures".

MCC Policy S16 states that "Where appropriate, all development proposals shall promote
sustainable, safe forms of transport which reduce the need to travel, increase provision for walking
and cycling and improve public transport provision. This will be facilitated by:

- Reducing the need to travel, especially by car;

- Favouring development close to public transport facilities;
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- Promoting public transport, walking and cycling; ..."

As set out in the transport assessment, the walk distance to the nearest bus stop is more than
800m. This is twice the commonly accepted maximum distance to a bus stop of 400m, after which
usage drops of dramatically. In the absence of any proposals to address the shortfall in public
transport accessibility as required by PPW, or measures to promote improved public transport
provision as required by the MCC LDP, the proposed development site is not considered to be
appropriately accessible by public transport. The proposal is thus contrary to MCC Policy S16 and
National Guidance (PPW12 Para 4.1.11)

6.7.2 Active Travel

The Active Travel (Wales) Act 2013 is carried out through adherence to the Active Travel Act
Guidance (ATAG). ATAG Section 7.6 outlines responsibilities towards active travel in relation to
new developments and refers to Planning Policy Wales and is in line with the MCC Sustainable
Transport policy.

7.6.3 The design of development proposals shall, in accordance with the sustainable transport
hierarchy, start with identifying the shortest, most attractive walking and cycling connections and
then addressing the other transport needs.

Planning Policy Wales 12

4.1.11 Development proposals must seek to maximise accessibility by walking, cycling and public
transport, by prioritising the provision of appropriate on site infrastructure and, where necessary,
mitigating transport impacts through the provision of off site measures, such as the development of
active travel routes, bus priority infrastructure and financial support for public transport services.
Importantly, sustainable transport infrastructure and services should be prioritised and put in place
from the outset, before people have moved in and travel patterns have been established.

4.1.33 Development plans must identify and safequard active travel routes and networks, including
those identified in the Integrated Network Maps required by the Active Travel Act, and support
their delivery. As part of the selection of future development sites, priority should be given to sites
which can be readily connected to existing active travel routes or future networks. New
development should be integrated with active travel networks and contribute to their expansion
and improvement, through the inclusion of well designed routes and facilities as part of the
schemes and financial contributions to pay for off site connections.

The Transport Assessment submitted with the application states the following with reference to
pedestrians and cyclists.

The site benefits from the existing pedestrian and cycle infrastructure serving the Newhouse Farm
Industrial Estate. There is a shared footway/cycleway running through the site. This is not
registered as a Public Right of Way (PROW) the pathway is well used and forms part of the wider
Wales Coast Path which runs along the northern boundary of the Industrial Estate and passes
through the site from its west and eastern boundaries.

There are no footways on Loverose Way, it is proposed that a pedestrian access would be
provided from the existing Wales Coast Path footway/cycleway which currently runs through the
site from Loverose Way to Caerwent Lane which provides a pedestrian/cycle link to Thornwell.
The footway/cycleway utilises an underpass that runs underneath the M48. The footway/cycleway
continues to the M48 Junction 2 where there is an uncontrolled crossing facility with tactile paving,
guard railing and a refuge on the Conway Drive arm. An audit of the section of the existing Wales
Coast Path which runs from the underpass and through the site was undertaken; this revealed that
the surface of the path is generally in good condition but could be improved at given points. There
are no existing lighting facilities. There is vegetation along the path which could be trimmed back
to provide better clearance for pedestrians and cyclists. There are improvements secured from the
Euro Garages development which will fund signage improvements to the Wales Coast Path to
direct pedestrian/cyclists to the underpass.
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An isochrone plan showing an 800m (10 minute) walking distance from the site is included in the
supporting information. This demonstrates that the pedestrian catchment for the site would be
predominantly the existing Industrial Estate and potentially the southern part of Thornwell. The
traffic assessment concludes from this that the scope for the site attracting significant pedestrian
trips is therefore limited by the lack of surrounding residential development with pedestrians being
predominantly existing staff from the Industrial Estate with potentially a small number of customers
from Thornwell.

A plan has also been provided showing the local cycle routes on Caerwent Lane that provide
connections to the Industrial Estate and the residential areas of Thornwell. Pedestrian and cycle
access will be provided from the underpass connecting the Industrial Estate to Thornwell and
Bulwark.

This pedestrian route is to be improved by rerouting the existing pathway that crosses the site to
run around the restaurant building and to formalise it as a PROW as a 3m width Shared Use Path.
However, there are concerns with the links at both ends; there is a missing link in the chain with a
small section outside of the red line that has not been joined up.

Sections of the existing pathway are currently in very poor condition and are not suitable for users
with mobility challenges or for cyclists; a multi-user pathway is proposed a width of 3m minimum,
this would improve access because of the development.

Ten cycle parking spaces would also be provided, six of which would be covered.

There are improvements proposed within the red line boundary including resurfacing and lighting.
As part of the Transport Assessment, wider improvement to the Coast Path is proposed outside
the red line boundary with additional lighting to run along the stretch of that path from the
application site to the underpass. This has not been submitted with any level of detail; the final
detail to deliver a multi-user route outside of the site with the associated infrastructure as proposed
is to be resolved through legal agreement and/or a Grampian condition as these works would be
offsite works, offered by the applicant as a wider benefit of the planning permission.

There have been ongoing discussions with the agents and the Council's PROW, Active Travel and
Planning team regarding improvements to the route. As explained under Public Rights of way
para. 6.6.2 above, this application does present the opportunity to formalise the historical
pedestrian crossing that passes through this site. There is improvement proposed which is
welcomed, although it stops short literally and does not physically join with the path outside the red
line boundary.

There are opportunities to make significant localised improvements to this proposed PROW which
have not been taken up despite requests during this application to do so. This has resulted
effectively in a less than satisfactory route for the Wales Coast Path as connection on the south-
west corner of site joins an awkward angled junction, affecting the route's coherence. Requests
have been made to make the primary path continuous, with a flowing connection between the
existing street-lit section of the WCP and the proposed route; this comes within the red line
boundary so that the Welsh Coast Path is a continuous line, with a junction to branch off to the
lower path. The current design is disjointed, needlessly so, as it is within the applicant’s gift to
undertake the changes required; the opportunities are within the site boundary to make the
improvements as requested. There are further concerns that the 60cm knee rail on the north-west
site entrance will be evaded as people use a desire-line between the WCP connection to north-
west and the restaurant. Furthermore, there is concern that customers entering the site from the
industrial estate to the south-west are currently supposed to walk around the site to enter it,
inevitably leading to a risk of informal tracks between the path and car park, that will affect the
quality of experience on the path, and create a risk at the car park. The request for an additional
pedestrian access to be provided between the path and the car park on the south side has been
made but not delivered.

Finally, there are clear concerns given the location of this site and the likelihood that people will
attempt to reach it on foot by crossing the trunk roads and M48 roundabout. 'The Proposed route'
does not provide a significant shortening of the pedestrian route, and the desire line of pedestrians
is up the road towards the motorway junction. This desire line is significantly shorter than the
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alternative proposed and the directness of this route is a significant draw. From the options
shown, "The Proposed Route" namely through the underpass and along the Coast path is the only
route which may mitigate some of the risk with suitable path grading on the slope, but this is still
significantly longer than the on-road route. The 'Proposed Route' is also less visible and less
overlooked. In combination with the hours of business, potential employee-base and customer-
base, this raises serious concern about the increased risk of pedestrians accessing the site via the
motorway junction route.

There are measures for improvement proposed, although these improvements still do not address
the fundamental concern that this site particularly in addition to the adjacent approved scheme for
a drive thru restaurant provides a destination point that many will access on foot via the shortest
direct route possible, namely across the motorway junction. The alternative provided is not short
enough or attractive enough to provide a suitable alternative.

It is argued by the agent that because of the localised improvements to the Welsh Coast Path the
site is reasonably accessible by walking and cycling, given its roadside location and the
accessibility of the site is commensurate with the existing Industrial Estate and that deemed
acceptable for the Euro Garages site. It is noteworthy that MCC Highways have recognised the
concerns over the Active Travel route for this site, although they consider that the link proposed is
acceptable, on balance, since a pedestrian route towards the M48 junction cannot be promoted.
Reference is also made to the traffic assessment and the pedestrian survey showing that very few
pedestrians attempt to cross the M48 junction, with 23 out of 792 movements (2.9%) recorded
during a three-day period, excluding the extraneous Saturday Park-run results. However, this
pedestrian data is inconclusive as this is not an assessment of pedestrian traffic drawn to the drive
thru restaurants(s); this surveys people accessing the industrial estate, a different demographic
and age and not necessarily relevant to the potential customer base that will access the proposed
development on foot or cycle.

Reference is made to an appeal decision (Appeal Ref: APP/Y3425/\W/25/3364648, Land off A34
opposite George & Dragon PH, Stone Road, Meaford, Staffordshire, ST15 0PX). Appeal
dismissed 30 June 2025. Inspector Zoe Raygen DipURP MRTPI.

The appeal was made by George Developments Limited against the decision of Stafford Borough

Council. The development proposed is creation of an Electric Vehicle Charging Hub comprising 31
charging bays equipped with solar panels and a substation (Sui Generis), picnic areas and a drive-
through restaurant (Use Class E), with associated access, car and cycle parking, and landscaping.

One of the main issues was whether the appeal site can be suitably and safely accessed by
sustainable travel. It was considered that the proposed pedestrian crossing would be to the north
of the appeal site some distance from the restaurant. The Inspector concurred with the Council
that the desire line is likely to be much closer to both the restaurant and the established residential
area close to the roundabout. The inspector considered that it is unlikely that residents would walk
from the residential area down to the proposed crossing and then back towards the restaurant, but
instead would attempt to cross the road near to the roundabout when they reach the road. This
view was shared by the Highway Authority. The inspector stated, "/ saw at my site visit that this is
a busy environment and that attempts to cross the road without a pedestrian crossing, whether
controlled or not, would be unsafe....Given its location near several large settlements, it would, in
my view, attract customers solely to that facility rather than passing by on their journey," added
Raygen. It was concluded that there would not be suitable access to the appeal site for all users
which would result in harm to highway safety for pedestrians and cyclists attempting to access the
restaurant (in conflict with paragraph 115 of the Framework). The Inspector concluded that the
proposal would not be suitably accessed by sustainable travel modes leading to harm to highway
safety.

Further reference is made to Fife refusal of drive-thru restaurant, decision by Philip McLean
(Planning appeal reference: PPA-250-2394) Site address: Kathellan Home Farm, Kelty, KY4 0JR
Appeal by Mr lan Maclellan & TG Convenience Stores Ltd against the decision by Fife Council
Application for planning permission 22/01040/FULL dated 22 March 2022 . The development
proposed: roadside services development comprising of erection of a petrol filling station and
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associated retail kiosk (class 1), jet washes, restaurant with drive-thru facility (class 3), site access
arrangements, parking provision, electric vehicle charging points, landscaping and ancillary works.

In relation to pedestrian access, there is no footway on the southern side of the B914 adjacent to
the site. A footway exists on the northern side, which is a designated core path and is signed as a
recreational route. The proposal would link to this via a new uncontrolled pedestrian crossing,
comprising dropped kerbs and a pedestrian refuge. However, walking to and from Kelty would
require crossing the MO0 motorway on- and off-slips as well as its overbridge, where vehicle
restraint barriers reduce the footway width to less than a metre.

The Inspector considered the route to feel unsafe. The appellant submitted that the nature of the
proposal as a roadside services development means it would not attract significant numbers of
pedestrians and hence the existing connection to Kelty is satisfactory with the addition of the
proposed crossing. The Inspector questioned the assumption of pedestrian trips, notably referring
to 1600m radius of the site which would include a significant proportion of Kelty around 20
minutes' walk. It was considered that the proposed restaurant could result in a significant increase
in pedestrian activity, especially by younger people.

The relevance of this appeal decision comes from the importance attributed to the safety of the
route, relevant as the shortest route is across the M48 junction and due to the reference to a
1600m zone from the site which is used and will attract young people to the site. As stated above
an isochrone plan has been provided showing an 800m (10 minute) walking distance from the site
which demonstrates that the pedestrian catchment for the site would be predominantly the existing
Industrial Estate and potentially the southern part of Thornwell concluding that the scope for the
site attracting significant pedestrian trips is therefore limited. However this zone is in touching
distance of the higher density areas of Thornwell, Chepstow and if a 1600m zone was applied this
would comfortably include a significant part of this residential area and a significant proportionate
increase in potential pedestrian movement drawn to this site.

In the case of Kelty, there was no deliverable solution for safe crossing facilities of the motorway
slip roads that would not adversely affect the operational efficiency of the motorway junction and in
the absence of mitigation measures the inspector was not satisfied that a safe pedestrian
connection can be provided. It was also concluded that while a substantial proportion of customers
might already be passing, there would likely also be some new trips, particularly to the restaurant.

Given the inadequacy of the site's pedestrian connecitivity, it follows the proposal may increase
reliance on the private car for any new trips and would therefore not be consistent with the
sustainable travel hierarchy.

National guidance seeks to reduce the need to travel unsustainably, with transport requirements to
be considered in line with the sustainable travel hierarchy. Proposals for significant travel
generating uses will not be supported where they would increase reliance on the private car. The
localised improvement does not address the existing deficiency or justify further development that
would increase usage of the same inadequate infrastructure.

The proposal fails to comply with national guidance and planning policy; there is insufficient
evidence to demonstrate that the only safe pedestrian and cycle access is attractive enough to
prevent visitors from accessing via the shorter route across the M48 roundabout. The proposal
does not accord with the sustainable travel hierarchy or overall would help address the global
climate emergency.

6.7.3 Access / Highway Safety

Welsh Government as highway authority for the M48 motorway has not objected or supported the
proposal subject to various conditions being imposed regarding interference with boundary fence,
lighting, noise insulating measures and land drainage. Amendments were submitted during this
application in response to concerns over junction width from MCC Highway engineers. This has
now been altered to allow access for HGV's without impeding exiting traffic. The proposal is
acceptable subject to conditions and a S106 Agreement. The proposal complies with relevant
planning policy accordingly.
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6.7.4 Parking

The proposal delivers a total of 53 spaces, above the minimum required under the MCC Local
Parking Standards and includes space for waiting vehicles in the drive- thru and other forms of
vehicle parking. Parking spaces are to be coned off during delivery, reducing available parking to
32 spaces. However, this is accepted to be outside of peak hours. The proposal meets parking
requirements in this case.

6.9 Flooding

There are flooding implications regarding this proposal.

6.10 Drainage

6.10.1 Foul Drainage

There are no foul drainage implications.

6.10.2 Surface Water Drainage

The application has now demonstrated a means of surface water discharge to a watercourse. As
the site will have a total construction area greater than 100m2, SAB approval will be required.

6.5 Response to the Representations of Third Parties and/or Community/Town Council

6.5.1 Most of the representations given including those by Chepstow Town Council are addressed
under the relevant sections above.
There are some issues that are not addressed.

- Runners and obesity.
There is an established informal path that crosses the site currently, this is not to be removed it is
to be improved. Whilst the environment changes as this open area is developed out, the access
and provision for runners remains and is not significantly affected by the proposal.

- Obesity
This has been raised by neighbours and ABHB. This is not a matter than can be addressed under
planning legislation.

6.6 Well-Being of Future Generations (Wales) Act 2015

6.6.1 The duty to improve the economic, social, environmental and cultural well-being of Wales
has been considered, in accordance with the sustainable development principle, under section 3 of
the Well-Being of Future Generations (Wales) Act 2015 (the WBFG Act). In reaching this
recommendation, the ways of working set out at section 5 of the WBFG Act have been taken into
account and it is considered that this recommendation is in accordance with the sustainable
development principle through its contribution towards one or more of the Welsh Ministers' well-
being objectives set out in section 8 of the WBFG Act.

6.7 Conclusion

This proposal for a 371sqm (GEA) single storey McDonalds Restaurant with tandem drive thru
facilities and a dual drive thru lane wrapping around the north of the restaurant has been assessed
against National policy and the Monmouthshire LDP. There are several potential issues relating to
landscaping, drainage, amenity and biodiversity that have been assessed in this report and are
indeed policy compliant. The main point of contention relates to the loss of a protected
employment site, retail impact, suitability of location and access via sustainable transport.

Economic development is defined in PPW12 as the development of land and buildings for

activities that generate sustainable long-term prosperity, jobs and incomes. The planning system
should ensure that the growth of output and employment in Wales is not constrained by a shortage
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of land for economic uses. PPW 12 states "wherever possible, planning authorities should
encourage and support developments which generate economic prosperity and regeneration.
Sites identified for employment use in a development plan should be protected from inappropriate
development"(PPW12 5.4.4). Planning authorities should aim to "align jobs and services with
housing and sustainable transport infrastructure, to reduce the need for travel, and dependency on
travel by car, control and manage the release of unwanted employment sites to other uses"
(PPW12 5.4.13).

The application site is designated as a Protected Employment Site in the adopted Local
Development Plan (LDP) (allocation: SAE2k) and the proposal to develop this site for a drive thru
restaurant has been thoroughly assessed against LDP Policy E1 which reflects the main thrust of
Strategic Policy S9 'Employment Site' provisions to protect existing employment land from
alternative developments. The projected employed figures and target demographic from this
development is positive. However, when compared with the potential for manufacturing and skilled
labour being delivered on site it is not policy compliant. It is argued by the applicant that this site
will not come forward due to the suitability and viability of the site, therefore this is a better option
than 'do nothing' on the site. It is the contention of the Local Planning Authority that the information
provided is not sufficiently compelling or conclusive enough to establish that the site will not come
forward for a B use class. Unlike the adjacent site, there is no B use class development arising
from this proposal, and given that the proposal arguably removes the opportunity for the delivery of
this allocated site for B use class development with the associated high skilled jobs, to be replaced
for low skilled retail employment, it can be concluded that this test has not been met. The applicant
has provided a detailed case in response to concerns raised, although it cannot be concluded on
balance that the proposed development complies with Policy E1. It is therefore contrary to the
provisions and aims of the LDP that seeks to ensure there is an appropriate portfolio of
employment land and premises that can be safeguarded from competing uses and provides for a
sufficient quality, range and choice of employment sites.

The drive-through restaurant is an A3 use. LDP Policy RET4 relates to new retail and commercial
leisure/entertainment developments and states the preferred location of such proposals is within
Central Shopping Areas (CSAs). Policy RET4 must be considered in full along with national
planning policy set out in PPW12.

The proposed development passes the sequential tests. The alternative sites assessed that are
potentially policy compliant are not acceptable as they are unable to accommodate the
requirement to deliver a 'drive thru' element with associated parking and turning area. The element
that makes this retail use unsuitable for sites that are policy compliant is the infrastructure required
to serve car users, thus, excluding more sustainable, well-connected sites, facilitating car-centric
developments in out-of-town locations. The proposed site meets the needs of the applicant as it is
situated adjacent to the M48. It is recognised that in addition to the passing traffic, the
development serves the catchments of Chepstow and Caldicot, although the proposal fails to meet
the requirements for delivering public transport ( criteria e) - the proposal is required to be in a
location accessible to public transport facilities). The location is effectively designed around car
accessibility rather than alternative transport modes. Finally, the proposal is sited on a protected
employment site for B use class development which this policy purposely identifies as being
unacceptable. It can be concluded that this site, which is deemed to meet the needs of the
applicant, is one that does not meet the required standards by public transport and is sited on a
protected employment site. It therefore fails to meet LDP Policy RET 4 criteria e) and f).

Finally, Planning Policy Wales sets out a transport hierarchy, "proposals must seek to maximise
accessibility by walking, cycling and public transport, by prioritising the provision of appropriate on-
site infrastructure and, where necessary, mitigating transport impacts through the provision of off-
site measures, such as the development of active travel routes, bus priority infrastructure and
financial" (4.1.11). Furthermore LDP Policy S16 states that, "Where appropriate, all development
proposals shall promote sustainable, safe forms of transport which reduce the need to travel,
increase provision for walking and cycling and improve public transport provision. This will be
facilitated by:

- Reducing the need to travel, especially by car;

- Favouring development close to public transport facilities;
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- Promoting public transport, walking and cycling; ..."

The application has proposed improvements to formalise the PROW, although the offering is
insufficient and is not acceptable by reason of the disjointed design. Due to land ownership and
the red line boundary, there are opportunities to significantly improve the design of this route and
meet the requirements of both the PROW and Active Travel officer. In both cases the applicant
has not agreed to these changes required to remove the objection from the PROW officer.

There are clear concerns given the location of this site and the likelihood that people will attempt to
reach it on foot by crossing the trunk roads and M48 roundabout. 'The Proposed route' - namely
through the underpass and along the Coast path - is the only route which may mitigate some of
the risk with suitable path grading on the slope, but this is still significantly longer than the on-road
route, is also less visible and less overlooked. The desire line of pedestrians is up the road
towards the motorway junction which is significantly shorter than the alternative proposed and the
directness of this route is a significant draw. The 'Proposed Route' in combination with the hours of
business, potential employee-base and customer-base raises serious concern about the increased
risk of pedestrians accessing the site via the motorway junction route.

National guidance seeks to reduce the need to travel unsustainably, with transport requirements to
be considered in line with the sustainable travel hierarchy. The localised improvements do not
address the existing deficiency or justify further development that would increase usage of the
same inadequate infrastructure. LDP Policy S13 Transport requires new development to promote
sustainable, safe forms of transport (with a focus on active travel and public transport). LDP Policy
MV2 Sustainable Transport Access requires new developments to, dependent on their location,
size and local need, to include provision for integration of appropriate sustainable transport links.

The agent has stated that the principle of this development has already been established with the
approval of the mixed use development on the adjacent site. However, this differs from the
approved scheme. In the case of the approved scheme the drive thru restaurant is just one
element of a larger mixed use development, it sits alongside the Euro Garages development that
is principally a fuel station and serves car users from the M48. With this current application, this is
solely a proposal for a drive thru restaurant, a restaurant that is recognised in the supporting
information that serves the catchments for Chepstow and Caldicot as well as the commuters
travelling along the M48.

The proposal fails to comply with national guidance and planning policy. This proposal fails to fully
comply with LDP policies E1 and RET 4. There is insufficient evidence to demonstrate that the
only safe pedestrian and cycle access is attractive enough to prevent visitors from accessing via
the shorter route across the M48 roundabout. This results in a development that is inherently car-
focused, potentially conflicting with wider sustainability goals that aim to reduce vehicle reliance
and carbon emissions. The proposal does not accord with the sustainable travel hierarchy or
overall would help address the global climate emergency. The proposal fails to comply with LDP
policies S13 and MV2 and is recommended for refusal accordingly.

7.0 RECOMMENDATION: REFUSE
Reasons for Refusal:

1. The application site is designated as a Protected Employment Site in the adopted Local
Development Plan (LDP) (allocation: SAE2K). The application is contrary to Local
Development Plan Policy S9 and Policy E1 as this proposal represents a move away from
the use classes B1, B2 and B8 to an A3 retail use. As stated in Policy E1 (Policy E1 -
Protection of Existing Employment Land of the LDP) such uses will only be permitted if
they meet the given criteria. The information provided is not sufficiently compelling or
conclusive enough to establish that the site will not come forward for B use class and does
not meet the criteria or exceptions cited under Policy E1. The proposal is therefore contrary
to the provisions and aims of the Local Development Plan that seek to ensure there is an
appropriate portfolio of employment land and premises that can be safeguarded from
competing uses and provides for a sufficient quality, range and choice of employment sites.
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The drive-through restaurant is an A3 use. LDP Policy RET4 relates to new retail and
commercial leisure/entertainment developments and states the preferred location of such
proposals is within Central Shopping Areas (CSAs). The proposal fails to meet the
requirements for delivering public transport as the proposal is not in a location accessible
to public transport facilities and the proposal is sited on a protected employment site for B
use class development which this policy purposely identifies as being unacceptable. It
therefore fails to meet LDP Policy RET 4 criteria (e) and (f).

Planning Policy Wales (Edition 12, 2024), specifically Chapter 4, seeks to reduce the need
to travel unsustainably with transport requirements to be considered in line with the
sustainable travel hierarchy. The design of the proposed public right of way that crosses
the site is disjointed and unconnected. There is insufficient evidence to demonstrate that
the only safe pedestrian and cycle access is attractive enough to prevent visitors from
accessing via the shorter route across the M48 roundabout. This results in a development
that is inherently car-focused, conflicting with wider sustainability goals that aim to reduce
reliance on private motor vehicles and carbon emissions. The proposal does not accord
with the sustainable travel hierarchy or address the global climate emergency. The
proposal fails to comply with PPW12 and Local Development Plan policies S13 and MV2.
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Appeals lodged with the Council between 01/10/2025 and 31/12/2025

DATE
APPLICATION APPEAL APPEAL
NUMBER ADDRESS DESCRIPTION TYPE PROCEDURE APPEAL
LODGED
1 Bersondy, Llanarth, = Proposed single storey rear Appeal Against
DM/2025/00330 Monmouthshire NP15  and two storey side bp 9 Written Reps 24-0Oct-25
) Refusal
2AY extensions.
Land At Llangovan, Enforcement
Llangovan, Appeal against Enforcement Notice - :
E25/197 Monmouthshire, NP25  Notice Material Written Reps 09-Dec-25
4BU change of use
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