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Rhadyr 

Usk 
NP15 1GA 

 
Monday, 25 July 2016 

 

Notice of meeting: 
 

Planning Committee 
 

Tuesday, 2nd August, 2016 at 2.00 pm, 
The Council Chamber, County Hall, The Rhadyr, Usk, NP15 1GA 

 

AGENDA 
 

Item No Item Pages 
 

1.   Apologies for Absence 

 
 

2.   Declarations of Interest 

 
 

3.   To confirm for accuracy the minutes of the previous meeting 

 
1 - 10 

4.   To consider the following Planning Application reports from the Chief 
Officer - Enterprise (copies attached) 

 

 

4.1.   PLANNING APPLICATION - DC/2013/00474 - A FIRST FLOOR 
EXTENSION TO 5 & 5A CHIPPENHAMGATE STREET TO PROVIDE A 
SINGLE, ONE BEDROOM DWELLING WITH THREE PARKING SPACES 
AT GROUND LEVEL. 5 & 5A CHIPPENHAMGATE STREET, MONMOUTH 
NP25 3D 
 

 

11 - 16 

4.2.   PLANNING APPLICATION - DC/2015/01336 - PROPOSED CHANGE OF 
USE TO THE STORAGE AND REPAIR OF LIGHT MOTOR VEHICLES. 
STORAGE AND REPAIR OF UP TO TWO HGV MOTOR VEHICLES AND A 
TRAILER. RETENTION OF A PORTABLE OFFICE AND ANCILLARY 
PARKING AREAS (REVISED SCHEME) LAND AND EXISTING 
WORKSHOPS, NEW BARN WORKSHOP SITE, ST ARVANS, CHEPSTOW, 
NP16 6HE 
 

 

17 - 198 

4.3.   PLANNING APPLICATION - DC/2016/00320 - REMODELLING OF 
EXISTING DWELLING MALLARD AVENUE CALDICOT 
 

 

199 - 202 

4.4.   PLANNING APPLICATION - DC/2015/01585 - CONVERSION OF 
ORIGINAL HOUSE TO 6 APARTMENTS; CONVERSION OF COACH 

203 - 222 
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HOUSE AND STABLES INTO TWO SEPARATE RESIDENTIAL UNITS. 
DEMOLITION OF 1970'S EXTENSION BLOCK, ERECTION OF 36 NEW 
BUILD RESIDENTIAL UNITS (INCLUDING 10 AFFORDABLE 
RETIREMENT APARTMENTS AND 2 AFFORDABLE RETIREMENT 
BUNGALOWS) THE HILL, PEN-Y-POUND, ABERGAVENNY, NP7 7RP 
 

 
4.5.   PLANNING APPLICATION - DC/2016/00301 - PROPOSED CONVERSION 

OF REDUNDANT AGRICULTURAL BUILDING (BARN 4) INTO 
RESIDENTIAL USE FIVE LANES FARM, CAERWENT 
 

 

223 - 230 

4.6.   PLANNING APPLICATION - DC/2016/00494 - CHANGE OF USE OF 
HOTEL WITH C1 USE TO A1, A2 AND A3 USE ON THE GROUND FLOOR 
WITH B1 USE TO THE FIRST AND SECOND FLOORS. THE SWAN 
HOTEL, CROSS STREET, ABERGAVENNY, NP7 5ER 
 

 

231 - 234 

4.7.   PLANNING APPLICATION - DC/2016/00588 - PROPOSED DEMOLITION 
OF NORTHERN SPECTATOR STAND AND ERECTION OF MULTI-
PURPOSE BUILDING AND ASSOCIATED WORKS CHEPSTOW 
RACECOURSE, CHEPSTOW 
 

 

235 - 244 

5.   FOR INFORMATION - The Planning Inspectorate - Appeals Decisions 
Received 

 

 

5.1.   The Mount, Parc Road, Coed y Paen, Monmouthshire NP4 0SY 
 

 

245 - 248 

5.2.   Appeals received - 24th June - 21st July 2016 
 

 

249 - 256 

 
Paul Matthews 
Chief Executive 

 
 



 

MONMOUTHSHIRE COUNTY COUNCIL 
 

THE CONSTITUTION OF THE PLANNING COMMITTEE IS AS FOLLOWS: 
 
 
County Councillors: R. Edwards 

P. Clarke 
R. Chapman 
D. Blakebrough 
D. Dovey 
D. Edwards 
D. Evans 
R. Harris 
B. Hayward 
J. Higginson 
P. Murphy 
M. Powell 
B. Strong 
P. Watts 
A. Webb 
A. Wintle 

 
Public Information 

 

Any person wishing to speak at Planning Committee must do so by registering with 
Democratic Services by no later than 12 noon the day before the meeting.  Details 
regarding public speaking can be found within this agenda or is available here 
Public Speaking Protocol 
 
Access to paper copies of agendas and reports 
A copy of this agenda and relevant reports can be made available to members of the public 
attending a meeting by requesting a copy from Democratic Services on 01633 644219. Please 
note that we must receive 24 hours notice prior to the meeting in order to provide you with a hard 
copy of this agenda.  
 
Watch this meeting online 
This meeting can be viewed online either live or following the meeting by visiting 
www.monmouthshire.gov.uk or by visiting our Youtube page by searching MonmouthshireCC. 
 
Welsh Language 
The Council welcomes contributions from members of the public through the medium of Welsh or 
English.  We respectfully ask that you provide us with 5 days notice prior to the meeting should you 
wish to speak in Welsh so we can accommodate your needs.  

 

http://democracy.monmouthshire.gov.uk/documents/s3119/PlanningCommitteePublicSpeaking160117.pdf
http://www.monmouthshire.gov.uk/


 

Aims and Values of Monmouthshire County Council 
 

Sustainable and Resilient Communities 
 
Outcomes we are working towards 
 
Nobody Is Left Behind  

 Older people are able to live their good life  

 People have access to appropriate and affordable housing  

 People have good access and mobility  

 
People Are Confident, Capable and Involved  

 People’s lives are not affected by alcohol and drug misuse  

 Families are supported  

 People feel safe  

 
Our County Thrives  

 Business and enterprise 

 People have access to practical and flexible learning  

 People protect and enhance the environment 

 
Our priorities 
 

 Schools 

 Protection of vulnerable people 

 Supporting Business and Job Creation 

 Maintaining locally accessible services 

 
Our Values 
 

 Openness: we aspire to be open and honest to develop trusting relationships. 

 Fairness: we aspire to provide fair choice, opportunities and experiences and become an 

organisation built on mutual respect. 

 Flexibility: we aspire to be flexible in our thinking and action to become an effective and 

efficient organisation. 

 Teamwork: we aspire to work together to share our successes and failures by building on 

our strengths and supporting one another to achieve our goals. 



 

Purpose 

The purpose of the attached reports and associated officer presentation to the Committee is to 
allow the Planning Committee to make a decision on each application in the attached schedule, 
having weighed up the various material planning considerations.  
 
The Planning Committee has delegated powers to make decisions on planning applications. The 
reports contained in this schedule assess the proposed development against relevant planning 
policy and other material planning considerations, and take into consideration all consultation 
responses received.  Each report concludes with an officer recommendation to the Planning 
Committee on whether or not officers consider planning permission should be granted (with 
suggested planning conditions where appropriate), or refused (with suggested reasons for refusal).  
 
Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, all planning applications 
must be determined in accordance with the Monmouthshire Local Development Plan 2011-2021 
(adopted February 2014), unless material planning considerations indicate otherwise.  
 
Section 2(2) of the Planning (Wales) Act 2015 states that the planning function must be exercised, 
as part of carrying out sustainable development in accordance with the Well-being of Future 
Generations (Wales) Act 2015, for the purpose of ensuring that the development and use of land 
contribute to improving the economic, social, environmental and cultural well-being of Wales. 
 
The decisions made are expected to benefit the County and our communities by allowing good 
quality development in the right locations, and resisting development that is inappropriate, poor 
quality or in the wrong location.  There is a direct link to the Council’s objective of building 
sustainable, resilient communities. 
 
Decision-making 

Applications can be granted subject to planning conditions. Conditions must meet all of the 
following criteria: 

 Necessary to make the proposed development acceptable; 

 Relevant to planning legislation (i.e. a planning consideration); 

 Relevant to the proposed development in question; 

 Precise; 

 Enforceable; and 

 Reasonable in all other respects. 

 
Applications can be granted subject to a legal agreement under Section 106 of the Town and 
Country Planning Act 1990 (as amended). This secures planning obligations to offset the impacts 
of the proposed development. However, in order for these planning obligations to be lawful, they 
must meet all of the following criteria: 

 Necessary to make the development acceptable in planning terms; 

 Directly related to the development; and 

 Fairly and reasonably related in scale and kind to the development. 

 
The applicant has a statutory right of appeal against the refusal of permission in most cases, or 
against the imposition of planning conditions, or against the failure of the Council to determine an 
application within the statutory time period. There is no third party right of appeal against a 
decision. 
 
The Planning Committee may make decisions that are contrary to the officer recommendation.  
However, reasons must be provided for such decisions, and the decision must be based on the 
Local Development Plan (LDP) and/or material planning considerations.  Should such a decision 
be challenged at appeal, Committee Members will be required to defend their decision throughout 
the appeal process. 
 



 

 
Main policy context 

The LDP contains over-arching policies on development and design. Rather than repeat these for 
each application, the full text is set out below for Members’ assistance. 
 
Policy EP1 - Amenity and Environmental Protection 

Development, including proposals for new buildings, extensions to existing buildings and 
advertisements, should have regard to the privacy, amenity and health of occupiers of 
neighbouring properties.  Development proposals that would cause or result in an unacceptable 
risk /harm to local amenity, health, the character /quality of the countryside or interests of nature 
conservation, landscape or built heritage importance due to the following will not be permitted, 
unless it can be demonstrated that measures can be taken to overcome any significant risk: 

- Air pollution; 

- Light  or noise pollution; 

- Water pollution; 

- Contamination; 

- Land instability; 

- Or any identified risk to public health or safety. 

 
Policy DES1 – General Design Considerations 

All development should be of a high quality sustainable design and respect the local character and 
distinctiveness of Monmouthshire’s built, historic and natural environment. Development proposals 
will be required to: 

a) Ensure a safe, secure, pleasant and convenient environment that is accessible to all 

members of the community, supports the principles of community safety and encourages 

walking and cycling; 

b) Contribute towards sense of place whilst ensuring that the amount of development and its 

intensity is compatible with existing uses; 

c) Respect the existing form, scale, siting, massing, materials and layout of its setting and any 

neighbouring quality buildings; 

d) Maintain reasonable levels of privacy and amenity of occupiers of neighbouring properties, 

where applicable; 

e) Respect built and natural views and panoramas where they include historical features 

and/or attractive or distinctive built environment or landscape; 

f) Use building techniques, decoration, styles and lighting to enhance the appearance of the 

proposal having regard to texture, colour, pattern, durability and craftsmanship in the use of 

materials; 

g) Incorporate and, where possible enhance existing features that are of historical, visual or 

nature conservation value and use the vernacular tradition where appropriate; 

h) Include landscape proposals for new buildings and land uses in order that they integrate 

into their surroundings, taking into account the appearance of the existing landscape and its 

intrinsic character, as defined through the LANDMAP process. Landscaping should take 

into account, and where appropriate retain, existing trees and hedgerows; 

i) Make the most efficient use of land compatible with the above criteria, including that the 

minimum net density of residential development should be 30 dwellings per hectare, 

subject to criterion l) below; 

j) Achieve a climate responsive and resource efficient design. Consideration should be given 

to location, orientation, density, layout, built form and landscaping and to energy efficiency 

and the use of renewable energy, including materials and technology; 

k) Foster inclusive design; 

l) Ensure that existing residential areas characterised by high standards of privacy and 

spaciousness are protected from overdevelopment and insensitive or inappropriate infilling. 
 



 

Other key relevant LDP policies will be referred to in the officer report. 
 
Supplementary Planning Guidance (SPG): 

The following Supplementary Planning Guidance may also be of relevance to decision-making as a 

material planning consideration: 

- Green Infrastructure (adopted April 2015) 

- Conversion of Agricultural Buildings Design Guide (adopted April 2015) 

- LDP Policy H4(g) Conversion/Rehabilitation of Buildings in the Open Countryside to 

Residential Use- Assessment of Re-use for Business Purposes (adopted April 2015) 

- LDP Policies H5 & H6 Replacement Dwellings and Extension of Rural Dwellings in the 

Open Countryside (adopted April 2015) 

- Abergavenny Conservation Area Appraisal (adopted March 2016) 

- Caerwent Conservation Area Appraisal (adopted March 2016) 

- Chepstow Conservation Area Appraisal (adopted March 2016) 

- Grosmont Conservation Area Appraisal (adopted March 2016) 

- Llanarth Conservation Area Appraisal (adopted March 2016) 

- Llandenny Conservation Area Appraisal (adopted March 2016) 

- Llandogo Conservation Area Appraisal (adopted March 2016) 

- Llanover Conservation Area Appraisal (adopted March 2016) 

- Llantilio Crossenny Conservation Area Appraisal (adopted March 2016) 

- Magor Conservation Area Appraisal (adopted March 2016) 

- Mathern Conservation Area Appraisal (adopted March 2016) 

- Monmouth Conservation Area Appraisal (adopted March 2016) 

- Raglan Conservation Area Appraisal (adopted March 2016) 

- Shirenewton Conservation Area Appraisal (adopted March 2016) 

- St Arvans Conservation Area Appraisal (adopted March 2016) 

- Tintern Conservation Area Appraisal (adopted March 2016) 

- Trellech Conservation Area Appraisal (adopted April 2012) 

- Usk Conservation Area Appraisal (adopted March 2016) 

- Whitebrook Conservation Area Appraisal (adopted March 2016) 

- Domestic Garages (adopted January 2013) 

- Monmouthshire Parking Standards (adopted January 2013) 

- Approach to Planning Obligations (March 2013) 

- Affordable Housing (adopted March 2016) 

- Renewable Energy and Energy Efficiency (adopted March 2016) 

- Planning Advice Note on Wind Turbine Development Landscape and Visual Impact 

Assessment Requirements (adopted March 2016) 

- Primary Shopping Frontages (adopted April 2016) 

 
National Planning Policy 

The following national planning policy may also be of relevance to decision-making as a material 

planning consideration: 

- Planning Policy Wales (PPW) Edition 8 (January 2016) 

- PPW Technical Advice Notes (TAN): 

- TAN 1: Joint Housing Land Availability Studies (2015) 

- TAN 2: Planning and Affordable Housing (2006) 

- TAN 3: Simplified Planning Zones (1996) 

- TAN 4: Retailing and Town Centres (1996) 

- TAN 5: Nature Conservation and Planning (2009) 

- TAN 6: Planning for Sustainable Rural Communities (2010) 

- TAN 7: Outdoor Advertisement Control (1996) 

- TAN 8: Renewable Energy (2005) 



 

- TAN 9: Enforcement of Planning Control (1997) 

- TAN 10: Tree Preservation Orders (1997) 

- TAN 11: Noise (1997) 

- TAN 12: Design (2016) 

- TAN 13: Tourism (1997) 

- TAN 14: Coastal Planning (1998) 

- TAN 15: Development and Flood Risk (2004) 

- TAN 16: Sport, Recreation and Open Space (2009) 

- TAN 18: Transport (2007) 

- TAN 19: Telecommunications (2002) 

- TAN 20: The Welsh Language (2013) 

- TAN 21: Waste (2014) 

- TAN 23: Economic Development (2014) 

- Minerals Technical Advice Note (MTAN) Wales 1: Aggregates (30 March 2004) 

- Minerals Technical Advice Note (MTAN) Wales 2: Coal (20 January 2009) 

- Welsh Government Circular 016/2014 on planning conditions 

 

Other matters 

The following other legislation may be of relevance to decision-making. 

Planning (Wales) Act 2015 

As of January 2016, Sections 11 and 31 of the Planning Act come into effect meaning the Welsh 

language is a material planning consideration.  

Section 31 of the Planning Act clarifies that considerations relating to the use of the Welsh 

language can be taken into account by planning authorities when making decisions on applications 

for planning permission, so far as material to the application. The provisions do not apportion any 

additional weight to the Welsh language in comparison to other material considerations.  Whether 

or not the Welsh language is a material consideration in any planning application remains entirely 

at the discretion of the local planning authority, and the decision whether or not to take Welsh 

language issues into account should be informed by the consideration given to the Welsh language 

as part of the LDP preparation process.  Section 11 requires the sustainability appraisal, 

undertaken as part of LDP preparation, to include an assessment of the likely effects of the plan on 

the use of Welsh language in the community. Where the authority’s current single integrated plan 

has identified the Welsh language as a priority, the assessment should be able to demonstrate the 

linkage between consideration for the Welsh language and the overarching Sustainability Appraisal 

for the LDP, as set out in TAN 20. 

The adopted Monmouthshire Local Development Plan (LDP) 2014 was subject to a sustainability 

appraisal, taking account of the full range of social, environmental and economic considerations, 

including the Welsh language.  Monmouthshire has a relatively low proportion of population that 

speak, read or write Welsh compared with other local authorities in Wales and it was not 

considered necessary for the LDP to contain a specific policy to address the Welsh language. The 

conclusion of the assessment of the likely effects of the plan on the use of the Welsh language in 

the community was minimal.  

Environmental Impact Assessment Regulations 2016 

The Town and Country Planning (Environmental Impact Assessment) (Wales) Regulations 2016 

are relevant to the recommendations made.  The officer report will highlight when an 

Environmental Statement has been submitted with an application. 

Conservation of Species & Habitat Regulations 2010  



 

Where an application site has been assessed as being a breeding site or resting place for 

European Protected Species, it will usually be necessary for the developer to apply for ‘derogation’ 

(a development licence) from Natural Resources Wales.  Examples of EPS are all bat species, 

dormice and great crested newts. When considering planning applications Monmouthshire County 

Council as Local Planning Authority is required to have regard to the Conservation of Species & 

Habitat Regulations 2010 (the Habitat Regulations) 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 

are set out below. 

(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. 

(ii) There is no satisfactory alternative 

(iii) The derogation is not detrimental to the maintenance of the population of the species 

concerned ay a favourable conservation status in their natural range. 

Well-being of Future Generations (Wales) Act 2015 

This Act is about improving the social, economic, environmental and cultural well-being of Wales.  

The Act sets out a number of well-being goals: 

- A prosperous Wales: efficient use of resources, skilled, educated people, generates 

wealth, provides jobs; 

- A resilient Wales: maintain and enhance biodiversity and ecosystems that support 

resilience and can adapt to change (e.g. climate change); 

- A healthier Wales: people’s physical and mental wellbeing is maximised and health 

impacts are understood; 

- A Wales of cohesive communities: communities are attractive, viable, safe and well 

connected; 

- A globally responsible Wales: taking account of impact on global well-being when 

considering local social, economic and environmental wellbeing; 

- A Wales of vibrant culture and thriving Welsh language: culture, heritage and Welsh 

language are promoted and protected.  People are encouraged to do sport, art and 

recreation; 

- A more equal Wales: people can fulfil their potential no matter what their background or 

circumstances. 

 

A number of sustainable development principles are also set out: 
- Long term: balancing short term need with long term and planning for the future; 

- Collaboration: working together with other partners to deliver objectives; 

- Involvement: involving those with an interest and seeking their views; 

- Prevention: putting resources into preventing problems occurring or getting worse; 

- Integration: positively impacting on people, economy and environment and trying to benefit 

all three. 

 
The work undertaken by Local Planning Authority directly relates to promoting and ensuring 

sustainable development and seeks to strike a balance between the three areas: environment, 

economy and society.   

Crime and Disorder Act 1998 

Section 17(1) of the Crime and Disorder Act 1998 imposes a duty on the Local Authority to 

exercise its various functions with due regard to the likely effect of the exercise of those functions 

on, and the need to do all that it reasonably can to prevent, crime and disorder in its area.  Crime 



 

and fear of crime can be a material planning consideration.  This topic will be highlighted in the 

officer report where it forms a significant consideration for a proposal. 

Equality Act 2010 

The Equality Act 2010 contains a public sector equality duty to integrate consideration of equality 

and good relations into the regular business of public authorities. The Act identifies a number of 

‘protected characteristics’: age; disability; gender reassignment; marriage and civil partnership; 

race; religion or belief; sex; and sexual orientation.  Compliance is intended to result in better 

informed decision-making and policy development and services that are more effective for users. 

In exercising its functions, the Council must have due regard to the need to: eliminate unlawful 

discrimination, harassment, victimisation and other conduct that is prohibited by the Act; advance 

equality of opportunity between persons who share a protected characteristic and those who do 

not; and foster good relations between persons who share a protected characteristic and those 

who do not. Due regard to advancing equality involves: removing or minimising disadvantages 

suffered by people due to their protected characteristics; taking steps to meet the needs of people 

from protected groups where these differ from the needs of other people; and encouraging people 

from protected groups to participate in public life or in other activities where their participation is 

disproportionately low. 

Children and Families (Wales) Measure 

Consultation on planning applications is open to all of our citizens regardless of their age: no 

targeted consultation takes place specifically aimed at children and young people.  Depending on 

the scale of the proposed development, applications are publicised via letters to neighbouring 

occupiers, site notices, press notices and/or social media. People replying to consultations are not 

required to provide their age or any other personal data, and therefore this data is not held or 

recorded in any way, and responses are not separated out by age. 



 

Protocol on Public Speaking at Planning Committee 
 

Public speaking at Planning Committee will be allowed strictly in accordance with this protocol. 
You cannot demand to speak at the Committee as of right. The invitation to speak and the 
conduct of the meeting is at the discretion of the Chair of the Planning Committee and subject to 
the points set out below. 
 

Who Can Speak 

Community and Town Councils 

Community and town councils can address Planning Committee. Only elected members of 
community and town councils may speak. Representatives will be expected to uphold the 
following principles: - 

(i)     To observe the National Code of Local Government Conduct. (ii)    Not 
to introduce information that is not: 

    consistent with the written representations of their council, or 

    part of an application, or 

    contained in the planning report or file. 
 
Members of the Public 

Speaking will be limited to one member of the public opposing a development and one member 
of the public supporting a development. Where there is more than one person in opposition or 
support, the individuals or groups should work together to establish a spokesperson. The Chair of 
the Committee may exercise discretion to allow a second speaker, but only in exceptional cases 
where a major application generates divergent views  within  one  ‘side’  of  the  argument (e.g.  
a  superstore application  where  one  spokesperson  represents  residents  and  another  local 
retailers).   Members of the public can appoint representatives to speak on their behalf. 

Where no agreement is reached, the right to speak shall fall to the first person/organisation to 
register their request. When an objector has registered to speak the applicant or agent will be 
allowed the right of reply. 

Speaking  will  be  limited  to  applications  where  letters  of  objection/support  or signatures on 
a petition have been submitted to the Council from 5 or more separate households/organisations.  
The Chair may exercise discretion to allow speaking by members of the public where an 
application may significantly affect a sparse rural area but fewer than 5 letters of objection/support 
have been received. 
 
Applicants 

Applicants or their appointed agents will have a right of response where members of the public or a 
community/town council, address Committee. Public speaking will normally only be permitted on 
one occasion where applications are considered by Planning Committee. When applications are 
deferred and particularly when re-presented following a Committee resolution to determine an 
application contrary to officer advice, public speaking will not normally be permitted. Regard will 
however be had to special circumstances on applications that may justify an exception. 
 
Registering Requests to Speak 
 
To register a request to speak, objectors/supporters must first have made written representations 
on the application. They must include in their representation their request to speak or subsequently 
register it with the Council.  
 
 

Applicants, agents and objectors are advised to stay in contact with the case officer 
regarding progress on the application.  It is the responsibility of those wishing to speak to 
check whether the application is to be considered by Planning Committee by contacting the 
Planning Office, who will be able to provide details of the likely date on which the 
application will be heard.  The procedure for registering the request to speak is set out 
below. 



 

 
Anyone wishing to speak must notify the Council’s Democratic Services Officers of their request by 
calling 01633 644219 or by email to registertospeak@monmouthshire.gov.uk. Any requests to 
speak that are emailed through will be acknowledged prior to the deadline for registering to speak. 
If you do not receive an acknowledgement before the deadline please contact Democratic Services 
on 01633 644219 to check that your registration has been received.  
 
Speakers must do this as soon as possible, between 12 noon on the Wednesday and 12 noon on 
the Monday before the Committee. Please leave a daytime telephone number.  
 
The Council will maintain a list of persons wishing to speak at Planning Committee. 
 

Procedure at the Planning Committee Meeting 

Persons registered to speak should arrive no later than 15 minutes before the meeting starts. An 
officer will advise on seating arrangements and answer queries. The procedure for dealing with 
public speaking is set out below; 
 

 The Chair will identify the application to be considered. 
 An officer will present a summary of the application and issues with the 

recommendation. 
 The local member if not on Planning Committee will be invited to speak for a maximum 

of 6 minutes by the Chair. 
 The representative of the community or town council will then be invited to speak for a 

maximum of 4 minutes by the Chair.  
 The Chairman will then invite the applicant or appointed agent (if applicable) to speak 

for a maximum of 4 minutes. Where more than one person or organisation speaks 
against an application, the applicant or appointed agent, shall, at the discretion of the 
Chair be entitled to speak for a maximum of 5 minutes. 

 Time limits will normally be strictly adhered to, however the Chair will have discretion to 
amend the time having regard to the circumstances of the application or those 
speaking. 

 Speakers may speak only once. 
 Planning Committee members will then debate the application, commencing with the 

local member of Planning Committee. 
 Response by officers if necessary to the points raised. 
 Immediately before the question being put to the vote, the local member will be invited 

to sum up, speaking for no more than 2 minutes. 
 The community or town council representative or objector/supporter or applicant/agent 

may not take part in the member’s consideration of the application and may not ask 
questions unless invited by the chair. 

 Where an objector/supporter, applicant/agent or community/town council has spoken 
on an application, no further speaking by or on behalf of that group will be permitted in 
the event that the application is considered again at a future meeting of the committee 
unless there has been a material change in the application. 

 The Chair or a member of the Committee, may at the Chair’s discretion, occasionally 
seek clarification on a point made. 

 The Chair’s decision is final. 
 When proposing a motion whether to accept the officer recommendation or to make an 

amendment, the member proposing the motion shall state the motion clearly. 
 When the motion has been seconded, the Chair shall identify the members who 

proposed and seconded the motion and repeat the motion proposed. The names of the 
proposer and seconder shall be recorded. 

 A member shall decline to vote in relation to any planning application unless he or she 
has been present in the meeting of the Planning Committee throughout the full 
presentation and consideration of that particular application. 

 Any member who abstains from voting shall consider whether to give a reason for 
his/her abstention. 

 An officer shall count the votes and announce the decision. 

mailto:registertospeak@monmouthshire.gov.uk


 



Content of the Speeches 

Comments by the representative of the town/community council or objector, supporter or 
applicant/agent should be limited to matters raised in their original representations and be 
relevant planning issues. These include; 

       Relevant national and local planning policies 

       Appearance and character of the development, layout and density 

       Traffic generation, highway safety and parking/servicing; 

       Overshadowing, overlooking, noise disturbance, odours or other loss of amenity 

 

Speakers  should  avoid  referring  to  matters  outside  the  remit  of  the  Planning 
Committee, such as; 

       Boundary disputes, covenants and other property rights 
 
 Personal remarks (e.g. applicant’s motives or actions to date or about members or officers) 

       Rights to views or devaluation of property. 
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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, 5th July, 

2016 at 2.00 pm 
 

  

PRESENT:  
 

County Councillor P. Clarke (Vice-Chairman) 
 

 County Councillors: D. Blakebrough, R. Chapman, D. Dovey, 
D. Edwards, D. Evans, J. Higginson, P. Murphy, M. Powell, 
B. Strong, A. Webb and A. Wintle 
 

 

ALSO PRESENT: County Councillors: A. Easson, R.P. Jordan, J. Prosser and V. Smith 
 

OFFICERS IN ATTENDANCE: 
 

Mark Hand Head of Planning, Housing and Place-Shaping 
Philip Thomas Development Services Manager 
Paula Clarke Planning Applications and Enforcement Manager 
Robert Tranter Head of Legal Services & Monitoring Officer 
Richard Williams Democratic Services Officer 

 

APOLOGIES: 
 

Councillors R. Edwards, R. Harris and B. Hayward 
 
 

1. Declarations of Interest  
 

County Councillor A. Webb declared a personal and prejudicial interest pursuant to the 
Members’ Code of Conduct in respect of planning application DC/2016/00532 due to 
her knowledge of the applicant.  She left the meeting taking no part in the discussion or 
voting thereon. 
 

2. Confirmation of Minutes  
 

The minutes of the Planning Committee meeting dated 7th June 2016 were confirmed 
and signed by the Chairman.  In doing so, the Head of Planning Place and Enterprise 
informed the Committee that the amendments to the Planning Committee Public 
Speaking Protocol have been agreed by individual Cabinet Member decision.  The new 
protocol will be in force for the August 2016 Planning Committee meeting. 
 

3. PLANNING APPLICATION - DC/2015/01136 - PROPOSED GLAMPING PODS 
WITH UTILITIES AND SERVICES BLOCK. FAIROAK, RUMBLE STREET, 
MONKSWOOD, NP15 1QG  

 

We considered the report of the application which was recommended for approval 
subject to the 13 conditions, as outlined in the report. Late correspondence was also 
received in respect of this application. 
 
The local Member for Llanbadoc, attending the meeting by invitation of the Vice-Chair, 
outlined the following points: 

Public Document Pack
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 There are single traffic roads to the site making it unsuitable for the proposed 
development. 

 

 Campers frequently tow trailers.  There can be no control regarding the type and 
size of vehicles arriving at the proposed site. 
 

 There are no amenities within easy walking distance. 
 

 In the event of the business ceasing, concern was expressed regarding the use 
of the new services block because that is a substantial permanent dwelling. 
 

 Dwr Cwmru is keeping a watching brief regarding the septic tank. 
 

 The twice yearly moving of the pods is unsuitable but by doing so, the application 
will comply with the policy. The local Member was not sure this was the right way 
to be undertaking such planning matters. 
 

 How will such movements be monitored? 
 

 The site has potential for expansion. 
 

 Rumble Street is a short cut to Goytre. It is acknowledged that Rumble Street is a 
narrow rural lane with limited passing places and is signed as not being suitable 
for heavy vehicles. 
 

 The Traffic and Development Manager considered the potential traffic volume 
increase and is of the view that there is no longer grounds to sustain an objection 
on highway safety grounds.  However, the traffic department will not provide 
school transport for Monmouthshire’s children along this lane.  The lane is 
considered unsuitable to take a school bus along this route.  School children walk 
this route every day. 
 

 If the application is approved, it will further endanger children and local residents. 
 

Mr. P. Fletcher, representing objectors to the application, attended the meeting by 
invitation of the Vice-Chair and outlined the following points: 
 

 Residents of Rumble Street object to the application on road safety grounds, loss 
of amenity and believe that the application does not comply with polices T2 and 
EP1.  

 Rumble Street is complex. It has unique characteristics and can only be 
appreciated by people who have lived there for a while. 

 

 Commercialising the lane will change it with the detriment to most households for 
the financial benefit of one person. 
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 The lane is already straining under the existing demands put upon it due to traffic 
throughput, drainage and structural integrity.  The lane is one car wide with steep 
verges in places. 
 

 School children, cyclists, dog walkers, horse riders and elderly people walk the 
lane.  Large agricultural vehicles with livestock also use the lane. 
 

 The 60mph speed limit encourages non-local people to drive much faster than is 
considered to be safe. 
 

 An increase in vehicle numbers will incur an increase in risk. 
 

 There are no amenities or organised activities within walking distance of the site. 
Therefore, regular car journeys are essential. 
 

 Noise intrusion will occur contrary to information contained within the report of 
the application. 
 

 The services block will be a permanent feature. 
 

 There will be a risk to health and safety with the potential for open fires. 
 

 Poor access exists for emergency service vehicles. 
 

The applicant’s agent, Mr. M. McLaughlin, attending the meeting by invitation of the 
Vice-Chair, outlined the following points: 
 

 Monitoring of the site with regard to it only being occupied during the allocated 
months will be easy to achieve. 

 

 The Traffic and Development Manager has no objections to the application. 
 

 Policy RE6 allows for the provision of the service block. 
 

 Material considerations have been answered by the application case officer. 
 

 National Policies, not mentioned in the report of the application, i.e., Planning 
Policy Wales, provides support for the application at this site. 
 

Having considered the report of the application and the views expressed, Members 
considered that the proposed scheme was, on balance, a good scheme which promoted 
tourism within the County. 
 
It was therefore proposed by County Councillor P. Murphy and seconded by County 
Councillor R.J. Higginson that application DC/2015/01136 be approved subject to the 13 
conditions, as outlined in the report. 
 
Upon being put to the vote, the following votes were recorded: 
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For approval  - 12 
Against approval - 0 
Abstentions  - 0 
 
The proposition was carried. 
 
We resolved that application DC/2015/01136 be approved subject to the 13 conditions, 
as outlined in the report. 
 

4. PLANNING APPLICATION - DC/2013/00474 - A FIRST FLOOR EXTENSION TO 5 
& 5A CHIPPENHAMGATE STREET TO PROVIDE A SINGLE, ONE BEDROOM 
DWELLING WITH THREE PARKING SPACES AT GROUND LEVEL.5 & 5A 
CHIPPENHAMGATE STREET, MONMOUTH NP25 3D  

 

We considered the report of the application which was recommended for approval 
subject to six conditions, as outlined in the report.  Late correspondence was also 
received in respect of this application. 
 
In noting the detail of the application, Members expressed their support for the 
application but expressed concern regarding the proposed materials.  It was considered 
that there was a need to change the external wall and roof materials and that white 
render should be provided with a slate roof. 
 
It was therefore proposed by County Councillor A.M. Wintle and seconded by County 
Councillor D.L.S. Dovey that consideration of application DC/2013/00474 be deferred to 
the next meeting to allow officers to liaise with the applicant with a view to changing the 
external wall and roof materials and that white render should be provided with a slate 
roof. 
 
Upon being put to the vote, the following votes were recorded: 
 
For deferral  - 12 
Against deferral - 0 
Abstentions  - 0 
 
The proposition was carried. 
 
We resolved that consideration of application DC/2013/00474 be deferred to the next 
meeting to allow officers to liaise with the applicant with a view to changing the external 
wall and roof materials and that white render should be provided with a slate roof. 
 

5. PLANNING APPLICATION - DC/2015/00832 - APPLICATION FOR REVISED 
WORKS CARRIED OUT TO BARN CONVERSION INCLUDING ENLARGEMENT 
OF RESIDENTIAL CURTILAGE. CARROW HILL FARM, CARROW ROAD, 
CARROW HILL, CAERWENT NP26 3AU  

 

We considered the report of the application which was recommended for approval 
subject to the one condition, as outlined in the report. 
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In noting the detail of the application, Members were informed that the barn conversion 
had been presented to Planning Committee and approved in 2014.  However, the barn 
conversion had not been carried out in accordance with the approved details. The 
application submitted is to regularise the breach of planning control.  The main issue is 
the boundary wall and it had been recommended that this be reduced, as outlined in the 
condition to the report. 
 
The local Member for Caerwent, also a Planning Committee, stated that he was in 
agreement with the application as it currently stands with the boundary wall remaining at 
its current height. 
 
Having considered the application and the views expressed by the local Member, it was 
proposed by County Councillor P. Murphy and seconded by County Councillor D. Evans 
that application DC/2015/00832 be approved with the removal of the one condition, as 
outlined in the report. 
 
Upon being put to the vote, the following votes were recorded: 
 
In favour of the proposal - 10 
Against the proposal - 0 
Abstentions   - 2 
 
The proposition was carried. 
 
We resolved that application DC/2015/00832 be approved with the removal of the one 
condition, as outlined in the report. 
  

6. PLANNING APPLICATION - DC/2015/00890 - LAND TO REAR OF BEDFONT 
COTTAGE, NEWTOWN ROAD, GOYTRE. FOUR BEDROOM DWELLING ON 
GARDEN LAND TO THE REAR OF BEDFONT COTTAGES  

 

We considered the report of the application which was recommended for approval 
subject to the six conditions, as outlined in the report.  Late correspondence had also 
been received in respect of this application. 
 
In noting the detail of the application, Members were informed that the applicant would 
be willing to remove the dormer aspect of the application following concerns raised.  An 
amended plan would be submitted incorporating this change.  The Head of Planning, 
Housing and Place-Shaping informed the Committee that a condition could be added to 
remove permitted development rights to retain control over future development that 
might cause harm to local amenity.  In addition, it was agreed that there would be a 
need to agree by condition the finished floor level of the approved dwelling so that its 
height and impact could be kept to a reasonable level having regard to the amenity of 
adjacent neighbours. 
 
Having considered the application and the views expressed it was proposed by County 
Councillor D.L.S. Dovey and seconded by County Councillor P. Murphy that application 
DC/2015/00890 be approved subject to the six conditions, as outlined in the report and 
subject to an additional condition that permitted development rights be removed.  In 
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addition, it was agreed that there would be a need to agree by condition the finished 
floor level of the approved dwelling so that its height and impact could be kept to a 
reasonable level having regard to the amenity of adjacent neighbours. 
 
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 DC/2015/00890 be approved subject to the six conditions, 
as outlined in the report and subject to an additional condition that permitted 
development rights be removed.  In addition, it was agreed that there would be a need 
to agree by condition the finished floor level of the approved dwelling so that its height 
and impact could be kept to a reasonable level having regard to the amenity of adjacent 
neighbours. 
 

7. PLANNING APPLICATION - DC/2015/01210 - PROPOSED RESIDENTIAL 
DEVELOPMENT CONSISTING OF THREE DWELLINGS ADJACENT TO 21 
FOUR ASH STREET. LAND ADJACENT 21 FOUR ASH STREET, USK  

 

We considered the report of the application which was recommended for approval 
subject to the seven conditions, as outlined in the report. Late correspondence had also 
been received in respect of this application. 
 
The local Member for Usk, also a Planning Committee Member, expressed his support 
for the application. 
 
Having considered the report of the application and the views expressed by the local 
Member, it was proposed by County Councillor B. Strong and seconded by County 
Councillor R.J. Higginson that application DC/2015/01210 be approved subject to the 
seven conditions, as 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 DC/2015/01210 be approved subject to the seven 
conditions, as outlined in the report. 
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8. PLANNING APPLICATION - DC/2016/00444 - TO PROVIDE A DIGITAL SCREEN 
WITHIN A SECURE FRAME SITED ON EXISTING CIVIC SOCIETY NOTICE 
BOARD. PUBLIC OPEN SPACE, CROSS STREET, ABERGAVENNY  

 

We considered the report of the application which was recommended for approval 
subject to the six conditions, as outlined in the report.   
 
The local Member for Grofield, also a Planning Committee Member, expressed his 
support for the application. 
 
It was noted that Abergavenny Town Council supported the application. 
 
Having considered the report of the application and the views expressed, it was 
proposed by County Councillor D.L. Edwards and seconded by County Councillor M. 
Powell that application DC/2016/00444 be approved subject to the six conditions, as 
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 DC/2016/00444 be approved subject to the six conditions, 
as outlined in the report.   
 

9. PLANNING APPLICATION - DC/2016/00494 - CHANGE OF USE OF HOTEL 
WITH C1 USE TO A1, A2 AND A3 USE ON THE GROUND FLOOR WITH B1 USE 
TO THE FIRST AND SECOND FLOORS. THE SWAN HOTEL, CROSS STREET, 
ABERGAVENNY, NP7 5ER  

 

We considered the report of the application which was recommended for approval 
subject to the four conditions, as outlined in the report.  Late correspondence had also 
been received in respect of this application. 
 
Concern was expressed that as Abergavenny Town Council had not responded to the 
application, consideration of the application by the Planning Committee should be 
deferred until such comments have been received. 
 
It was noted that Planning Officers had emailed the application and also sent a copy by 
post to the Clerk to Abergavenny Town Council in order for the application to be 
considered by the Town Council’s Planning Committee.  However, it was noted that the 
Town Clerk had been on sick leave and it appeared that this matter had not been 
presented to the Town Council’s Planning Committee. 
 
It was therefore proposed by County Councillor D.L. Edwards and seconded by County 
Councillor M. Powell that consideration of application DC/2016/00494 be deferred to the 
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next Planning Committee meeting to allow Abergavenny Town Council’s Planning 
Committee time to consider the application and to submit comments to Monmouthshire 
County Council’s Planning Department. 
 
Upon being put to the vote, the following votes were recorded: 
 
For deferral  - 12 
Against deferral - 0 
Abstentions  - 0 
 
The proposition was carried. 
 
We resolved that consideration of application DC/2016/00494 be deferred to the next 
Planning Committee meeting to allow Abergavenny Town Council’s Planning 
Committee time to consider the application and to submit comments to Monmouthshire 
County Council’s Planning Department.  
 

10. PLANNING APPLICATION - DC/2016/00529 - PROVISION OF RAISED 
TIMBER DECK TO ACCOMMODATE TIMBER SUMMER HOUSE IN GARDEN. 4 
TOYNBEE CLOSE, OSBASTON,MONMOUTH, NP25 3NU  

 

We considered the report of the application which was recommended for approval 
subject to the two conditions, as outlined in the report. 
 
In noting the detail of the application, it was proposed by County Councillor P. Murphy 
and seconded by County Councillor M. Powell that application DC/2016/00529 be 
approved subject to the two conditions, as 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 DC/2016/00529 be approved subject to the two conditions, 
as outlined in the report. 
 

11. PLANNING APPLICATION - DC/2016/00532 - 2.3M X 3M GREENHOUSE - 
EARTH BASE INSIDE. 3M X 3.7M GARDEN SHED TO STORE WOOD AND 
COAL. TO ALSO PROVIDE SOME SHELTER TO GREENHOUSE FROM 
EXPOSURE OF HIGH WINDS. ROCKMON VIEW, ROCKFIELD, MONMOUTH  

 

We considered the report of the application which was recommended for approval 
subject to two conditions, as outlined in the report.  Late correspondence had also been 
received in respect of this application. 
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In noting the detail of the application, it was proposed by County Councillor R.J. 
Higginson and seconded by County Councillor P. Murphy that application 
DC/2016/00532 be approved subject to the two conditions, as outlined in the report. 
 
Upon being put to the vote, the following votes were recorded: 
 
For approval  - 11 
Against approval - 0 
Abstentions  - 0 
 
The proposition was carried. 
 
We resolved that application DC/2016/00532 be approved subject to the two conditions, 
as outlined in the report. 
 

12. Castle Oak, Usk, Monmouthshire NP15 1SG.  
 
We received the Planning Inspectorate report which related to an appeal decision 
following a site visit on 14th June 2016, site Castle Oak, Usk, Monmouthshire NP15 
1SG. 
 
The appeal had been dismissed. 
 

13. Old Shop Cottage, Star Hill, Llanishen, Monmouthshire, NP16 6NT.  
 
We received the Planning Inspectorate report which related to an appeal decision 
following a site visit on 24th May 2016, site Old Shop Cottage, Star Hill, Llanishen, 
Monmouthshire NP16 6NT. 
 
The appeal had been dismissed. 
 

14. Appeals received - May to June 2016.  
 

We noted the appeals received between May and June 2016. 
 
 
The Head of Planning, Housing and Place-Shaping informed the Committee that the 
Welsh Government has asked for volunteers for a pilot that involves ward Members in 
pre-application discussions.  This is a 12 month trial commencing in September 2016. 
The Head of Planning, Housing and Place-Shaping has put Monmouthshire County 
Council forward as a volunteer authority.  This will allow Members to be involved in the 
process at a much earlier stage. 
 
 

The meeting ended at 4.20 pm  
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DC/2013/00474 
 

A FIRST FLOOR EXTENSION TO 5 & 5A CHIPPENHAMGATE STREET TO PROVIDE A 
SINGLE, ONE BEDROOM DWELLING WITH THREE PARKING SPACES AT GROUND 
LEVEL. 

 
5 & 5A CHIPPENHAMGATE STREET, MONMOUTH NP25 3D 

 
RECOMMENDATION: APPROVE 

 
Case Officer: Jo Draper 
Date Registered: 23/06/2015 
 
This application was presented to Planning Committee on the 5th July 2016 with a 
recommendation for approval; it was deferred to look at changing the contemporary materials 
and replacing these with more traditional materials. Also there was a requirement to provide a 
closer detail of the external horizontal louvres required for screening purposes. 
 
Revised plans have been submitted and these have shown the changes requested by Planning 
Committee, the timber boarding proposed to the walls have been replaced with a smooth white 
render the main dwelling, the modern metal roof is to be replaced by a slate roof.    
 
A section has been provided of the horizontal louvres, this has been presented as a 1:100 and 
1:20 scale. The horizontal louvres have been positioned so that there can be no overlooking of 
the neighbouring garden to the rear.  
 
This application is re-presented to Planning Committee with the recommendation of approval. 
The original report, including the conditions, is attached below for information.   

 
    PREVIOUS REPORT 

 
1.0 APPLICATION DETAILS 
 
1.1 The application site relates to an area that is currently used for parking for flats 5 and 5a 

Chippenham Gate Street. This application proposes to formalise this car parking area to 
provide 3 spaces to serve the existing dwellings with an additional space for the proposed 
dwelling. This application proposes a one bedroom flat to be constructed above the 
parking area. 

 
1.2 The application site is bounded by Chippenham Gate Street to the north, it is adjoining a 

residential property to the east, and there are gardens to the south that serve a 
neighbouring property with a neighbouring property to the west. The north elevation is 
open fronted to Chippenham gate Street and allows vehicular access to the site.  
 

1.3 There have been many design changes with this scheme, the existing dwelling which this 
proposal is also included. It is proposed to modernise this building frontage with new 
contemporary windows, a smooth render and the entrance treated with a modern up to 
date entrance point. The new build sits slightly lower in eaves and ridge to this building 
(0.7m lower than the ridge and eaves on the existing building).  The proposed new build 
has a footprint that measures 9.3m by 5m, the treatment is contemporary and comprises 
of vertical coated aluminium windows at first floor level with horizontal timber cladding, a 
modern metal roof is proposed. The rear elevation has contemporary external horizontal 
timber louvres proposed to part of the rear of the building. This not only serves to provide 
privacy to the neighbouring gardens immediately to the rear but also encloses the external 
staircase proposed to access this first floor flat. The only window not covered by louvres 
is a narrow modern horizontal window that serves the kitchen/living room. 
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1.4 The site is situated within the Monmouth development boundary the Conservation Area 
and an Archaeologically Sensitive Area and within a Zone C1 Flood Area.  

 
2.0 RELEVANT PLANNING HISTORY 
 

None  
 

3.0 LOCAL DEVELOPMENT PLAN POLICIES 
 

Strategic Policies 
 

S1 – Spatial Distribution of New Residential Development 
S2- Housing Provision 
S4- Affordable Housing Provision 
S12- Efficient Resource Use and Flood Risk 
S13 – Landscape, Green Infrastructure and the Natural Environment 
S17 – Place Making and Design 

 
Development Management Policies 

 
H1 – Residential Development in Rural Secondary Settlements 
H5 – Replacement Dwellings in the Open Countryside 
DES1 – General Design Considerations 
EP1 – Amenity and Environmental Protection 
NE1- Nature Conservation and Development 
GI1-Green Infrastructure 
HE1- Development in Conservation Areas 
MV1- Proposed Development and Highway Considerations 
SD3- Flood Risk 

 
4.0 REPRESENTATIONS 
 
4.1  Consultations Replies 
 

Monmouth Town Council: Refused  
 

- Not in keeping with the Conservation Area 
- Wrong materials 
- Design not in keeping with street scene  

 
Natural Resources Wales:  
The application site lies entirely within Zone C1. The site is within the 1% (1 in 100 year) 
and 0.1% (1 in 1000 year) annual probability fluvial flood outlines of the River Monnow, a 
designated main river. Our records show that the area around the proposed site has also 
previously flooded from the River Monnow.  
We have reviewed the flood consequences assessment (FCA). 
The flood levels at the site, stated in the FCA, are as follows:  
• 1 in 100 year plus climate change: 18.41m AOD 
• 1 in 1000 year: 19.91m AOD  
The proposed finished floor level for the first floor extension is stated in the FCA as 20.08m 
AOD and the level for the under croft car parking level is 17.42m AOD.  
The 1 in 100 year plus climate change flood level (18.41m) is below that of the proposed 
habitable floor level (20.08m). Therefore, this part of the development is predicted to be 
flood free in the 1% plus climate change flood event as advised by A1.14 of TAN 15. It is 
also predicted to be flood free in the 1 in 1000 year flood event.  
However, the proposed under croft parking is predicted to flood to a depth of up to 1.0m 
in the 1 in 100 year plus climate change flood event, and as such is contrary to the advice 
at A1.14 of TAN15. The under croft parking is predicted to flood to a depth of 2.48m during 
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the 1 in 1000 year flood event. This is 1.88m in excess of the indicative tolerable 
conditions set out at A1.15 of TAN15.  
It is noted that this area is already currently used as a hard standing for car parking. 
Should your Authority be minded to grant permission, and as such accept the 
consequences of flooding, we advise that an Emergency Flood Plan is undertaken by the 
owner/occupier and that they sign up to our flood warning service.  

 
MCC Highways: No objection  

 
- The proposed new dwelling is to be attached to the adjoining dwelling and upgrading the 

access, parking and facilities at the side of the existing site. 
- The proposed parking will be in a car port provision and three in number. 
- This is the maximum number of parking places that can be provided on site. 
- As this is a town location, a relaxation would be required for this development to proceed. 

Three spaces currently available. 
Gwent Glamorgan Archaeological Trust: Recommend a condition requiring the applicant 
to submit a detailed programme of investigation for the archaeological resource  

  
Welsh Water: Recommend conditions relating to surface water and land drainage  

 
4.2 Neighbour Notification 

 
3 representations have been received, the following issues have been raised.  

-  Whilst no objection to an extension, the front and back elevations are entirely unsuitable 
for a Conservation Area.  

- The proposed layout with the upper floor extension and underlying car parking area is out 
of character in this part of the Conservation Area.  

- Inappropriate development within a group of Listed Buildings  
-  There is a planning history of refusals 
- The ground is unstable and the existing building is structurally unsound – further building 

could exacerbate this problem    
 

4.3 Other Representations 
 
  None received to date 
 

4.4 Local Member Representations 
 
  None received to date  
 

5.0 EVALUATION 
 

5.1 The site is located within the Monmouth Town Development Boundary, the development 
of this site meets the requirements of Strategic Policy S1 and Policy H1 in principle subject 
to detailed planning considerations. The main issues that arise in the consideration of this 
application are the following:  
Impact upon the setting of the Conservation Area 
Neighbour Amenity 
Flooding  
 

5.2 Impact upon the setting of the Conservation Area 
 
5.2.1 This application has gone through a number of amendments before being finalised to the 

scheme that is now being presented to Planning Committee. The existing site does not 
currently enhance this part of the Conservation Area, the form, design and materials 
associated with the existing dwelling and the hardstanding which forms the site for the 
new build has little architectural merit. Therefore, it is not appropriate in the case for the 
extension to try and compliment or reflect the design of the existing dwelling. Indeed 
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Policy HE1 of the Local Development Plan states that “Where development is acceptable 
in principle it should complement or reflect the architectural qualities of adjoining and 
other nearby buildings (unless these are harmful to the character and appearance of the 
area) in terms of its profile, silhouette, detailing and materials. However, good modern 
design may be acceptable, particularly where new compositions and points of interest 
are created. 

 
5.2.2 The latest revised scheme now embraces the existing building, the modern proportions 

of the existing dwelling has resulted in the new build being contemporary in design and 
form with contemporary materials proposed. The existing dwelling is being given a 
modern facelift with clean contemporary materials and detailing used to enhance the 
frontage of the existing building. The resultant scheme therefore does not seek to reflect 
the traditional design and form of some of the surrounding dwellings, which would be 
inappropriate in this case, it does as a whole represent a significant improvement to the 
existing development and complies with Policy HE1 in this case.   

 
5.3  Neighbour Amenity 
 
5.3.1 The new development does introduce new windows at first floor level that is situated less 

than 21m from the first floor windows of the properties opposite. This however is 
characteristic of this area and reflects the built form with dwellings sited close to the road 
frontage, this coupled with the narrow vertical emphasis windows on both the existing 
neighbouring properties opposite and the proposed new development limits the 
viewpoints between properties. The neighbour impact is not considered to be significant 
in this case.   

5.3.2 There is potential to immediately overlook the neighbouring gardens to the rear, this 
garden area is however currently overlooked from the highway as an open viewpoint can 
be achieved across the hardstanding area. There are three rear windows at first floor level 
and an external staircase that potentially increases overlooking as people can linger by 
the 1st floor access door and immediately overlook the garden area. This has been 
addressed within the design of the scheme with the provision of an external horizontal 
timber louver screen, this screens viewpoints from the two 1st floor windows and the upper 
floor landing. The only window not screened that serves the kitchen/living space is both 
narrow and horizontal and provides only a very limited viewpoint across into this private 
amenity space. The proposal has been innovative in the approach to protecting neighbour 
amenity and the scheme will not have an adverse impact upon neighbour amenity.   

 
5.4  Flooding  
 
5.4.1 The site is located in Zone C1 floodplain, Strategic Policy S12 and supporting 

development management Policy SD3 relating to Flood Risk is therefore of relevance. 
Strictly speaking the proposal is contrary to Policy SD3 as the residential development is 
located above an existing car parking area, it does not relate to the conversion of existing 
upper floors. It is necessary to consider whether the proposal satisfies the justification 
tests outlined in Welsh Government Guidance in TAN15. 

 
5.4.2  In this respect the proposal represents a ‘windfall’ brownfield development within the 

existing settlement boundary that contributes to meeting the housing targets set out in 
LDP Policy S2 and thereby assists in achieving the objectives of the Local Development 
Plan strategy. Furthermore the Conservation Area Policy seeks to preserve and enhance 
the character or appearance of the area and its landscape setting; Where development 
is acceptable in principle it should complement or reflect the architectural qualities of 
adjoining and other nearby buildings (unless these are harmful to the character and 
appearance of the area). In this case the proposal improves the existing dwelling raising 
the standard of the existing development as a result of this proposed development and 
as concluded above the proposal represents a significant improvement in the overall 
street scene within this part of the Conservation Area, hence meeting a further LDP 
strategy. The proposal therefore satisfies the justification tests outlined in TAN 15. This 
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when balanced with the conclusions that the upper floor will not be at risk in the 1 in 1000 
year flood event, with the ground floor parking area predicted to flood to a depth of 2.48m 
during this event which can happen now, it is acceptable to over-ride SD3 and S12 in this 
case. It is recommended that there is a note to applicant within the informative advising 
that an Emergency Flood Plan is undertaken by the owner/occupier and that they sign up 
to our flood warning service 

 
6.0 Response to the Representations of the Community/ Town Council 

 
Addressed above 

 
 

7.0 RECOMMENDATION: Approve 
 

Conditions:  
   

1 Standard Five year limit 

2 Development to be carried out in accordance with the approved plans. 

3 No development shall take place until the applicant or their agents or 
successors in title has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation 
which has been submitted by the applicant and approved in writing by the 
Local Planning Authority. 

4 No development shall commence until samples of external materials have 
been supplied and agreed with the Local Planning Authority and retained in 
perpetuity thereafter. 
 

5 Prior to occupation of the new unit the external timber louvers detailed on 
drawing reference AL.0.31 ‘Proposed Elevations’ shall be fully in place and 
retained in perpetuity thereafter. 

6 No surface water and/or land drainage shall be allowed to connect directly 
or indirectly with the public sewerage network.  
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DC/2015/01336 
 
PROPOSED CHANGE OF USE TO THE STORAGE AND REPAIR OF LIGHT MOTOR 
VEHICLES. STORAGE AND REPAIR OF UP TO TWO HGV MOTOR VEHICLES AND A 
TRAILER. RETENTION OF ANCILLARY PARKING AREAS (REVISED SCHEME) 
 
LAND AND EXISTING WORKSHOPS, NEW BARN WORKSHOP SITE, ST ARVANS, 
CHEPSTOW, NP16 6HE 
 
RECOMMENDATION: APPROVE 
 
Case Officer: Philip Thomas 
Date Registered: 9th November 2015 
 
1.1 This application is a revised proposal following the Council’s refusal of planning 

application DC/2013/00456 for the retention of broadly the same uses now proposed. 
That application was refused for the following reason: 

 
‘The development, which can be clearly seen from a public right of way that leads to 
and from the Piercefield Park historic parkland, includes the external storage of 
utilitarian equipment and vehicles of variable condition, and features utilitarian 
entrance gates and fencing of a significant scale, that, without substantial green 
infrastructure / landscape mitigation (that is not offered as a part of this planning 
application), cause unacceptable harm to the local landscape, which forms part of the 
Wye Valley Area of Outstanding Natural Beauty (AONB). The development is 
therefore contrary to Policies S11, S13, S17, LC4, LC5, GI1, RE2 and DES1 of the 
adopted Local Development Plan (LDP).’ 
 

1.2 The current proposal differs from the earlier, refused scheme because:   
i) The wheel wash area previously proposed has been omitted;  
ii) There has been more extensive landscaping (green infrastructure) proposed 
to mitigate the effects of the proposed use on the surrounding landscape, including 
the areas formerly occupied by the builders’ storage area and the area between the 
workshop building and the stone boundary wall to the historic Piercefield Park to the 
south-east of the building. 
 

1.3 The site has a long history of applications, the most recent being application 
DC/2013/00456 which, as referred to above, was refused  by the Council having 
been remitted back to the Council to re-determine following the decision of the High 
Court to quash the planning permission granted on 4th October 2013. 

 
1.4 There was also a separate planning application DC/2012/00613 for change of use of 

the land to the west of the workshops to the storage of building materials. That 
application was withdrawn by the applicant in August 2015, having been 
recommended for refusal by the Council owing to its adverse impact on the 
landscape which is part of the Wye Valley AONB. An enforcement notice has since 
been served to cease the builders’ storage use, remove the large metal gates and 
the building materials and equipment and to green up the area. The notice has been 
partially complied with, the use having ceased and the metal gates removed, 
although at the time of writing this report there is one storage container still on site 
and the site has not yet been greened up.  Further action is pending in relation to 
these outstanding matters. 

 
1.5 The current application has been screened for the need to submit an Environmental 

Impact Assessment. The Council’s decision was that the proposal would not be likely 
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to have significant environmental effects by virtue of factors such as its nature, size 
or location, so that an EIA was not required in this instance. 

 
2.0 RELEVANT PLANNING HISTORY 
 
 N.B. The applications below relate to both the application site and the adjacent site for 

the storage of building materials: 
 

A21850 – erection of a garage for a commercial vehicle. Approved 08.02.1985 subject 
to a s.52 (now known as s.106) agreement. 
 
DC/2011/00697 – Change of use of existing workshop and adjacent land, to now include 
for the maintenance of motor vehicles and storage of building materials, in addition to 
the commercial vehicles granted consent under ref A21850. Approved 14/12/2011 
Decision Quashed by the High Court of Justice 
 
DC/2012/00243 – Revision to previous consent (ref DC/2011/00697) to allow the 
storage of metal containers and amendment to operating hours within the area 
designated for the storage of building materials. Introduction of an office unit for use in 
conjunction with the workshops and installation of new gates and landscaping. 
Withdrawn 
 
DC/2012/00445 – Proposed change of use for existing workshop and adjacent land, to 
now include for the maintenance of motor vehicles and storage of building materials and 
equipment, in addition to the commercial vehicles granted consent under ref A21850 – 
Withdrawn 
 
DC/2012/00594 – Certificate of Lawful Use of land for vehicle repairs. Withdrawn 
 
DC/2012/00613 – Change of use to allow for the storage of builders materials, 
construction machinery and equipment, including metal storage containers and 
retention of security gates. Decision to approve by the Council was quashed in July 
2014 by the High Court of Justice; withdrawn by applicant during August 2015. 
 
DC/2012/00886 – Variation of condition 11 of planning permission A21850. Approved 
on 06/02/2013; Decision quashed by the High Court of Justice; remitted back to 
Council to determine but later withdrawn by applicant. 
 
DC/0213/0456 - Change of use to the storage and repair of light motor vehicles. 
Storage and repair of up to two HGV motor vehicles and a trailer. Retention of vehicle 
washing area and ancillary parking. Refused 7/10/2015. 

 
3.0 STATUTORY OBLIGATION RELATING TO THE AONB 

 
 Section 85 of the Countryside and Rights of Way Act 2000 states:  
 “In exercising or performing any functions in relation to, or so as to affect, land in an area 

of outstanding natural beauty, a relevant authority shall have regard to the purpose of 
conserving and enhancing the natural beauty of the area of outstanding natural beauty.” 

 
4.0 LOCAL AND NATIONAL DEVELOPMENT PLAN POLICIES 

 
MONMOUTHSHIRE ADOPTED LOCAL DEVELOPMENT PLAN 2011-2021 

 
The main relevant policies are: S8 (Enterprise & Economy); S11 (Visitor Economy); 
S13 (Landscape, Green Infrastructure & Natural Environment); S16 (Transport); S17 
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(Place Making & Design); DES1 (General Design Considerations); NE1 (Nature 
Conservation); LC1 (New Built Development in the Open Countryside); LC4 (AONB); 
LC5 (Protection and Enhancement of Landscape Character); GI1 (Green 
Infrastructure); EP1 (Amenity and Environmental Protection); EP3 (Lighting); Policy 
RE2 (Conversion or Rehabilitation of Buildings in the Open Countryside for 
Employment Use); Policy M2 (Minerals Safeguarding Areas) 
 
PLANNING POLICY WALES (JANUARY 2016) 
 
With regard to AONBs, the current edition of PPW states: 
 
“5.3.5 The primary objective for designating AONBs is the conservation and 
enhancement of their natural beauty. Development plan policies and development 
management decisions affecting AONBs should favour conservation of natural beauty, 
although it will also be appropriate to have regard to the economic and social well-
being of the areas. Local authorities, other public bodies and other relevant authorities 
have a statutory duty to have regard to AONB purposes.  
 
5.3.6 National Parks and AONBs are of equal status in terms of landscape and scenic 
beauty and both must be afforded the highest status of protection from inappropriate 
developments. In development plan policies and development management decisions 
National Parks and AONBs must be treated as of equivalent status. In National Parks 
and AONBs, development plan policies and development management decisions 
should give great weight to conserving and enhancing the natural beauty, wildlife and 
cultural heritage of these areas.  
 
5.3.7 The duty to have regard to National Park and AONB purposes applies to activities 
affecting these areas, whether those activities lie within or outside the designated 
areas.” 
 
AONB MANAGEMENT PLAN 
 
The Wye Valley AONB Management Plan 2009-2014 is not part of the statutory 
development plan. Instead, it is a material consideration. 
 
This plan sets a vision and a policy framework for the protection and enhancement of 
the natural beauty of the AONB. The Plan sets outs out that the purposes of the 
AONB designation are:- 
• The primary purpose of designation is to conserve and enhance natural 
beauty 
• In pursuing the primary purpose of designation, account should be taken of the 
needs of agriculture, forestry, and other rural industries, and of the economic and 
social needs of local communities. 
• Particular regard should be paid to promoting sustainable forms of social and 
economic development that in themselves conserve and enhance the environment 
• Recreation is not an objective of designation, but the demand for recreation should 
be met so far as this is consistent with the conservation of natural beauty and the 
needs of agriculture, forestry and other uses. 
 
Draft Wye Valley AONB Management Plan 2015-2020 
 
The draft AONB Management Plan 2015-2020 has been finalised and is awaiting 
adoption by the four constituent local authorities. The draft management plan states  
that most of the issues in the 2009-2014 Plan are still relevant, and the emerging 
version aims to build on and develop the approach of the previous one, updating and 
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making changes where necessary, and setting out current priorities and actions. The 
Strategic Objectives in the last Plan have been reviewed and in some cases updated 
or refined. An Action Plan is also produced to ensure that these Strategic Objectives 
are implemented. 
 
The Plan ‘is intended to provide guidance and strategic objectives, giving support 
and direction to help steer positive landscape change, particularly to those bodies 
that make up the Wye Valley AONB Joint Advisory Committee and the wider AONB 
Partnership.  It also provides guidance to the many landowners, residents and 
visitors in the area.  The Management Plan is thus for all the bodies and individuals 
whose actions affect the AONB and who can play an important part in helping to 
conserve and, where appropriate, enhance the outstanding landscape of the lower 
Wye Valley, for the benefit of both current and future generations.  However this Plan 
does not provide all the answers for the next five years.  It addresses the implications 
for the conservation and enhancement of the natural beauty of the area.  Meanwhile 
it complements a range of plans, strategies and programmes that cover other 
aspects in the administrative areas covering the Wye Valley AONB.  In this context it 
articulates the value of the landscape and the added value brought by the 
designation and the role of the partners in the AONB in supporting society’s needs 
through an integrated approach to land management.’ 
 
Par. 2.2.1 of the draft plan provides ‘a 20 year vision and remains a true 
encapsulation of how we want the AONB to be in 15 years’ time and beyond: 
 
The Wye Valley Area of Outstanding Natural Beauty (AONB) will be a landscape 
 
• that continues to evoke inspiration in a wide range of people  
• where some degree of change is accepted and its impacts accommodated 
through positive management including effective adaptation to and mitigation of 
climate change 
 • where the distinctive mix of steep valley sides and rolling hills, covered with 
ancient and semi-natural woodland, mixed farmland, and scattered settlement 
dominate the landscape along with the meandering river  
• where the natural and historic assets are in good order, in fully compatible 
uses, and not denigrated by unsuitable change 
• with a robust mosaic of inter-connected semi natural habitats for native 
wildlife, particularly around grassland, wetland and woodland 
• providing functioning services and resources for society, including flood 
storage, food, timber, tourism and minerals 
• which provides work for local people, who make good use of the varied 
resources the area has to offer 
• where both visitors and residents are able to enjoy the area, particularly for 
sustainable tourism, recreation and informed appreciation of the historic and natural 
environment, with minimal conflict or disturbance from other users 
• where association with the Wye Valley continues to benefit the surrounding 
villages, market towns and counties    
• supported by the good will, pride and endeavour of local people, visitors, and 
the public, private and voluntary sectors 
• worthy of its designation as an internationally important protected landscape.’ 
 
 

5.0 REPRESENTATIONS 
 
5.1  Consultations Replies 
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5.1.1 St Arvans Community Council – Approve. NB. If consent is given with conditions, the 
Community Council would expect 
a) strict enforcement of those conditions. 
b) consultation should application be made to discharge or change them in any way. 
 

5.1.2 MCC Public Rights of Way Officer – The applicant’s attention should be drawn to Public 
Footpath No 32 in the community of St Arvans which runs through the site of the 
proposed development. 
The alignment of Footpath No 32 is wrongly depicted on the revised application 
drawing (drawing no. 1123/702D) and is currently obstructed.  Countryside Access is 
however in receipt of an application and is currently processing an order that would 
resolve this issue.  
Importantly, public path orders are not guaranteed to succeed and if unsuccessful it is 
possible that Countryside Access will require that the legal alignment of the path is 
made available. 
 

5.1.3 Natural Resources Wales (initial response – December 2015). We have no objection 
to the application providing that suitable conditions are imposed on any planning 
permission granted in respect of site drainage, landscape and lighting. 
Otter Hole Geological Conservation Review Site (GCR) 
The application site lies adjacent to the Otter Hole Geological Conservation Review 
Site (GCR); a nationally important cave that is due to be considered for notification to 
be designated as a Site of Special Scientific Interest. 
Otter Hole is also a Regionally Important Geodiversity Site (RIGS No. 574), the 
boundary of which, is identical to that of the GCR. This is a local designation that your 
Authority should consider in accordance with 5.5 of TAN 5. 
Our maps indicate there is no cave directly below the application site. However, water 
infiltrating in the area of the site will drain into the limestone below. There is no 
evidence whether or not these karstic pathways connect into the Otter Hole cave 
system, however a cave only a few hundred metres away (NW) is considered to be 
connected, and it would be consistent with the synclinal cave development pattern. 
Therefore, our concern is the potential for pollution from the site to enter the cave 
system (fuel, oil, dirty water etc.,) in particular, from the vehicle wash area. Effluent 
and run-off from vehicle washing and cleaning activities have potential to damage the 
water environment and the cave system. They are classed as trade effluent and should 
be kept separate from surface water. 
Given the proximity of the cave, the bedrock of the site and the potential risk of pollution 
from the development site, our advice is that the proposed development will be 
acceptable providing the following measure is implemented and secured by way of a 
planning condition on any permission granted. 
Condition 
The development hereby permitted shall not be commenced until such time as a 
scheme to dispose of surface water run-off and trade effluent has been submitted to, 
and approved in writing by, the local planning authority. This shall include a drainage 
plan of the site. The scheme shall be implemented as approved. 
Reason - To prevent pollution of the water environment and of the Otter Hole 
Geological Conservation Review Site. 
 
Further Advice 
We note from the Site Plan Drawing No 1123/702E, dated July 2012 that run-off from 
the vehicle wash area is to go via an interceptor pit ,with water to a soakaway and that 
the residue will be cleared periodically. In view of the risk to the cave system from 
pollution from the site, we recommend that there should be no discharge to ground. 
We also advise that effluent containing detergents from the washing process should 
be discharged to a sealed system (we understand that no mains sewer is available) 
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and tankered away to a licensed site. However, the details of any scheme should be 
put forward by the applicant. 
Alternatively the applicant could provide information which demonstrates that there no 
karstic pathways connecting into the Otter Hole cave system. 
We refer you and the applicant to the attached pollution prevention guidance contained 
in the attached Planning Advice Note. We refer the applicant in particular to our 
pollution prevention guidelines (PPGs). PPGs 13, 8 and 18 are of particular relevance 
for this development and should be adhered to. 
Protected Landscape 
The site is located within the Wye Area of Outstanding Natural Beauty (AONB), which 
is a national landscape designation. We note and welcome that a revised landscape 
appraisal by Anthony Jellard Associates, dated October 2015 has been submitted in 
support of the application together with the Green Infrastructure plan drawing No 
2392/10, dated 21 October 2015. In our opinion the proposal is not likely to have a 
significant adverse effect on the Wye Valley AONB of the setting of the Piercefield 
Historic Landscape. 
However there are likely to be some adverse effects locally, which could be mitigated 
in the long term by a landscape and ecological scheme. Therefore, the following 
condition should be imposed on any permission your authority is minded to grant: 
Condition -  
No development shall take place until a landscape management plan, including long- 
term design objectives, management responsibilities and maintenance schedules for 
all landscaped areas (except privately owned domestic gardens), shall be submitted 
to and approved in writing by the local planning authority. The landscape management 
plan shall be carried out as approved. Any subsequent variations shall be agreed in 
writing by the local planning authority. 
Reason - To ensure that effective screening is maintained in the long term and that 
planting does not cause damage to other important historic landscape features such 
as the stone wall. 
 
We advise that the landscape management plan be ongoing and should be reviewed 
every five years. 
The proposals should adhere to the Development Strategic Objectives within Section 
6 of the Wye Valley Area of Outstanding Natural Beauty Management Plan 2009-2014. 
 
Protected Species 
The proposed site is in close proximity to the Wye Valley Woodlands Special Area of 
Conservation (SAC). The Lesser horseshoe bat is a designated feature of the SAC 
and also a European Protected Species. This species of bat is light sensitive and 
inappropriate lighting can have a negative effect on both flight-lines and foraging 
behaviour. There should be no external lighting without the written permission of the 
Local Planning Authority. We, therefore, request the imposition of a suitably worded 
condition for a lighting plan. 
 
Local Biodiversity 
Please note that we have not considered possible effects on all species and habitats 
listed in section 42 of the Natural Environment and Rural Communities (NERC) Act 
2006, or on the Local Biodiversity Action Plan or other local natural heritage interests. 
To comply with your authority's duty under section 40 of the NERC Act, to have regard 
to conserving biodiversity, your decision should take account of possible adverse 
effects on such interests. We recommend that you seek further advice from your 
authority's internal ecological adviser and/or nature conservation organisations such 
as the local Wildlife Trust, RSPB, etc. The Wales Biodiversity Partnership's web site 
has guidance for assessing proposals that have implications for section 42 habitats 
and species. 
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Additional Comments 
All waste generated must be disposed of under the Duty of Care Regulations to 
licensed sites/contractors as appropriate. All storage of material must not cause 
pollution of land, groundwater or surface water. 
 
NRW Subsequent response (8 February 2016) – notes the removal of the vehicle wash 
facility and advises that the previous comments (above) remain, except those relating 
directly to the vehicle wash.  
 

5.1.4 AONB Officer – no response received to date. Any received in the interim will be 
reported as late correspondence. 
 

5.1.5 MCC Biodiversity – (response in relation to EIA screening opinion request): I note that 
this application is for retention of the existing use and development has already 
occurred at the site. 
The site is very near to the Wye Valley Woodlands SAC. It is not considered that there 
is a mechanism for direct or indirect impact upon this site. 
There should be no further lighting (further to that illustrated on lighting plan and 
photographs dated Nov 2013) without written approval of the Council. Please secure 
this through an appropriately worded planning condition. 
 

5.1.6 The Ramblers Association – No comments received.  
 

5.1.7 MCC Highways – agrees that their previous comments still apply - I would offer no 
adverse comments to this proposal and therefore have no highway objections subject 
to the following conditions: 
The application site outlined on plan 1123/702 [now updated by plan Rev. F] shall 
hereby be required to retain visibility splays for the benefit of the existing vehicle 
access off the A466 connecting into the applicant’s site. Nothing which may cause an 
obstruction to visibility shall be placed, erected or grown in the visibility splay areas. 

 
The application site outlined on plan 1123/702E [now rev. F] shall hereby retain 
vehicle access via the existing A466 access connecting into the applicant’s site. A 
suitable turning area immediately south of the application site access, within 
ownership of the applicant, shall be retained free from obstruction to ensure all 
vehicles that enter the site are able to turn and access the County highway in forward 
gear 
 

5.1.8 MCC Environmental Health – Having reviewed the above application whilst some 
noise from vehicle repairs and vehicle movements on and off the site has the potential 
to be audible at the nearest residential property, I am not in a position to substantiate 
a level of problems on which to base an objection. 

 
In order to minimise any disturbance at the nearest residential property I would 
recommend that any approval is subject to the following conditions: 
1. The hours of operation shall be limited to: 
- For the repair of motor vehicles: 
08.00 to 19.00hrs Monday to Friday 
08.00 to 13.00hrs Saturdays 
No operating on Sundays or Bank Holidays. 
- For the movement of heavy goods vehicles on and off the site: 
06:00 to 19.00hrs Monday to Friday 
06:00 to 13.00hrs Saturdays  
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2. To prevent potential odour nuisance at the nearest residential property I would 
recommend the following condition: 
- No paint spraying shall be carried out within the site at any time.  
3. To prevent potential smoke nuisance at the nearest residential property I would 
recommend the following condition: - No fires shall be lit on the site at any time 
including the use of any solid fuel appliances. 
4. To minimise noise nuisance at the nearest residential property I would recommend 
the following condition: - Operations including the maintenance and repair of motor 
vehicles shall be restricted to within the garage building. 
 
EHO additional comments: 
This department has investigated a number of complaints of alleged noise nuisance 
from the site over the past few years. Investigations, which have included the use of 
noise monitoring equipment set up at the nearest residential property have not 
provided sufficient evidence of noise nuisance to warrant formal action under the 
statutory nuisance provisions of the Environmental Protection Act 1990. The proposed 
development does not indicate a significant change in operations from what has 
existed during that time. I am therefore not in a position to object the application.   
 

5.1.9 Open Spaces Society – No comments received. 
 

5.1.10 Cadw - Cadw’s role in the planning process is to provide the local planning authority 
with an assessment concerned with the likely impact that the proposal will have on 
scheduled monuments or registered historic parks and gardens. It is a matter for the 
local planning authority to then weigh Cadw’s assessment against all the other material 
considerations in determining whether to approve planning permission, including 
issues concerned with listed buildings and conservation areas. 
Applications for planning permission are considered in light of the Welsh Government’s 
land use planning policy and guidance contained in Planning Policy Wales (PPW), 
technical advice notes and circular guidance. PPW explains that the desirability of 
preserving an ancient monument and its setting is a material consideration in 
determining a planning application whether that monument is scheduled or not. 
Furthermore, it explains that where nationally important archaeological remains, 
whether scheduled or not, and their settings are likely to be affected by proposed 
development, there should be a presumption in favour of their physical preservation in 
situ. Paragraph 17 of Circular 60/96, Planning and the Historic Environment: 
Archaeology, elaborates by explaining that this means a presumption against 
proposals which would involve significant alteration or cause damage, or which would 
have a significant impact on the setting of visible remains. PPW also explains that local 
authorities should protect parks and gardens and their settings included in the first part 
of the Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales 
The proposed development is located within the vicinity of the scheduled monuments 
known as The Cold Bath: Piercefield (MM281), St Arvan’s Church Cross – slab 
(MM355) and The Giant’s Cave, Piercefield (MM282). 
This advice is given in response to a consultation from Monmouthshire County Council 
regarding a revised planning application (including landscape works to be undertaken), 
following the quashing of an earlier planning consent, for the of use of the site to allow 
the storage and maintenance of commercial vehicles, the storage and repair of light 
motor vehicles, storage and repair of up to two HGVs and a trailer, retention of a mobile 
office, washing area and ancillary parking. 
MM335, a medieval cross-slab is located within the churchyard of St Arvan’s Church. 
Views to and from the application area are interrupted by the village of St Arvans. In 
our opinion, the proposed development will have no physical impact on the monument 
or impact upon its setting. 
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MM281 and MM282 are features within Piercefield Park. They are located within thick 
woodland on slopes overlooking the Wye Valley to the east. There are no views 
towards the proposed development and, in our opinion: the proposed development will 
have no physical impacts on the monuments or impacts upon their settings. 
From previous experience of the area and from an assessment of the supporting 
documentation submitted by the applicant, it is concluded that the proposed 
development will have no impact on the designated assets listed above. 
The proposed development is located adjacent to the grade I registered historic park 
and garden at Piercefield Park PGW (Gt)40 and the Wyndcliffe, an outstanding 
example of an eighteenth century designed landscape and an essential part of the 
‘Wye Tour’. 
The amended application includes a Landscape Appraisal by Anthony Jellard 
Associates, which includes an assessment of the impact of the proposals on the setting 
of the adjacent registered parkland. To mitigate any potential visual impact, the 
amended application includes a scheme of landscaping works to plant mixed native 
trees (mix B on the Green Infrastructure Plan by Anthony Jellard Associates) to screen 
the development site from the registered park. Care should be taken that the proposed 
works, including tree planting and site use does not impact on the historic boundary 
wall to Piercefield Park, which appears to share a boundary with the development site. 
In our view, having read the supporting documents to the application, the revised 
proposals will not have a significant impact on the registered historic park at 
Piercefield. 
The application area is located outside of the Registered Lower Wye Valley Landscape 
of Outstanding Historic Interest HLW (Gt) 3 The Lower Wye Valley. There will be 
limited, local views of the application area from the edge of the registered landscape. 
In our opinion, these views will be interrupted by existing vegetation and proposed 
planting. 
In our opinion, from previous experience of the area and from an assessment of the 
supporting documentation submitted by the applicant, it is concluded that the proposed 
development is unlikely to have a substantial negative impact on the Registered Lower 
Wye Valley Landscape of Outstanding Historic Interest. 
 

5.1.11 MCC - Principal Landscape & Countryside Officer - The application represents a 
significant step forward from the initial application in relation to the restoration of the 
area previously identified as a proposed storage area (DC/2013/00456) and this is to 
be welcomed. 
As clarified previously the site is situated within the Wye Valley AONB and is identified 
as being of outstanding value for its visual and sensory and cultural aspects and of 
high value for its historical and geological aspects and moderate value for its landscape 
habitats. It is also situated within the Piercefield Historic Park and Garden, [N.B. In fact 
the site is adjacent to, but outside the Historic Park and Garden] and on the edge of 
the lower Wye Valley Landscape of Outstanding Historic Interest. 
The site is further highlighted in the Landscape sensitivity and capacity assessment 
2010, (LLCA ST02) as of “High” sensitivity and “Low” capacity for development due to 
location and proximity to the historic park and garden being situated on rising open 
ground, abutting the Conservation Area and within the AONB. 
It is clear therefore that the site is a sensitive one situated on an open rising backcloth 
to the settlement of St Arvans with mature trees of woodland on the skyline defining 
the edge of views north east out of the settlement, located within and adjacent to a 
plethora of landscape and historical designations. 
In terms of the Landscape Appraisal submitted it appears that the same report has 
been submitted and my outstanding comments made on 25th March 2015 and 14th 
July 2015 still stand in relation to the conclusions of this report. However the removal 
of the builders’ yard and the submission of the GI Plan helps to offsets these impacts 
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the report should be updated to reflect these changes as they are positive to the 
application. 
 
Turning to the submission there is some confusion in relation to plan titles for example 
the amended site plan refers to the Landscape plan? I presume this means the GI 
Plan? 
As stated above the Green Infrastructure Plan this is to be welcomed, however the 
plan represents a mixture of elements which requires clarification and separation, I 
would therefore suggest that the following will need to be addressed; 
1 The GI Plan should simply be an indicative masterplan indicating the broad structure 
of the planting. In my previous comments on the last application I had requested that 
a GI assets and opportunities plan be submitted – this has not be done – therefore I 
recommend that this can be incorporated in the indicative “GI masterplan “and 
references to detailed planting be removed. 
2 A detailed Landscape Plan be submitted clearly setting out hard and soft details – 
planting details should include species sizes, numbers, and distances. 
3 A GI management plan should be submitted for a 20 year period covering the 
following; 
Green Infrastructure Management Plan shall be for the whole site submitted to, and 
be approved in writing by, the local planning authority prior to the completion of the 
development. The content of the Management Plan shall build upon the principles 
submitted in the GI Masterplan and include the following; Description and evaluation 
of Green Infrastructure assets to be managed. b) Trends and constraints on site that 
might influence management. c) Aims and objectives of management. d) Appropriate 
management options for achieving aims and objectives. e) Prescriptions for 
management actions. f) Preparation of a work schedule (including an annual work plan 
capable of being rolled forward over a twenty-year period). g) Details of the body or 
organization responsible for implementation of the plan. h) Ongoing monitoring and 
remedial measures. J) Monitoring and maintenance of nesting bird and roosting bat 
provision 
The plan shall also set out (where the results from monitoring show that conservation 
aims and objectives of the Green Infrastructure Management Plan are not being met) 
how contingencies and/or remedial action will be identified, agreed and implemented 
so that the development still delivers the fully functioning Green Infrastructure 
objectives of the originally approved scheme. The approved plan will be implemented 
in accordance with the approved details. 
 
Further response of the Council’s Principal Landscape & Countryside Officer: 
Broadly I am happy with the submission my points 2, 3 and 4 from my earlier memo 
dated 26th April 2016 have been fully addressed. Point 1 regarding clarification of 
regraded levels is still outstanding and the suggestion to condition this seems 
acceptable. 
Below is a suggested condition; 
DETAILS OF EARTHWORKS / MOUNDING / CONTOURING 
Before any works commence on site, details of earthworks shall be submitted to and 
approved by the Local Planning Authority. These details shall include the proposed 
grading and mounding of land areas including the levels and contours to be formed, 
showing the relationship of proposed mounding to existing vegetation and surrounding 
landform. 
Reason: In the interest of maintaining the amenity value of the area and in support of 
policies LC5 Landscape and GI 1 Green Infrastructure.  

 
5.1.12 MCC Planning Policy - I refer to the above application for a revised scheme at the New 

Barn Workshop Site in St. Arvans which includes the following: 
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-  Proposed change of use to storage and repair of light motor vehicles 
-  Storage and repair of up to two HGV motor vehicles and a trailer  
-  Retention of vehicle washing area and ancillary parking   [N.B. now omitted form the 
proposal] 

 
Strategic Policy S8 relating to enterprise and economy provides some support in 
principle for the proposal subject to detailed planning considerations. 
The site is not allocated as an identified employment site under Policy SAE1 of the 
Monmouthshire LDP.  
The proposal cannot be considered under Policy E2 as this Policy is aimed at new, 
non-speculative, single-site users that cannot be accommodated on existing or 
proposed industrial or business sites within the County. The site is located in the open 
countryside where Policy LC1 contains a presumption against new-build development 
although identifies those type of developments involving new build that might be 
acceptable if justified in policies S10, RE3, RE4, RE5, RE6, T2 and National Planning 
Policy. None of these policies appear to be applicable. Policy LC1 also contains a 
number of detailed criteria that should be considered. 
Policy RE2 relates specifically to the conversion or rehabilitation of buildings in the 
open countryside for employment use, the policy contains a number of detailed criteria 
that must be complied with. Criterion (c) in particular notes that design requirements 
[with regard to new door and window openings, extensions and means of access, 
service provision and curtilage] will be more stringent for more isolated and prominent 
buildings, particularly if the site is located in the Wye Valley AONB – to which this site 
is. Policies EP1 and DES1 should also be taken into consideration in relation to 
Amenity and Environmental Protection, and, General Design Considerations 
respectively.  
Strategic Policy S13 relating to Landscape, Green Infrastructure and the Natural 
Environment must be considered. As noted above, the site is located in the Wye Valley 
AONB, as a consequence Policy LC4 must be referred to along with Policy LC5 relating 
to the Protection and Enhancement of Landscape Character. Policy GI1 relates to 
Green Infrastructure, it is noted a green infrastructure plan has been submitted, 
colleagues in the GI team will no doubt provide comment on the details included in this 
GI Plan. Strategic Policy S11 relating to the visitor economy is of relevance, the second 
part of the policy refers to development proposals that would have an unacceptable 
adverse impact on areas of tourism interest and their settings, as this site is located 
adjacent a key vehicular route into the heart of the AONB and public rights of way also 
run through/adjacent the site, it must be considered whether the proposed 
landscaping/GI scheme is sufficient.  

 
Further to this it should be noted that the site is located in a minerals safeguarding 
area as designated in Policy M2. There is however a need to provide a buffer to protect 
existing residential dwellings in the locality from the impact of minerals working, as a 
consequence, minerals extraction would not be feasible in this location.  The 
development would not sterilise land beyond the existing buffer zone site as the 
proposal does not relate to a residential use. In any event this application is largely for 
a change of use and will not sterilise any potential mineral deposits, there is therefore 
no conflict with Policy M2. 

 
Finally the site is located immediately adjacent the Piercefield Historic Park and 
Garden, as there is no specific local planning policy in relation to this designation it is 
important to ensure Strategic Policy S17 relating to place making and design is 
considered along with supporting policies DES1 and EP1 as noted above.  Chapter 6 
of Planning Policy Wales relating to Conserving the Historic Environment must also be  
considered. 
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4.2 Neighbour Notification 
 

Two individual emails/ responses from a local resident citing, inter alia, inaccuracies in 
the submitted Design & Access Statement that refer to previous uses on the site that 
were not lawful, the successful challenges at the High Court regarding the Council’s 
previous decisions to approve similar proposals at the site, non-compliance with 
planning policies, adverse impact on the AONB and historic parkland, as well as 
adverse impacts on the health and well-being of the neighbour and her property from 
noise, light pollution, general disturbance, breach of opening hours and smoke from 
fires at the site. 
The responses are copied as Appendices to this application. 
 
One email from a former local resident that refers to representations made to the 
previous applications DC/.2012/00613 and DC/2015/00456 that he wishes to be re-
presented. These are made up of fourteen separate grounds of objection on: Policy 
S13 (LDP), Other Policies, Transport, LDP Policy DES1, Existing Use, Ecology, 
Environmental Health, Tourism, Policies, Landscape Assessment, Public footpaths, 
Residential Amenities and St Arvans Community Council representations; for ease of 
reference these have been reproduced in full as an appendix to this report. That 
resident also submitted an email referring to a video link of the unauthorised 
development.  (It is understood that this former resident retains a legal interest in an 
adjacent property, but in any case the issues raised should be taken into consideration 
insofar as they relate to material planning conditions). 
 

4.3 Local Member Representations - application to be presented to Planning Committee. 
 

4.4 Other Representations – seven emails/ letters from caving organisations/ individuals 
raising a concern over the provision of suitable catchment facilities for the run off or 
potential pollutants from the repair garage and associated hardstanding, particularly 
from the vehicle washing area [N.B. the latter is now omitted from the proposal]. It is 
queried whether any consideration been given to long term monitoring to ensure that 
this run off does not enter the underground water courses and subsequently enter and 
pollute Otter Hole Cave that lies in very close proximity to the site. Water from the cave 
discharges into the River Wye [which is a Special Area of Conservation]. Otter Hole is 
a major cave system of national importance containing a network of 3.5km of natural 
passages with stalactites, gigantic stalagmite bosses and walls of calcite of 
spectacular size and colours. 

 
5.0 EVALUATION 
 

The main issues relating to this application are: 
 

 Planning History  

 Visual impact upon the Wye Valley Area of Outstanding Natural Beauty (AONB) 
including Development Plan and Green Infrastructure issues 

 Residential Amenity 

 Public Footpath, access and parking  

 Other issues 

 Socio-economic considerations 

 Previous judicial reviews  
 
5.1 Planning History 
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5.1.1 Much of the wider site (which encompasses the current application site and adjoining 
land edged blue on the application site plan that includes the site of the area used to 
store building materials as well as land to the south of the access driveway to the site 
off the A466) was originally granted permission in February 1985 under A21850 for a 
commercial garage / workshops for the storage and repair of vehicles solely owned by 
the applicant at the time and any successors in title. Any wider use for vehicles not 
owned by the applicant would have required the permission of the Planning Authority. 
A section 52 agreement (now s.106 of the 1990 Act) was signed to ensure an existing 
non-conforming use of a building at Parkfield, St Arvans for commercial vehicle storage 
and repair ceased and the building could only be used for storage of up to two private 
motor vehicles, and be used as a domestic garage in relation to the dwelling, Parkfield, 
once the building permitted on the current application site was completed. In later years 
it is evident from aerial photography (2000 and 2005) that the wider application site 
was used as a bus / coach depot, although this was not authorised. It is evident that 
uses have changed over time and the land is no longer in use for the purpose it was 
granted planning permission in 1985. The workshop building (and related stone walls) 
on the site has been in place since the 1980s and is therefore lawful as operational 
development in planning terms. The builder’s yard was created by the levelling of land 
and the erection of the industrial style metal gates in 2012. Previously, aerial 
photography suggests this area was largely undisturbed but was used casually to store 
a vehicle upon, and later a storage container was located on the part of the site nearer 
the workshop building (as seen in a 2010 aerial photo). It is also apparent that the 
historical planning permission granted in 1985 did not envisage this area being 
developed but being maintained as a largely green space serving as screening for the 
approved workshop use (A21850), although it is appreciated that the applicants carried 
out the work to form the builders’ yard as part of planning application DC/2011/00697, 
initially approved by the Council and then quashed. There was also evidence of a non-
metalled track crossing the site. The conclusion is that there is no lawful use subsisting 
on the land, while the workshop building, areas of hardstanding and stone walls 
relating to the application DC/2013/00456 are immune from enforcement action owing 
to the passage of time.  

 
5.2 Visual impact upon the Wye Valley Area of Outstanding Natural Beauty (AONB) 

including Development Plan and Green Infrastructure issues 
 
5.2.1 Having regard to the adopted Local Development Plan (LDP), Strategic Policy S8 

provides broad support for business development that supports sustainable economic 
growth, but includes the caveat that all proposals will be considered against detailed 
planning considerations including the need to protect natural and built heritage, which 
itself bring benefits for the economy, tourism and well-being. The site is not allocated 
for employment use in the Plan and is in the open countryside where Policy LC1 
contains a presumption against new-build development, although it identifies those 
types of developments involving new build that might be acceptable if justified in 
policies S10, RE3, RE4, RE5, RE6, T2 and National Planning Policy. None of these 
policies appear to be applicable. In this instance, the proposal is for a change of use 
of land and building, not new built development and thus Policy LC1 is not applicable. 
Moreover, the re-use of existing building in the countryside for employment purposes 
is supported in general by Policy RE2 of the LDP, subject to compliance with specified 
criteria, including that the form, bulk, general design of the proposal respect the rural 
character and design of the building; and the more isolated and prominent the building 
the more stringent will be the design requirements with regard to new door and window 
openings, extensions and means of access, service provision and curtilage, especially 
if located within the Wye Valley AONB. In this case the proposal, including its curtilage 
and access, is in scale and sympathy with the surrounding landscape and does not 
require the provision of unsightly infrastructure and ancillary buildings. 
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5.2.2 Policy LC4 states that within the AONB, any development must be subservient to the 

primary purpose to conserve and enhance the natural beauty of the area. A list of 
criteria is included in the policy including considering the long term effect of the 
proposal and the degree to which its nature and intensity is compatible with the 
character, purpose and overall management of the AONB, and the degree to which 
design, quality and use of appropriate materials harmonise with the surrounding 
landscape and built heritage.  

 
5.2.3 Policy LC5 lists a range of criteria against which proposals would be considered in 

relation to their landscape impact. Development would be permitted provided it would 
not have an unacceptable adverse effect on the special character or quality of the 
County’s landscape by, inter alia, causing visual intrusion, significant adverse change 
in the character of the built or natural landscape, or by being insensitively and 
unsympathetically sited in the landscape or by introducing or intensifying a use which 
is incompatible with its location.  

 
5.2.4 Policy GI1 states that development proposals will be expected to maintain, protect and 

enhance Monmouthshire’s diverse green infrastructure network by: 
 a) Ensuring that individual green assets are retained wherever possible and integrated 

into new development. Where loss of green infrastructure is unavoidable in order to 
secure sustainable development appropriate mitigation and/or compensation of the 
lost assets will be required; 

 b) Incorporating new and /or enhanced green infrastructure of an appropriate type, 
standard and size. Where on-site provision of green infrastructure is not possible, 
contributions will be sought to make appropriate provision for green infrastructure off-
site. 

 
5.2.5 In broad terms, the principle of re-using the building and associated land for 

employment is acceptable under Policy RE2 subject to considering the impact of the 
proposal upon acknowledged interests such as the need to conserve and enhance the 
natural beauty of the AONB, neighbour amenity, access being acceptable and safe, 
and biodiversity interests being safeguarded. Surface water run-off and effluent/ 
pollution control measures should also be acceptable. 

 
5.2.6 One of the main issues, indeed it is a statutory duty, is to consider the visual impact 

the retention of this change of use and related development would have upon the 
natural beauty of the Wye Valley Area of Outstanding Natural Beauty (AONB). 

 
5.2.7 The AONB Office commented on the application previously and recommended that 

the application be refused unless additional tree and hedge screening could be 
guaranteed through conditions attached to any planning permission that may be 
granted. The updated comments of the AONB Officer will be reported as late 
correspondence.  However, planning officers consider that this issue has now been 
satisfactorily addressed. 

 
5.2.8 This is a retrospective application so that the situation can be seen on site (with the 

exception of the proposed landscaping). Site inspections have been carried out many 
times, most of which were unannounced visits without the company of the applicant 
and the agent in order to gain some insight into the nature of the proposal. During the 
site inspections, the access / public path leading to the site was kept clear of building 
materials and vehicles. The building is set back with a surfaced courtyard area to the 
front bounded by stone walls.  The forecourt gates are generally open in the day, as 
are the workshop doors, so that the site is clearly visible from the public footpath. In 
previous visits the forecourt has been generally empty with few cars within it relating 
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to the repair garage, although the latest tenants are parking a greater number of cars 
in there, suggesting a higher level of activity is taking place. The area to the east of the 
workshop, separated by a palisade fence, is a triangular area, hard surfaced and 
bounded to its east by the stone wall to Piercefield Park, that is being used to park cars 
(and is proposed for parking purposes in this application, subject to a reduction in area 
and modification by the Green Infrastructure Plans submitted by AJA for the 
applicants). This triangular area does not appear to have been included within the 
original limits of the planning approval under A21850 although it has been hard 
surfaced for many years and the engineered surface would be immune from 
enforcement action.  

 
5.2.9 Along the eastern boundary of the commercial garage site is a row of recently planted 

trees to provide a screen when mature, although some of these saplings appear to 
have failed and the screening is ineffective at present. The proposal seeks to replace 
this planting with a much more comprehensive landscape screen (including oaks, field 
maple and pine) ranging between 6 and 10m wide. The forecourt gates of the 
workshop themselves are bare metal and are of a utilitarian, industrial character that 
does not sit well within this sensitive landscape in the AONB. The proposed 
landscaping would ‘wrap around’ the frontage of the site and soften this edge of the 
development close to the public right of way. In addition, the existing metal gates to 
the workshop and yard are proposed to be clad in timber panels.  

 
5.2.10 As well as the above, the site of the area formerly used to store building materials to 

the west of the workshop is to be restored and planted up to provide additional green 
infrastructure (GI) in relation to this proposal. This includes removal of the hardstanding 
and the grading out of the bunds, as well as the removal of the inappropriate conifer 
planting and its replacement with a wider grass verges either side of the access and 
fresh native species planting including hazel, dogwood and holly. The main part of the 
area that had been used to store building materials is proposed to be planted with 
native species including field maple, oak, hazel, hawthorn and wild cherry. Either side 
of the entrance off the A466 the existing roadside vegetation is proposed to be 
retained.  The removal of the inappropriate conifer planting would open up limited 
views into the site until the new planting has become established, however the extent 
of this short term increased exposure is considered to be low and outweighed by the 
wider green infrastructure benefits from the new landscaping. 
 

5.2.11 To the south of the access/ public right of way, the areas of hardstanding are proposed 
to be rationalised and additional native species planting is proposed to contain this 
area, adding green infrastructure to this part of the wider site which is in the applicant’s 
ownership. 
 

5.2.12 The Council’s Landscape Officer previously objected to application DC/2013/00456 on 
the basis that the previously proposed fresh planting / landscape mitigation were 
‘insufficient to overcome the intensification / industrialisation of use in combination with 
the garage/workshop and car parking areas that have incrementally spread across this 
site…. The proposal will have an impact on a small scale…through a creeping 
urbanising effect – the effects are local in scale but this should not diminish the 
significance of their impact.’ 

 
5.2.13 The Council’s Landscape Officer notes the site’s sensitive location in the AONB and 

adjacent to the historic Piercefield Park and Garden as well as being on the edge of 
the lower Wye Valley Landscape of Outstanding Historic Interest.  In respect of the 
revised, current proposal which features more comprehensive green infrastructure 
mitigation than the earlier refused application, the Landscape Officer comments that 
the removal of the builders’ yard and the submission of the GI Plan helps to offset the 
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negative impacts of the development. The proposed use would now be softened and 
framed by extensive GI and any adverse impacts would be very localised, primarily 
involving views from a short section of the public right of way to the immediate south 
of the workshop and yard. The significant landscaping now proposed is considered 
sufficient to overcome the previous landscape concerns of the Council’s expert 
landscape officer and provided the GI that is proposed is implemented and managed 
in accordance with the submitted GI Management Plan then it is considered that there 
would no longer be grounds to argue that the use proposed would conflict with the 
overriding objective to conserve the natural beauty of the AONB and thus, the proposal 
would no longer conflict with Policy LC4 of the adopted LDP. It would also be compliant 
with LDP policies S11, S13, LC5 and GI1 in providing extensive GI mitigation. 

 
5.2.14 In relation to LDP Policies S17 and DES1 the use of the workshops, provided it is 

heavily mitigated as proposed, would not harm local character and would not fail to 
contribute towards a sense of place or respect the existing form, scale, siting, massing, 
materials and layout of its setting. 

 
5.3 Residential Amenity 
 
5.3.1 The only residential property in close proximity to the application site is the dwelling 

known as Mistletoe Cottage. Within the curtilage of that dwelling there is an established 
commercial cattery business along with a horse walker, manege and stables adjacent 
to the boundary of the application site.  

 
5.3.2 There has been a long history of complaint about the operation of both the former 

builders’ yard and the vehicle repair workshop from the neighbouring householders 
including  noise, disturbance, smoke (from an unauthorised flue – since removed from 
site), breach of working hours, car breaking, lighting of fires and so on. 

 
5.3.3 MCC Environmental Health (EH) has been consulted on the application and 

commented that having reviewed the application, whilst some noise from vehicle 
repairs and vehicle movements on and off site has the potential to be audible at the 
nearest residential property, it is not in a position to substantiate a level of problems 
on which to base an objection.  

 
5.3.4 In order to minimise the level of disturbance at the nearest residential property EH 

recommend that the following conditions are applied: 
 The hours of operation shall be limited to between the hours of: 
 For the repair of motor vehicles: 

- 08:00 – 19:00 Mondays to Fridays 
- 08:00 – 13:00 on Saturdays 
- No operating on Sundays or Bank Holidays; 

 
 For the movement of heavy goods vehicles on and off site: 

- 06:00 – 19:00 Mondays to Fridays 
- 08:00 – 13:00 on Saturdays 
- No operating on Sundays or Bank Holidays. 

 
5.3.5 Additional conditions are also recommended to prevent paint spraying (to prevent 

odour problems), no fires to be lit on site at any time and that noise is contained to an 
appropriate level by ensuring that operations, including the maintenance and repair of 
motor vehicles is restricted to the inside of the garage building. These are considered 
reasonable given the proximity of the nearby residential property, except for the lighting 
of fires which can be controlled under separate legislation. Commercial bonfires are 
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controlled by the Clean Air Act 1993. It is an offence to produce dark or black smoke 
from a bonfire at commercial premises. 

 
5.3.6 Given the impact of the use of the site as a vehicle repair workshop so far, there would 

not appear to be grounds to base an objection to its retention owing to any significant 
adverse effects on residential amenity. Any nuisance reported by the neighbour to the 
EHO relating to the effects of smoke from the unauthorised flue at the workshops was 
resolved with the removal of the flue. 

 
5.3.7 It is thus considered that subject to careful control of the hours of operation of the 

business alongside other planning conditions relating to prevention of paint spraying 
and limiting vehicle repair work to being carried out inside the building only, there would 
not be likely to be significant harm caused to residential amenity by the proposed 
development. 

 
5.3.8 In addition, the GI proposals feature significant block planting alongside the boundary 

to Mistletoe Cottage that would help to mitigate any adverse impacts and would in time 
form a very effective and substantial visual screen between the residential curtilage 
and the repair garage site. 

 
5.3.9 In relation to hours of operation, the applicant has requested that for the storage and 

repair of light motor vehicles the operating hours of the site should be restricted to 
08.00 to 19.00 Monday to Friday; 08.00 to 13.00 Saturdays with no operating on 
Sundays or Bank Holidays. For the movement of motor vehicles owned by Mr Peter 
Stephens (i.e. the HGV vehicles and his private vehicles) the hours of operation should 
be restricted to 06.00 to 19.00 Monday to Friday and 06.00 to 13.00 Saturdays, with 
no operating on Sundays or Bank Holidays and the maintenance and repair of vehicles 
owned by Peter Stephens restricted to 08.00 to 19.00 Monday to Friday and 08.00 to 
13.00 Saturdays with no operating on Sundays and Bank Holidays (as per the general 
repair garage use). Environmental Health has advised that the proposed hours of 
operation, which differentiate between the different uses within the site, would protect 
local residential amenity having regard to all material considerations such as proximity 
of the adjacent property, and the nature of the uses at the site. However, from a 
planning perspective it would seem reasonable to reduce the scope of hours applied 
for to more reasonable hours having regard to the amenity of the area, including the 
impression of the site (albeit fleeting) from the nearby public right of way, and the 
amenity of the occupiers of the neighbouring dwelling. As such it is considered that the 
uses should be controlled to finish by 18:00 hours (Monday - Friday) rather than 19:00 
hours.  The earlier start allowable for Mr Peter Stephens’ vehicles (the application 
proposes a start from 06.00) is only considered acceptable in the light of the very 
limited scale and nature of this element of the use of the site. However, having said 
that, it is considered that a start from 07:00 is more reasonable in this context, near an 
existing dwelling. In permitting this earlier start it is acknowledged that the site is 
adjacent to a busy ‘A’ road, the A466 which will generate a degree of noise from road 
traffic in any case. The operating times considered appropriate are set out in condition 
7. 
 

5.4 Public Footpath, Access and Parking  
 
5.4.1 It is proposed to utilise the existing vehicular access to serve the proposed vehicle 

repair use. It is considered that there is reasonable visibility at the access onto the 
A466 together with ample space within the site for turning and parking. A condition is 
recommended below that would secure visibility splays of 4.5m x the site frontage 
which would achieve acceptable visibility. Highways’ request for an on-site turning area 
is readily available on site already, and so it would not be necessary to condition this 
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requirement. There is a public footpath that shares the existing access driveway to the 
application site off the A466 and has done for many years and the route would remain 
unaltered and would therefore be open for use and free from obstruction. However, 
the route of this footpath is shown on the definitive map as crossing the former 
(unauthorised) yard for the storage of building materials rather than along the access 
driveway that is within the current application site. There is a current application to 
divert the footpath lodged with MCC that may resolve the issue but until such time that 
the order is confirmed the legally recorded alignment will remain obstructed if consent 
is granted. The grant of consent would not authorise any such obstruction. Public path 
orders are not guaranteed to succeed and PPW states that local authorities should 
seek to protect and enhance the rights of way network as a recreational and 
environmental resource. If the diversion application is unsuccessful MCC would need 
to consider how best to protect and promote the public’s right to use the legal alignment 
of the path.  

 
5.4.2 In terms of impact of the proposed development on users of the public footpath, this 

would be limited to the short section immediately in front of the workshops. The 
proposed mitigation offered by the green infrastructure and timber cladding of the gates 
would green up the immediate area and reduce any urbanising effects of the use, 
confining views of the development to a brief section of the path. The effects would be 
limited and not significant to such users, and following the maturity of proposed 
planting belt the site would be screened as the path runs on eastwards into the historic 
park. Similarly the impact of noise on such users would be brief, sporadic and 
insignificant, especially given the proximity to the A466, which would have its own 
capacity to generate noise.   

 
5.5 Other issues 
 
5.5.1 The Council has been pressed by objectors to take enforcement action against both 

the unauthorised vehicle repair use and the storage of building materials. The 
applicants have the right to apply retrospectively to regularise the use of the site. Since 
the application has been submitted and is under consideration it has been considered 
to be inappropriate and unreasonable to take enforcement action before the 
determination of this application. However, enforcement action is being pursued in 
relation to the former builders’ yard to restore it as a green space, notwithstanding that 
it is also proposed to be regraded and planted up as GI in association with the present 
application for the retention of the repair garage. 

  
5.5.2 As regards concerns about biodiversity matters, the Council’s Biodiversity and Ecology 

Officer has noted the proposal is for the re-use of an existing building and storage 
(parking) areas at the site.   While it is noted that the site is very near to the Wye Valley 
Woods SAC (Pierce, Alcove and Piercefield SSSI) it is not anticipated that this scheme 
will have an impact on this site or any of its interest features. The Biodiversity Officer 
recommends a condition to control any additional lighting should consent be granted. 
NRW, agrees on the need to control lighting at the site. A condition is set out below. 

   
5.5.3 This proposal is located immediately adjacent to the historic park and garden known 

as Piercefield Park and the Wyndcliffe, which is included in the Register of 
Landscapes, Parks and Gardens of Special Historic Interest in Wales. Although the 
application area is located immediately adjacent to this grade I registered historic park, 
it is not in any of the identified essential views. The application area would not be 
visible, or will be screened from view by the topography, a stone wall and existing 
vegetation from the majority of the registered park, although close views are possible. 
The impact, therefore, is likely to be no more than local and is not considered to harm 
the registered park itself. Cadw confirms that there will be limited, local views of the 
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application area from the edge of the registered landscape but considers that these 
views will be interrupted by existing vegetation and proposed planting. The substantial 
planting proposed would further mitigate any existing limited impact and thus, the 
proposal would be acceptable in this regard.   

 
5.5.4 The application area is also located outside the Registered Lower Wye Valley 

Landscape of Outstanding Historic Interest (HLW (GT) 3 The Lower Wye Valley). 
There will be limited close views of the application area from the edge of the registered 
landscape but in Cadw’s opinion these will be interrupted by existing and proposed 
vegetation and constitute, at most, a local impact that would not cause significant harm.  
Planning officers agree with this conclusion. 

 
5.5.5 In respect of drainage / surface water matters raised by NRW and pollution concerns 

referred to by caving organisations in relation to maintaining the integrity of the 
nationally important limestone cave, The Otter Hole, NRW notes, ‘Therefore, our 
concern is the potential for pollution from the site to enter the cave system (fuel, oil, 
dirty water etc.,) in particular, from the vehicle wash area. Effluent and run-off from 
vehicle washing and cleaning activities have potential to damage the water 
environment and the cave system. They are classed as trade effluent and should be 
kept separate from surface water. 
Given the proximity of the cave, the bedrock of the site and the potential risk of pollution 
from the development site, our advice is that the proposed development will be 
acceptable providing the following measure is implemented and secured by way of a 
planning condition on any permission granted. 
Condition 
The development hereby permitted shall not be commenced until such time as a 
scheme to dispose of surface water run-off and trade effluent has been submitted to, 
and approved in writing by, the local planning authority. This shall include a drainage 
plan of the site. The scheme shall be implemented as approved. 
Reason - To prevent pollution of the water environment and of the Otter Hole 
Geological Conservation Review Site.’ 
 

5.5.6 It should be noted that the vehicle wash area has now been removed from the 
proposed development, although trade effluent may remain an issue to be resolved. 
Although it is debateable whether the current, unauthorised use may be the source of 
the pollution (given the proximity of other potential sources including the A466 and the 
Chepstow Racecourse parking areas) it is accepted that it would be reasonable to 
apply a condition to control this element of the development. An appropriate condition 
is therefore proposed below. In this respect the proposal is considered to comply with 
Policy EP1 of the LDP. 

 
5.6 Socio-economic considerations 
 
5.6.1 The overriding necessity in the AONB is to conserve the natural beauty of the area. 

The AONB Management Plan refers to other subsidiary purposes: ‘in pursuing the 
primary purpose of designation, account should be taken of the needs of agriculture, 
forestry, and other rural industries, and of the economic and social needs of local 
communities.’ The AONB designation in itself does not preclude employment uses 
such as this proposal. The acceptability of the proposal will be dependent on the impact 
of the proposed development and its longer term effects. These have been considered 
above and it has been concluded that, accepting that the building and walls are lawful 
on the site, the proposal can be sufficiently mitigated by significant landscaping that 
would effectively screen the impact of parked cars and outside storage of materials 
such as vehicle parts and tyres. It is considered that there would as a result be no 
greater harm to the natural beauty of the AONB with the proposed green infrastructure 
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in place than if the site were vacated and the lawful building and walls were left in situ. 
The proposal would provide limited benefits in relation to local employment 
opportunities, although it is acknowledged that this carries less weight than the need 
to protect the landscape. 

 
5.7 Previous judicial reviews 
 
5.7.1 As Members will recall, the previous applications, DC/2013/00456 and DC/2012/00613 

were originally recommended for approval subject to conditions, under the local policy 
framework provided by the then Unitary Development Plan (now superseded by the 
adopted LDP – February 2014). Since then the application decisions were successfully 
challenged under the judicial review process by a third party, who was also successful 
in relation to two earlier decisions regarding this site. The challenges were successful 
in that  the Council relied on two key areas that were legally flawed, namely, it was 
argued by the Council there was a fall-back position concerning the area relating to 
the builders’ yard whereby this area could be used for agricultural storage without the 
need for planning permission (this view wrongly set the bench mark for the 
acceptability of a storage use on the two sites too low, especially in such a sensitive 
location) and secondly that there was a flawed reliance on structures being lawful on 
the builders yard site i.e. the storage containers (the Court judgement found, ‘the 
activities on the site during the relevant period did not have the degree of permanence 
and/or fixed relationship with the land itself so as to be regarded as building operations.  
It was therefore a 10 year as opposed to a 4 year period for enforcement action which 
needed to be considered…. I consider, having regard to the location of this land, within 
the area of outstanding natural beauty, and the planning policies against which these 
applications fell to be judged, that the taking into account of such an erroneously 
identified baseline of itself necessarily involved the taking into account of an immaterial 
consideration of sufficient significance to dictate the quashing of both the grants of 
permission [my italics] by which the consideration of such an erroneous baseline is in 
fact tainted.’ This meant the planning authority set the baseline too low in assessing 
the acceptability of both the builders’ yard and the fresh use of the workshop building 
and associated land for a different use to that originally granted on this site, particularly 
in the context of the site’s location in the AONB. 

 
5.7.2 For the avoidance of doubt in the determination of this application, Planning Committee 

is advised that: 
 1) there is no agricultural storage ‘fall back’ position; 
 2) the storage containers on the builders’ yard area were not immune from 

enforcement action under the 4 year rule. 
It should be noted that an Enforcement Notice has since been issued requiring the 
unauthorised builders’ yard use to cease, the containers removed, the gates removed 
and the site restored. 

 
5.7.3 Since those original decisions the LDP policies have come into force and are different 

to the previous UDP policies and in particular Policies S13, LC4, LC5 and GI1 provide 
the development plan framework against which development should be considered 
and where appropriate, mitigated, to be rendered acceptable. In this instance, the site 
is in a particularly sensitive location but the offer of extensive mitigation in the form of 
green infrastructure to soften and screen the development is now considered sufficient 
to integrate the currently unauthorised use of the site into the landscape. This includes 
the complete removal of the area for the storage of building materials and its 
restoration and planting as a more natural setting for the current proposal at the 
workshops, which are lawful buildings. Planning conditions to control the hours of use 
as well as operational issues would also enable the proposed use to be carried out 
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without unacceptable harmful effects on amenity. It is concluded that the proposal is 
acceptable and accords with the adopted Monmouthshire Local Development Plan. 

 
6.0 RECOMMENDATION: APPROVE 
 
Conditions 
 

1. 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 
details, for the avoidance of doubt. 

2. The Green Infrastructure (GI) shall be implemented in accordance with the Green 
Infrastructure Management Plan (by AJA, revised version, 11th May 2016) and 
associated drawings contained in the Management Plan. The GI shall be carried out 
within six months of the date of this planning permission. 
Reason: To ensure the required GI mitigation is provided in a timely manner, in the 
interests of landscape protection and amenity. 

3. Prior to the Green Infrastructure works referred to in condition 2 above commencing 
on site, the finished levels of the area to be restored to the west of the application site, 
formerly occupied by the unauthorised area for the storage of building materials, shall 
be agreed in writing with the Local Planning Authority. The levels shall be carried out 
in accordance with the approved details and shall be completed so as to enable the 
overall GI scheme to be implemented as set out in condition 2. 
Reason: to ensure adequate detail is provided, in the interests of landscape protection 
and amenity. 

4. A scheme to dispose of surface water run-off and trade effluent for the development 
shall be implemented within six months of the date of this permission in accordance 
with details to be submitted to and approved by the Local Planning Authority. The 
submitted scheme shall include a drainage plan of the site. The surface water drainage 
and trade effluent disposal methods, as implemented in accordance with the approved 
details, shall be retained thereafter in perpetuity.  
Reason: to prevent pollution of the water environment and of the Otter Hole Geological 
Conservation Review Site. 

5. The Green Infrastructure/ landscaping shall be maintained in accordance with the GI 
Management Plan referred to in the list of approved documents in the table below. 
Reason:. To ensure that effective screening is maintained in the long term in the 
interests of landscape protection and amenity and that planting does not cause 
damage to other important historic landscape features such as the stone wall. 

6. The premises shall be used for the storage and repair of light motor vehicles and for 
the storage and repair of up to 2 heavy goods vehicles owned by the co-applicant Mr 
P Stephens only, and for no other purpose (including any other purposes in Class B2 
of the schedule to the Town and Country Planning (Use Classes) Order 1987) without 
the prior written approval of the Local Planning Authority.  
Reason: to protect local residential and visual amenity. 

7. The hours of operation of the use, hereby approved, shall be limited to between the 
hours of: 
For the repair of motor vehicles (other than heavy goods vehicles), and including the 
movement of vehicles associated with that use: 
08:00 – 18:00 Mondays to Fridays 
08:00 – 13:00 on Saturdays 
No operating on Sundays or Bank Holidays; 
 
For the movement of up to two heavy goods vehicles, owned by the co-applicant Mr 
P. Stephens only, on and off site: 
07:00 – 18:00 Mondays to Fridays 
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08:00 – 13:00 on Saturdays 
No operating on Sundays or Bank Holidays; 
 
For the repair of up to two heavy goods vehicles owned by the co-applicant Mr P 
Stephens only: 
08:00 – 18:00 Mondays to Fridays 
08:00 – 13:00 on Saturdays 
No operating on Sundays or Bank Holidays. 
Reason: to protect local residential amenity. 
 

8. No paint spraying shall be carried out within the site at any time.  
Reason: to protect local residential amenity. 

9. Operations including the maintenance and repair of motor vehicles shall be restricted 
to within the existing garage building. No repair or maintenance of motor vehicles shall 
take place outside that building. 
Reason: to protect local residential amenity. 

10. The vehicle wash shall not be used at any time. 
Reason: to prevent pollution of the water environment and of the Otter Hole Geological 
Conservation Review Site. 

11. Notwithstanding the site plan 1123/702F, this permission does not include the mobile 
office unit marked on that plan. 
Reason: for the avoidance of doubt and to clarify the extent of this permission. 

12. No more than two heavy goods vehicles shall be kept on site at any time and no heavy 
goods vehicle shall be kept on site that is not solely owned and operated by Mr P 
Stephens, co-applicant. 
Reason: in the interests of residential and visual amenity. 

13. No additional external lighting at the site shall be provided without the prior written 
permission of the Local Planning Authority. 
Reason: in the interests of nature conservation.  

14. The access shall be maintained with visibility splays of 4.5m x the site frontage at all 
times. 
Reason: in the interest of highway safety.  

15. The existing gates to the site shall be clad in timber within three months of the date of 
this permission in accordance with details to be submitted to and approved by the LPA 
prior to those cladding works being carried out. 

 Reason: in the interests of visual amenity. 
 

 Informative: 
It appears that the legal alignment of Public Footpath No 32 may be unavailable at 
the site of the proposed development. Public Right of Way No 32 must be kept open 
and free for use by the public at all times, or alternatively, a legal diversion or 
stopping-up Order must be obtained, and confirmed prior to any development further 
impacting on the availability of the path and/or to remove any existing problems. 
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DC/2016/00320 
 
REMODELLING OF EXISTING DWELLING 
 
3 MALLARD AVENUE CALDICOT  
 
RECOMMENDATION: APPROVE 
 
Case Officer: Nia Morrison   
Registered:  16th May 2016  
 
1.0 APPLICATION DETAILS 

 
1.1 This application site is located in a residential area of Caldicot in an open plan estate 

that consist primarily of bungalows and dormer bungalows. The application site, 3 
Mallard Avenue, is a corner plot with Linnet Road and there is a large area of residential 
curtilage to south of the plot.  The detached bungalows along Mallard Avenue are 
smaller and share a different style to the bungalows along Linnet Road.   

 
1.2 It is proposed to construct an extension to the south of the bungalow within the side 

residential curtilage in order to remodel the dwelling and form a larger dormer 
bungalow property. The extension is to have a gable front facing Mallard Avenue and 
the extension is to be set back from the front building line of Mallard Avenue by 
approximately 1700mm.  The form of the extension facing Linnet Road has been 
designed so as to be in keeping with the style of the bungalows on Linnet Road. It is 
proposed to render the extension to distinguish it from the brick of the existing 
bungalow.  

 
1.3 Plans were initially indicated to erect a close boarded fence up to the side brick wall 

boundary. On officer advice the plans have been amended so that the fence is moved 
back so it is in line with the extension building line, leaving the side aspect of the 
residential curtilage open frontage.  

 
2.0  PLANNING HISTORY  
 

MC/2015/ENQ/00563  
 
3.0 LOCAL DEVELOPMENT PLAN POLICIES  
 

S17 Place making and design  
DES1 General Design Considerations  
S13 Landscape, Green Infrastructure and the Natural Environment  
EP1 Amenity and Environmental Protection   

 
4.0 REPRESENTATIONS  
 
4.1 Consultation Responses 
 

Caldicot Town Council – recommends approval 
 

Welsh Water – Public sewer crosses the site  
 
Local member – No observations or objections  
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4.2 Neighbour Representations  
 

Two letters of objections have been received with the following concerns: 

 The extension is out of character with the surrounding area. 

 The overall size of the extension on the planning application is bigger than that allowed 
by Welsh Government Policy guidelines. In terms of size and height.   

 It will block light and view 

 The 6ft fence is out of character with low level walls in the area  
 
5.0 EVALUATION 
 
5.1 Design  
 
5.1.1 3 Mallard Avenue is within Caldicot’s development boundary and the principle of 

extending the size property is considered acceptable providing there is an acceptable 
impact on visual and neighbour amenity.   

 
5.1.2 It is considered that No. 3 is a good sized plot and there is sufficient space within the 

plot for the size (in terms of floor area) of the extension proposed.  Although some of 
the neighbours have concerns it is bigger than the Welsh Government guidelines, 
these guidelines refer to what can be built under permitted development without 
requiring planning permission. There is not a restriction on the size of extensions within 
development boundaries providing the size of the extension is not considered to be 
excessive or out of character, which it is not in this case. 

 
5.1.3 In terms of the height and massing of the extension, although higher than the existing 

height of the bungalow and the adjacent properties No. 1 and No. 2 Mallard Avenue, it 
is noted that the properties along Linnet Road do have higher rooflines.  A street 
elevation has been provided and this indicated that the roof ridge of the extension will 
be approximately 600mm higher than the roof ridge of No. 8 Linnet Road.    An example 
of a property - a bungalow with a similar design as the development proposed in 
Portskewett - has been provided as a guide to what the finished dwelling would be 
likely to look like after the extension has been constructed. It is proposed for walls of 
the extension to be rendered in contrast with the existing brick finish of No. 3.  

 
5.1.4 Overall, it is considered that the visual impact of the proposal from Mallard Avenue 

(the gable front elevation) would be set back from the existing building line facing 
Mallard Road and the contrast of materials the render with the existing result in a 
pleasing visual amenity.  Although it will be higher and does read larger than the 
existing dwelling, as already commented the plot is big enough to accommodate this 
and rather as viewing the addition of an extension the effect is that the dwelling has 
been remodelled. The proposal it is not considered to be AN overdevelopment of the 
plot and in respect of its appearance, although larger and higher than the existing 
property, the resultant dwelling is not considered to be so out of character with the 
street scene to warrant a refusal. 

 
5.1.5 In terms of the proposed enclosures it is noted a 1.8m high close boarded fence is 

proposed to enclose a portion of the rear garden. Plans have been amended to set the 
fence back away from the street scene. It is considered that although the majority of 
the estate is open plan there is evidence of taller fence structures in the vicinity and 
this is not uncommon to enclose rear garden areas. This fence is considered to cover 
the ‘rear’ garden section of the property as it is on a corner plot, which on balance is 
considered reasonable. To help soften the appearance of the fence a condition will 
require that it is painted a darker colour, such as a dark green.  

Page 200



 
5.1.6 The overall visual impact of the proposal is therefore considered acceptable and in 

accordance with LDP policies S17 and DES1 of the LDP.  
 
5.2 Amenity impact  
 
5.2.1 It is considered that in relation to the amenity impact of the proposal, the extension will 

have an acceptable impact. The bedroom 1 window does not face directly into windows 
of No.8 Linnet Road and faces towards the side (blank) elevation of No.8 and this is 
not considered to result in a detrimental overlooking impact. The proposed windows 
(bedrooms 2 and 3) to the front gable face out onto the public street scene and 
therefore are not considered to overlook peoples’ private amenity areas.   

 
5.2.2 In terms of the increase in height and mass of the existing this is not considered to 

have an overbearing impact on adjacent neighbours as No. 3 has a good size plot  and 
there is enough distance between the development and the shared boundary with 
No.8. Sufficient parking has been proposed within the site. Overall the proposal is 
considered to be in accordance with policies S13 and EP1 of the LDP   

 
5.3 Biodiversity considerations 
 
5.3.1 An assessment has been undertaken to assess whether the proposed works will have 

an impact upon bats. It has been assessed that in all probability there will be a potential 
medium impact upon bats, this is because: 

 There are no known bat roosts at the site as indicated by biodiversity records.  

 There is a lack of potential crevice features on the building such lifted ridge tiles and 
internal roof linings and therefore limited potential for bats to roost.   

 
5.3.2 Informatives will draw the applicant’s attention to the significance of the protection of 

bats and also to the protection of nesting birds as it is noted on the plans the existing 
hedgerow is to be trimmed to allow for the construction of the garage.  

 
6.0 RECOMMENDATION: APPROVE 
 

Conditions  
1. 5 years in which to commence development  
2. Development to be built in accordance with the approved plans listed. 
3. The fence shall be painted a dark green colour within three months of its erection.  

 
Informatives   

 
Public sewer  

 
Please note that Bats are protected under The Conservation of Species and Habitats 
(Amendment) Regulations 2012 and the Wildlife and Countryside Act 1981 (as amended). 
This protection includes bats and places used as bat roosts, whether a bat is present at 
the time or not. If bats are found during the course of works, all works must cease and 
Natural Resources Wales contacted immediately. Natural Resources Wales (NRW) 
(02920 772400) 

 
Roosting bat provision can be in the form of self- contained bat brick(s) which can be fixed 
within the exterior of the upper storey walls, for example under the western eaves/ gable 
apex of the new extension note that bat bricks can be recessed into the wall to create a 
less obtrusive finish.  
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Note: Wooden bat boxes should not be used as these are prone to decay and are unlikely 
to last throughout the lifespan of the dwelling.  
Further information and details about bat roost products can be found at the Bat 
Conservation Trust website: http://www.bats.org.uk/pages/bat_boxes.html 
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DC/2015/01585 
 
CONVERSION OF ORIGINAL HOUSE TO 6 APARTMENTS; CONVERSION OF COACH 
HOUSE AND STABLES INTO TWO SEPARATE RESIDENTIAL UNITS. DEMOLITION OF 
1970'S EXTENSION BLOCK, ERECTION OF 36 NEW BUILD RESIDENTIAL UNITS 
(INCLUDING 10 AFFORDABLE RETIREMENT APARTMENTS AND 2 AFFORDABLE 
RETIREMENT BUNGALOWS) 
 
THE HILL, ABERGAVENNY  
 
RECOMMENDATION: APPROVE 
 
Case Officer: Kate Bingham 
Date Registered: 21/03/2016 
 
1.0 APPLICATION DETAILS 

 
1.1 This application seeks the redevelopment of the former Coleg Gwent facility to provide 

45 no. residential units comprising 6 no. apartments in the existing main house, 24 no. 
new build open market dwellings, 10 no. new build affordable retirement apartments 
and 2 no. affordable retirement bungalows. There are also 2 separate residential units 
which are conversion of existing buildings on the site and the reinstatement of the 
existing garden cottage. 

 
1.2 The site comprises 8.26ha (20.41 acres) of former educational and residential 

conference land and buildings with a C2 Use Class (Residential Institution). Those 
uses ceased in 2009. The site includes a large, extended mansion house, formal and 
informal landscaped grounds, modern residential/educational buildings, a former 
stables building and garden cottage. All of the original buildings are to be retained and 
re-used as part of the development. 
 

1.3 New build residential development is proposed to be located to the east of the site 
adjacent to the existing dwellings on Hillside, roughly in the location of the existing 
modern extension that houses the residential accommodation for the college and to 
the south on the former croquet lawns and tennis courts but of which there is now no 
physical evidence. Further new build housing is proposed to the northwest corner of 
the site around the location of the existing car park. A separate development of 12 
affordable units is proposed in the south western corner of the site.  

 
1.4 The development of the site can generally be split into four areas; northwest, 

southwest, east (including the existing house and associated buildings) and southeast. 
 
1.5 Northwest – the existing entrance from Pen-y-Pound will accommodate a new left hand 

turn which will enter a residential development of 13 no. new dwellings. This area 
includes the existing lodge building that is not part of this application but will have a 
new parking arrangement. The proposed new dwellings would have 4-5 bedrooms and 
would be located in relatively spacious plots which have been arranged around two 
large specimen trees that are to be retained. 

 
1.6 Southwest – this area is proposed to accommodate a block of ten affordable 

apartments with two 2-bedroom bungalows attached. Parking will be located to the 
rear. The main block will be two storey and has been designed to mimic the mansion. 

 
1.7 Southeast and east – eleven two bedroom retirement houses are proposed to the 

southeast of the main house. The large open space to the front of the mansion will be 
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retained.  It is proposed to retain all of the existing buildings on site that are considered 
to be of any quality. This includes the original part of the main house which is to be 
refurbished to create six apartments. The Garden Cottage and Stable are also to be 
retained and reinstated as dwellings together with the Coach House. 

 
1.8 The remainder of the site is made up of a formal and informal garden area immediately 

adjacent to the main house which is integral to its setting and the character of the 
historic garden. This area is not proposed to be developed but will be long term 
managed and restored where appropriate as part of the wider development of the site. 
The listed walled garden is to be maintained by a private management company as 
part of the development and will not form part of the title of any of the adjacent 
dwellings. 

 
1.9 The majority of the proposed development will be accessed off the existing access 

road off Pen-y Pound. A separate access off Hillside to the south of the site will be 
created to serve the proposed affordable housing in the south western corner of the 
site.   

 
1.10 The site is within the development boundary of Abergavenny and is not constrained by 

any flooding or ecological designations. However, the site is a Historic Park and 
Garden and is within the Abergavenny Conservation Area. The walled garden to the 
rear of the mansion house is also Grade II listed.  
 

2.0 RELEVANT PLANNING HISTORY 
 
DC/2015/01586 – Conservation Area Consent for this development. Concurrent 
application. Recommended for approval. 
 

3.0 LOCAL DEVELOPMENT PLAN POLICIES 
 
Strategic Policies 

 
S1 – Spatial Distribution of New Housing Provision 
S4 – Affordable Housing 
S12 – Efficient resource Use and Flood Risk 

 S13 – Landscape, Green Infrastructure and the Natural Environment 
 S16 – Transport 
 S17 – Place Making and Design 
  
 Development Management Policies 
 
 H1 – Residential Development within Main Towns 

SD2 – Sustainable Construction and Energy Efficiency 
SD4 – Sustainable Drainage 
DES1 – General Design Considerations  
EP1 – Amenity and Environmental Protection 

 NE1 – Nature Conservation and Development 
GI1 – Green Infrastructure Provision 
LC3 – Brecon Beacons National Park 
LC5 – Protection and Enhancement of Landscape Character 
MV1 – Development and Highway Considerations 
MV3 – Public Rights of Way 
HE1 – Development in Conservation Areas 
HE2 – Alterations to Unlisted Buildings in Conservation Areas 
 

Page 204



 
4.0 REPRESENTATIONS 

 
4.1  Consultations Replies 
  
4.1.1 Llantilio Pertholey Community Council – Recommend approval. 

 
4.1.2 Abergavenny Town Council – Recommend approval. 
 
4.1.3 Cadw – No objection in principle. Concerns regarding the density of housing in the 

northwest area of the site. Full comments; 
 

The planning application is supported by a Conservation Statement by RPS group and 
a LVIA by Anthony Jellard Associates. Whilst the Conservation Statement deals with 
the impact of the demolition of the modern buildings and the retention and conversion 
of the historic building, it does not deal with the impact of the new build residential units 
within the grounds on the registered historic park and garden.  

 
The Design & Access Statement splits the proposed development into 3 areas (p.12, 
para 4.4) North-West; South-West; East. Our comments on the proposals within these 
areas are as follows.  

 
Northwest - It is proposed to construct a cul-de-sac of 13 new residential units in the 
north-west area of the registered park and garden. The proposals include driveways 
off the main drive and a new road access. In our view, this part of the application will 
have a significant adverse impact on the registered site.  
 
The Hill is approached from the west along the entrance drive. This has been the main 
approach since the eighteenth century and by the nineteenth century the drive was 
flanked by an avenue of trees. The north-west area is clearly visible from the historic 
drive and provides the immediate setting to the historic approach and the parkland 
setting to the house and formal gardens. The proposals in the north-west area of the 
site conflict with some of the philosophies set out in the Conservation Statement 
accompanying the application, which aims to improve the setting of the historic 
mansion and grounds. In fact p.18 of the Conservation Statement makes the 
recommendation to remove the intrusive current parking areas from the sloping ground 
to the north of the site access drive. Whilst we agree that its removal would be 
beneficial to the registered park and garden, we have concerns about its potential 
replacement with modern development.  

 
Although part of the north-west area has already been developed as a car park, this is 
simple, flat tarmac area and presents an opportunity to improve the setting of the 
mansion, gardens and approach drive by the reinstatement of this area of the park and 
garden. Whilst reinstatement would be our preferred option in this area, our concerns 
could potentially be mitigated by a reduction in the density of development in this area 
and an alternative design and layout which appears less like a modern housing 
development and is more in character with its historic setting,  

 
Southwest - A 10-unit apartment block with two 2 bedroom bungalows attached is 
proposed in the south-west area of the site. Access to the new units is proposed via 
Hillside, separating this area from the historic park. The proposed units encroach onto 
a previously undeveloped area of the registered park and garden and therefore will 
have some adverse impact on it. However, the existing trees which are to be retained 
as part of these proposals will go some way to screening the proposed units in this 
area and although it would be preferable to retain this open area, we do not consider 
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that the proposed units will have a significant impact on the edge of the registered 
park.  

  
East - The proposed demolition of the modern blocks together with the proposed 
retention and conversion of the mansion, garden cottage, stables and coach house 
provides a sustainable use for the historic buildings and is likely to have a beneficial 
impact on the registered park and garden at The Hill. In our view, the proposed 
construction of 11 two-bedroomed retirement houses with single car ports, partly on 
the previously developed areas adjacent to the mansion and additionally in the south 
east of the site, is likely to be an improvement to the large college blocks currently 
adjacent to the mansion. The proposed parking arrangement is also improved by the 
removal of parked vehicles from the mansion forecourt. The proposed units in the 
south-east of the site encroach onto a previously undeveloped area of the registered 
park and garden and therefore will have some adverse impact on it. However, the 
existing trees which are to be retained as part of these proposals will go some way to 
screening the proposed units in this area.  

 
The sympathetic repair to garden features and proposed replanting to enhance the 
historic character of the registered park and garden is beneficial and welcome. 
However, it is not clear how it is proposed to retain the historic character of the 
registered park and garden in the long term, which could easily be diluted by 
unsympathetic management and ad-hoc incremental changes.  

 
4.1.4 Brecon Beacons National Park Authority – Object to area of housing to the northwest; 
 

The National Park echoes the concerns raised by Cadw in respect to the detrimental 
impact represented by the cul-de-sac of dwellings proposed to be located to the north 
western corner of the site. This area of the development is of particular interest to the 
National Park Authority as it is adjacent to the boundary of the National Park. It is 
considered that this section of the site with numerous mature trees provides clear 
definition between the open field landscape of the Park, contributes to the conservation 
areas and the setting of the Registered Park and Garden. The National Park Authority 
consider the cul-de-sac development for reasons of design and density urbanises the 
area. In the guidelines recommendations section of NRW’s LANDMAP advice 
regarding Visual and Sensory aspect of this part of Abergavenny it is stated; ‘Medium 
Term (new build should reflect historical character both in materials, forma & structure) 
Immediate (discourage new housing/development on rising ground, valley floor and 
where it would affect the setting of the BBNP’. In respect of lighting associated with the 
development, it is considered important to protect the national Park Dark Skies reserve 
and the visual and ecological qualities provided by the woodland area located adjacent 
to the Park boundary. 

 
National Park Ecologist; Not had time to undertake a site visit and unclear how much 
tree loss there will be but concern that a number of trees and woodland habitats within 
the site will be felled. The retention of the woodland corridor along the northern 
boundary is welcomed but its value is diminished by loss of trees and woodland habitat 
to the south. It will also be important to ensure that external lighting is sensitively 
designed and sited to avoid light-spill to the woodland corridor and the National Park 
beyond.  

 
4.1.5 Dwr Cymru-Welsh Water – No objection subject to conditions and advisory notes. 
 

4.1.6 Natural Resources Wales (NRW) – Significant concerns with the proposed 

development as submitted. We recommend that planning permission should only be 
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given if the following requirements can be met by the applicant. If these requirements 
are not met then we would object to this application.  
Summary of Requirements;  
1. Landscape: Amendments to the quantity, layout and design of new residential 
development within the Registered Park;  
2. Landscape: Further research and site investigation on the designed landscape as 
part of the Historic Environment Assessment;  
3. Landscape: Production of a Conservation Management Plan for the Registered Park 
& Garden. If your Authority is minded to grant this proposal in its current form we 
recommend that this requirement is secured through condition;  
4. European Protected Species: A comprehensive bat method statement setting out 
the impacts of the proposals on bats and details of all the mitigation that will be put into 
place.  

 
4.1.7 MCC Highways – No objection. Main part of access road to be adopted. 
 
4.1.8 MCC Planning Policy – No objection.  
 
4.1.9 MCC Heritage Officer – No objection subject to conditions; 
 

 Roofs on conservatries on plots 11, 12 and 13 should be solid.  

 Fascia / soffits to be painted timber in a dark colour.  

 Rainwater goods in cast metal, but should be a dark colour.  

 Samples of materials. 
 
4.1.10 MCC Green Infrastructure Team (GI, Landscape, Ecology, Trees and Public Rights of 

Way - collectively looked at the submission and put forward a number of objections; 
 

GI – The existing GI assets have not been fully incorporated into the layout as 
submitted with particular concern around the loss of woodland and trees and close 
proximity of the development to these assets. It is also unclear how the walled garden 
will be available to the residents and wider community. 
 
Landscape – 

 Lack of reference to the landscape setting and character of place specifically 
in relation the design and layout of development to the north-west and south-
east. 

 Lack of a comprehensive and inclusive GI strategy that also embraces the 
historic landscape and access opportunities. 

 Concerns about the quality and layout of development and its suitability and 
compatibility within the listed building and historic parkland and setting.  I am 
particularly concerned about the proposed circular cul-de-sac to the north. I feel 
development is too high (ideally this should be retained as parkland) however 
at minimum the proposal should be restricted to just the southern proportion of 
the site which is currently occupied by the car park. This layout and overall 
design in particular is contrary to policies S13, 17, LC5 and HE1. 

 
Ecology – An ecological objection was offered for this scheme based on insufficient 
assessment of impacts of development on habitats and species and loss of woodland 
habitat and potential negative effects on Ancient Semi natural woodland. Further 
information subsequently submitted. 

 

Page 207



Public Rights of Way – Objects. Countryside Access believes that the proposed 
development does not comply with the requirement of both TAN 12 and the Active 
Travel Bill.  

 
4.1.11 MCC Education - Based on 32 houses using the housing mix provided this 

development generates 7 primary pupils. The remainder of the development is 1 bed 
flats so will not impact.  The catchment area school is Deri View Primary school, 
therefore there is capacity to accommodate the additional pupils. 

 
4.1.12 MCC Housing Officer – No objection subject to S106 to secure the affordable housing 

proposed. Due to nature of the site and the development, a commuted sum to make 
up for a shortfall in number of affordable units on the site will be acceptable in this 
case.  

 
4.2 Neighbour Notification 
 

Two representations received. Object on the following grounds/raise the following 
concerns; 

 

 Question who will manage the trees and greenery adjacent to the wall on Pen-y-
Pound? 

 Increase in traffic on Pen-y-Pound due to the number of homes which will put 
pressure on the narrow road outside the estate. 

 Should allocated parking within the site for visitors to the walled garden 

 The walled garden should be open to the public daily. 

 Opposed if adequate long term plans are not included for the public access to the 
walled garden and for the undisturbed retention of the woodland bordering Deri 
Road. 

 
4.3 Other Representations 
 
4.3.1 Abergavenny and District Civic Society – The Society is pleased to make the following 

observations on this application: 
 

We regret the loss of an educational facility that contributed, and might have continued 
to contribute, much to the well-being of the town.  Nevertheless we have no planning 
objection in principle to the residential use of existing buildings and parts of the grounds 
provided that the development is sufficiently consistent with the character of the 
Conservation Area and the Grade II status of the entire area in the Cadw/ICOMOS 
Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales.  We 
are aware that the site is within the Local Development Plan development boundary 
for Abergavenny, though the applicants’ claim that the location is sustainable might be 
questioned. 

 
Our comments are constrained by being are unable to gain access to the site.  We 
cannot, for example, assess how the positioning of houses will impact on views from 
the main house. 

 
The main planning concern expressed by our members is traffic generation on Pen-y-
Pound and particularly at the junction with Avenue Road and Old Hereford Road, which 
is regularly overloaded by school and leisure centre traffic.  The argument that 45 
residential units will not generate significantly more traffic than the residential college 
is strongly questioned.  Local residents assert that there were normally only about a 
dozen cars parked at the college and that students were usually transported by 
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minibuses.  They also point to the amount of weekend parking generated on Pen-y-
Pound by nearby leisure activities. 

  
We are uneasy that a further development phase may be proposed for the south-
western part of the parkland, and would like to see this ruled out.  

 
The character of the adjacent part of the Conservation Area is low density bespoke 
housing of varying periods scattered somewhat randomly in the well-treed grounds of 
old houses.  The density proposed for the north-western part of the site is similar to 
that of Avenue Crescent, which is further away, off Avenue Road.  We note that your 
pre-application advice does not recommend this area and we would have preferred a 
lower density and a more random distribution of houses here. We note the variety of 
styles proposed and that landscaping and walling details, yet to be submitted, can 
determine the quality of the scheme.  Nevertheless we fear that the housing here will 
have an unduly estate-like character. 

 
Without access, we have no comments on the siting of the other housing proposals. 

 
The proposed architecture seems generally acceptable, echoing traditional or 
vernacular forms and well-proportioned.  Materials are not detailed other than in para 
4.9 of the DAS.  We are unsure about the late Victorian style chosen at a right angle 
to the classical main house, but this is impossible to judge without sections, street 
views or access to the site.  If there are floor levels on the layout plan, we cannot read 
them on line.  We recognise that modern housing may not need them, but we always 
feel that traditionally styled houses without chimney stacks appear debased; only four 
have these, and they are rather unsuitably added to the side elevations.  The 
somewhat ‘Regency’ style of the main affordable housing block would particularly 
benefit from chimney stacks. 

 
We leave the detailed assessment of the trees in the area to your experts, commenting 
only that we attach the highest importance to retaining and managing those on the 
boundaries of the site.  A 1949 aerial photograph shows few trees in the north-western 
part of the site now proposed for housing.  We also stress the importance of retaining 
and managing old boundary walls and the entrance gateway. 

 
We note the concerns expressed by Friends of Gardd y Bryn regarding the walled 
garden.  We agree that the authentic historic character of the garden should be 
restored rather than replaced with a new scheme, and we fully support the need to 
ensure its appropriate management and public access, whether by planning conditions 
or other means.  This will require some provision for car parking and toilets. 

 
Another plea is that the street lighting should be compatible with the National Park’s 
Dark Sky Reserve. 

 
Several of our members have commented on potential S106/CIL funding for road 
improvements or enhancement of the Football Stadium, a social facility to which U3A 
relocated when The Hill became unavailable.     

 
4.3.2 Friends of Gardd Y Bryn - We are volunteers in The Friends of Gardd y Bryn group 

who have been working to restore the historic walled garden at The Hill, 
Abergavenny, since 2010. We have some concerns about the development plans.  
 
We were informed at a public exhibition that a resident’s management committee 
would decide on how the estate, including the walled garden, would be maintained in 
the future.  
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But the proposals shown online would effectively destroy what is left of the current 
walled garden, in addition to shutting out any community involvement. 
 
We are concerned about the proposal to reduce the size of the walled garden and 
hive off part of it to provide two private gardens. 
 
If the Edenstone application is granted we would like to see in the planning 
conditions that any future resident’s management committee would ensure that the 
walled garden remains a garden and that there would be reasonable access and 
facilities for community organisations.  
 
We would welcome the retention of the garden’s layout and the retention of its 
heritage theme but other proposals are at odds with the accompanying ecological 
study: 4.6.1 Aims - Retain existing wildlife value of shrubs.  Retain and enhance 
ecological value of walled garden while retaining its formal historic management. 
 
The creation of the lawns, communal orchard and mulberry walk is a completely new 
design for the garden which will inevitably result in the destruction of all of the 
existing shrubs, many of which are prized and unusual.  
 
The orchard and 'hay meadow' throw up a maintenance problem. Mowing an orchard 
needs special equipment especially if it is among trees. The maintenance 
recommendations from the ecological study also recommend leaving strips of 
unmown grass to enhance the ecological diversity, true, it will. But wouldn’t the 
residents want the grounds kept 'neat and tidy', and how likely would it be that these 
unmown strips would be left, unless they are fenced off. 
 
Why mulberry trees have been recommended is a complete mystery: these trees are 
slow growing, and when they eventually fruit, the birds will eat them and then deposit 
awful stains on the surrounding area and the residents’ washing! 
 
The walled garden has been planted with a series of themes and some yew-hedged 
‘rooms’ one of which has yellow and gold coloured flowers and plants while another 
has a silver theme. The new proposals for the walled garden have paid no 
consideration to what is already there - mature trees and shrubs. A yew hedge has 
been put in a different place and a border somehow squeezed between it and the 
central path, the ‘gold’ and ‘silver’ gardens have been replaced by vegetable plots, 
the soft fruit becomes lawn as well as the shrubbery on the other side. It is not clear 
what is proposed in other areas such as the current Mediterranean garden. 
 
It’s not clear what is planned for the walled garden’s only vehicular access in the 
south-west corner (and access to the compost heaps). If this goes, how will heavy 
machinery get in? What about disabled access? Also, if the compost heaps are to 
disappear where will the new ones go? What about car parking facilities? 
 
We are primary concerned with the historic and registered walled garden which we 
would very much like to see restored. We would also like to echo the sentiments of 
many residents of Abergavenny and beyond who feel mournful about the loss of The 
Hill College and conference centre with its residential and educational facilities. It is a 
great loss to the amenities and culture of the town. 
 
We understand that this site is not in Monmouthshire County Council’s Local 
Development Plan adopted on 27 February 2014, and if the application is approved, 
we feel that especially strict planning conditions would be appropriate.  
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We would ask that the entrance road to the estate be adopted by the local authority 
as part of the planning conditions. 
 
Secure facilities such as water, electricity, a toilet and a mess room should be laid on 
for garden volunteers as well as car parking, and storeroom for tools. 
Unfortunately, the lack of toilet facilities once the security guards were withdrawn 
meant that we lost a chance to bolster the number of volunteers by incorporating 
another group. In addition, the continued uncertainty about the site’s future meant 
that we could not apply for grant funding. 

  
4.3.3 SEWBREC Search Results – Various species of bat recorded foraging/commuting 

within the vicinity of the site. 
 
5.0 EVALUATION 
 
5.1 Principle of Development 
 
5.1.1 The site is within the development boundary for the town and as such the principle of 

development is supported. The scale of the development and the desire to develop 
and manage the site as a whole is welcomed, as is the retention of the main house, 
stables, Garden Cottage and Coach House. 

 
5.1.2 Strategic Policy S4 relating to the provision of affordable housing is of relevance; for 

sites of five or more dwelling units  in  Main Towns such as Abergavenny there is a 
requirement for 35% of the total number of dwellings on site to be affordable. The 
proposed development includes 33 market dwellings and 12 affordable dwellings (10 
flats and 2 bungalows), falling short of the requirements of Strategic Policy S4 which 
would require 16 affordable units.  

 
5.1.3 The proposed layout of the site is low density and considerably less than 30 dwellings 

per hectare which is the presumed capacity of sites for residential development in the 
Local Development Plan (referred to under criterion i) of Policy DES1). However, 
compliance with this criterion must be weighed against criteria l) of Policy DES1 which 
seeks to ensure that existing residential areas characterised by high standards of 
privacy and spaciousness are protected from overdevelopment. The sensitive setting 
in this instance is considered to justify a relaxation of normal density requirements. In 
this respect, the site is located within the Abergavenny Conservation area, where 
Policy HE1 applies and must be taken into consideration. As there is no specific local 
planning policy in relation to historic parks and gardens it is important to ensure DES1 
in relation to General Design is considered along with Chapter 6 of Planning Policy 
Wales relating to Conserving the Historic Environment. The impact of the proposed 
development on these features is considered below. 

 
5.1.4 Coleg Gwent have indicated that the site is no longer required and has therefore 

contracted to dispose of the site to Edenstone Homes Ltd on receipt of planning 
consent. There is no planning policy requirement to keep the facility for educational 
purposes if the need is no longer there or met elsewhere which is clearly the case at 
this site given that the use ceased in 2009.  

 
5.2. Impact on the Conservation Area, National Park, Registered Garden and Listed Walled 

Garden 
 
5.2.1 The layout of the site has been arranged to suit the existing topography of the site 

which is generally sloping from northeast to southwest. The layout has been designed 
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to have regard to the existing buildings and gardens, roads and footpaths within the 
site as well as the setting of the main house within the Historic Park.  

 
5.2.2 All of the new residential units will be two storeys in height except for the two self-

contained affordable bungalows that will be attached to the apartment black in the 
south western corner of the site. Materials proposed for new build private dwellings are 
a mix of stone and rendered walls with natural slate roofs, sash uPVC windows and 
timber doors with cast metal rainwater goods. The affordable dwellings will be render 
and brick with a natural slate roof and uPVC windows and doors. Dark coloured uPVC 
rainwater goods are also preferred by the developer for the affordable units as social 
landlords generally require them for maintenance purposes. 

 
5.2.3 In order to define public and private areas within the site, some means of enclosure 

will be required. To this end, painted railings are proposed in addition to low level 
planting. It is proposed to erect a 1.8m natural stone wall around the affordable housing 
in the south west corner of the site and along the public boundaries of the new 
dwellings to the northwest. Adjacent to the walled garden 1.1m high post and wire 
fencing is proposed to define curtilage boundaries. Elsewhere timber fences will only 
be used between rear gardens where they generally cannot be seen. The means of 
enclosure proposed are considered to be appropriate to the location. 

 
5.2.4 The proposed new housing to the north west of the site has been designed as a cul-

de-sac of 13 new two storey residential units. The proposals include driveways off the 
main drive and a new road access. This area of development has generated the most 
concern from consultees. The area will be accessed via a left hand turn off the main 
entrance drive. This drive has been the main approach since the eighteenth century 
and by the nineteenth century the drive was originally flanked by an avenue of trees. 
The area provides the immediate setting to the historic approach and the parkland 
setting to the house and formal gardens Part of this area is currently a car park and 
given its currently engineered appearance, it is therefore difficult to argue against re-
using this area for new housing. The band of trees along the northern side of the 
driveway are to be retained and will provide some screening and retain a sense of the 
original avenue with only one additional access point to serve one private dwelling off 
this drive that will be between the existing trees.  

 
5.2.4 This area includes, amongst others, a very large veteran Sweet Chestnut tree which 

has significant value both architecturally and in terms of its importance for biodiversity. 
The tree is to be protected during construction and protected and retained thereafter 
and will form the focal point of this part of the site. It will be within open space and not 
within the title of any individual property. Other veteran trees that will become part of 
private gardens are protected by TPOs and it will be clear to any prospective 
purchasers that mature trees will be in their garden and that these trees are protected. 

 
5.2.5 The existing woodland on the northern boundary with the National Park is also to be 

retained. This will continue to act as a buffer between the application site and the open 
fields of the National Park to the north. It is also considered that sufficient distance has 
been allowed between this part of the development and the walled garden and due to 
existing tree planting and the topography of the site, this part of the site has little visual 
relationship with the setting of the main house, formal walled garden and parkland area 
to the south. The low density of development proposed at this part of the site is not 
considered to conflict with the character of the registered park which has historically 
been open with a strong belt of boundary trees to the north and west. 

 
5.2.6 In terms of the design of the houses themselves, these have been designed to be 

sympathetic to the vernacular of the area. Windows are to be mock sash with Georgian 
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style window bars. The houses will also feature details including stone cills and heads 
to doors. Chimneys have also been included on larger properties. A mix of render and 
stone finishes are proposed to add some variation. 

 
5.2.7 A 10-unit apartment block with two 2 bedroom bungalows attached is proposed in the 

south-west area of the site. This housing here will be affordable, specifically for older 
people which reflects the need in the local area.  Access to the new units is proposed 
via Hillside, separating this area from the historic park although the residents of these 
units will have pedestrian access to the historic park and full use of this area as per 
the occupiers of the private dwellings.  

 
5.2.8 The proposed units project into a previously undeveloped area of the registered park 

and garden and therefore will have some adverse impact on it. However, the existing 
trees which are to be retained as part of these proposals will go some way to screening 
the proposed units and it is accepted that this area has already been encroached upon 
to some degree by the existing private dwelling between the driveway and the 
proposed new housing to the south west which appears to have been built in the 1960’s 
or 70’s. As such it is not considered that the siting of new housing in this area will have 
a significant impact on the edge of the registered park.  

 
5.2.9 As opposed to the more generic design of the private houses on the site, the block of 

affordable apartments and attached bungalows has been designed in the style of the 
main house itself although there will be little direct visual relationship between the two. 
The principle of using the main house to influence the design of the affordable 
dwellings, which by virtue of the fact that they are flats and tend to be bulky structures, 
is welcomed to provide this element with good proportions and a well-considered 
design.  

  
5.2.10 The proposed demolition of the modern blocks together with the proposed retention 

and conversion of the mansion, garden cottage, stables and coach house provide a 
sustainable use for the historic buildings and is likely to have a beneficial impact on 
the registered park and garden at The Hill. The proposed construction of 11 two-
bedroomed retirement houses with single car ports, partly on the previously developed 
areas adjacent to the mansion and additionally in the south east of the site, would be 
an improvement to the large college blocks currently adjacent to the mansion. The 
proposed parking arrangement is also improved by the removal of parked vehicles 
from the mansion forecourt.  

 
5.2.11 The proposed units in the south-east of the site are located on a previously 

undeveloped area of the registered park and garden and therefore will have some 
adverse impact on it. This area was originally used for tennis courts and a croquet lawn 
and was not therefore part of the more informal parkland gardens that remain to the 
front of the main house. The existing trees which are to be retained as part of these 
proposals will also go some way to screening the proposed units in this area from 
views from the house.  

 
5.2.12 The design of the dwellings in this area is similar to those in the north west of the site. 

However, the density of the units here has been increased and the size of the units 
reduced. In this way the proposed new dwellings will relate better to the scale of the 
main house and other existing cottages that are to be retained. 

 
5.2.13 The sympathetic repair to garden features and proposed replanting to enhance the 

historic character of the registered park and garden is beneficial and welcome. The 
Green Infrastructure Management Plan will show how the historic character of the 
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registered park and garden will be retained in the long term as this could be diluted by 
unsympathetic management and ad-hoc incremental changes in the future.  

 
5.2.14 Overall therefore, on balance it is considered that the layout and design of the 

proposed will not harm the registered park or the wider landscape and will maintain or 
enhance the character and appearance of the consideration area.  

 
5.3 Access, Parking and Traffic 
 
5.3.1 Vehicular access to the majority of the site will be via the existing access off Pen-y 

Pound. The existing access is not up to current standards in terms of visibility. 
However, the site has an extant use as a residential educational facility which would 
have generated its own traffic and this must be taken into consideration even if the site  
was not being used up to potential capacity. The benefits of refurbishing the existing 
entrance gate and walls and reinforcing the former avenue of trees that would have 
formed the western approach to the main house is also recognised. 

 
5.3.2 Consideration may need to be given to change in priority with the access as the main 

highway and the ‘mountain’ access road being the minor road. The footway along Pen-
y-Pound may need to be upgraded or widened. The 30mph zone may need to be 
extended which would require Traffic Regulation Orders, the costs of which would need 
to be met by the developer. 

 
5.3.3 It is proposed to provide 103 car parking spaces in total (including five integral 

garages). The number and dimensions of the parking spaces have been calculated 
using the Council’s adopted parking standards which requires one space per bedroom 
up to maximum of three spaces per dwelling. Based on the quantum of development 
this required number of spaces would stand at 92. Therefore the proposed 
development is considered to be compliant in this regard.  

 
5.3.4 Objections have been raised in relation to the amount of traffic that is likely to be 

generated by the proposed new housing and its impact on the surrounding local road 
network. In this regard the existing lawful use of the site as a residential college needs 
to be considered. The site currently provides parking for approximately 120 cars and 
although the college was not being used to its capacity in more recent years, the 
potential traffic generated by the previous use (the fall-back position) is no less than 
the potential traffic generation of the proposed dwellings.  

 
5.4 Biodiversity Considerations 
 
5.4.1  An ecological objection was offered for the scheme based on insufficient assessment 

of impacts of development on habitats and species and loss of woodland habitat. As 
such an Ecological Impact Assessment (EcIA) has now been submitted to support the 
application. 

 
5.4.2 From the EcIA it can be deduced that the extent of vegetation removal will be limited 

to 1.89 acres (0.76 hectares) which equates to 19% of the overall application area 
(which does not include the area of open grassland amenity space within the blue line 
boundary). Of that area to be lost, 1.5 acres (0.60ha) will include loss of woodland and 
scrub. 4.4 acres (1.78 ha) of existing woodland, scrub and grassland within the 
application site will be retained together with 10.5 acres (4.25 ha)  of woodland, scrub 
and open space that lies outside the application site but within the wider estate grounds 
controlled by the applicant. On balance therefore it is considered that the potential 
overall loss is not significant. 
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5.4.3 The floristic value of the existing grassland has been identified as moderate–low. There 

are significant opportunities to increase floristic value of amenity grassland by over-
sowing with species such as yellow rattle or use of lawn mixes on areas that need to 
be managed more often. This should be included in the Green Infrastructure 
Management Plan.  

 
5.4.4 Based on the Phase 1 habitat map it is considered that the area of scrub that will be 

lost will be limited to a small area near the buildings which subject to a condition to 
consider nesting birds and reptiles, will not have a significant effect. Hedgerows were 
identified as species rich Priority Habitats but fortunately these habitats will not be 
affected by the development. The long term management of these should also be 
included in the GI Management Plan.  

 
5.4.5 A bat survey report has been submitted to support the planning application which 

considers both the buildings at the site and the trees. Bats were found to be using 
some of the buildings on and around the site but works to these do not form part of this 
planning application. A condition will be necessary for trees to be removed/subject to 
works / close to the new development to be re-inspected prior to works particularly as 
there was a high number of trees with bat roost potential.  Also, due to the potential 
loss of trees as roosts due to disturbance/lighting/habitat severance, it is 
recommended that a planning condition is used to secure bat enhancements in the 
new builds and on trees in the form of bat boxes. 

 
5.4.6 The Preliminary Ecological Assessment identifies extensive habitats suitable for 

reptiles throughout the site. It recommends that Reptile survey should be undertaken 
however, a Mitigation Strategy has been submitted based on assumed reptile 
presence. It would be preferential to undertake survey to ascertain presence/absence 
and estimate population size in accordance with best practice. However, in this case it 
is considered that a planning condition which would secure the mitigation plan with a 
revised plan to demonstrate the extent of reptile exclusion fence to be erected and 
maintained throughout the construction period, can be used. The receptor site for any 
reptiles that have to be moved from the site must be included in the GI masterplan to 
secure future management in line with other GI management. Gardens and 
landscaping will be able to be recolonised by Common Reptiles when works are 
completed. 

 
5.4.7 22 species of bird were recorded at the site on a casual basis in line with Extended 

Phase 1 methodology. Several of these species are identified as Section 42 species 
including Song Thrush, Bullfinch, Linnet and House sparrow. Impacts on these birds 
are likely to result from a loss of scrub, loss of undisturbed habitat and an increase in 
predators such as domestic cats. Nesting opportunities can be provided for House 
sparrow in the new build elements of scheme and the other species of bird will benefit 
from appropriate woodland and site management in accordance with a detailed Green 
Infrastructure Management Plan.  

 
5.4.8 Greater than 14 species of invertebrate were recorded at the site during the extended 

phase 1 survey. The mosaic of habitats including the ancient woodland provides 
valuable habitats for these. Two Section 42 species of Principle Importance for 
conservation in Wales were identified at the site. Both of these species are most likely 
associated with the open areas of grassland in the northern area of the site, one of 
which appears to be at risk of loss from development.  Future management 
improvements to grassland / woodland mosaics at the site could compensate for this 
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but must be secured by a wider GI Management Plan which includes grassland 
habitats outside of the red line (within the blue line). 

 
5.4.9 Japanese knotweed has been identified on site and a removal plan should be 

conditioned to ensure that it does not affect the residential development or habitats on 
site in the long term. 

 
5.5 Green Infrastructure (GI) 
 
5.5.1 There are clearly real benefits in the proposals that have been put forward and the 

scheme offers some exciting opportunities. The setting of the listed building and 
parkland, the rich biodiverse habitats at the site and its close proximity to other high 
quality green infrastructure make it a development which will be able to market on the 
basis of high quality GI setting.  

 
5.5.2 A Green Infrastructure Management Plan (ecology) has been prepared for the site 

however this is only relevant to ecology and does not cover other Green Infrastructure 
such as landscape or access and connectivity. The extent of the plan is also insufficient 
as it should cover the potential reptile receptor site. As such a condition requiring a 
more comprehensive GI Management Plan would need to be attached to any consent 
if the Council is minded to grant. This should seek to increase floristic value of amenity 
grassland by over-sowing with species such as yellow rattle or use of native lawn mixes 
on areas that need to be regularly managed. Management for the woodland should 
aim to positively manage the woodland considering its character and promote good 
structure and longevity. Management should be carefully designed by an experienced 
habitat management expert. It could focus on the removal / thinning of the plantation 
areas to remove species such as turkey oak and create a woodland / grassland mosaic 
with a scrub interface.  

 
5.5.4 Trees and woodland have where possible been left out of private ownership to prevent 

their degradation which is good practice. It is welcomed that the bat roosts are included 
in the GI Management plan for the site. It will need to identify the trees that have been 
identified as bat roosts and those that have been identified as having high bat roost 
potential.  
 

5.5.5 The GI Management Plan should include the parkland area at the south of the site as 
an open space for residents. Subject to conditions the proposed development is 
considered to be acceptable having regard to Policy GI1 of the LDP. 

 
5.6 Landscape Impact 
 
5.6.1 The proposal is located within the settlement of Abergavenny on rising land below the 

Sugar Loaf and forms an intermediate between the flat valley floodplain and the steep 
valley sides. The walled garden is listed and the grounds are registered as a grade 2 
historic park and garden. The whole of the site sits within the Abergavenny 
Conservation area.  It is identified under LANDMAP as a landscape of outstanding 
value for its cultural aspect, moderate value for its historical and visual and sensory 
aspects (as LANDMAP places the site just within the modern built form of 
Abergavenny) and low value for its Landscape habitats and geological value. 

 
5.6.2 The site is extensively screened by mature trees and woodland on all sides and 

therefore the impact of the relatively low density housing on the wider landscape will 
be limited. Concerns have been raised by Cadw and the Council’s landscape officer 
particularly in relation to the proposed housing to the north west of the site. This part 
of the site offers the greatest opportunity for new build houses and contributes heavily 
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to the viability of other parts of the proposal; most notably the conversion of the original 
dwelling and removal of modern extensions. As a result of the requirement to retain 
the majority of the trees in this area, the layout of the proposed housing on this part of 
the site is relatively low density and the house types, although they could be 
considered ‘standard’, are considered to be in keeping with the semi-rural setting. 
Given the need to provide new homes and the benefits to the wider historic park and 
the original house that will be afforded as a result of a viable development, it is 
considered that the proposed layout and house design on this part of the site are 
acceptable from a planning point of view. 

 
5.7 Trees 
 
5.7.1 In 2012, interest was shown in developing the land to the west of the house. This 

resulted in the issue of a tree preservation order (TPO) on many of the trees in this 
part of the site. Of particular note are three veteran Sweet Chestnut trees, two of which 
situated on the western edge of the main car park, and are old, gnarled specimens 
which have substantial value both architecturally and in terms of their importance for 
biodiversity. The third is situated within regenerating woodland to the north of the 
former car park area is still relatively intact and is simply massive.  The retention of 
these trees and their use as focal points for the development is welcomed.  

 
5.7.2 The woodlands to the north of the site between the house and Deri Road, plus the 

woodland in the south eastern corner of the site are remnants of Ancient Semi- Natural 
Woodland (ASNW) and are listed on The Ancient Woodland Inventory of Natural 
Resources Wales. ANSW is woodland that has developed naturally and been in 
continuous existence since 1600AD. Because of their longevity ASNWs contain 
relatively undisturbed soil upon which communities of flora and fauna unique to a 
particular woodland depend for their survival. Development in this area of the site has 
therefore been avoided but the manner in which the woodland is managed in the future 
will have to form part of the Green Infrastructure Management Plan. 

 
5.8 Public Rights of Way 
 
5.8.1 The Active Travel (Wales) Bill requires local authorities to continuously improve 

facilities and routes for pedestrians and requires new road schemes to consider the 
needs of pedestrians and cyclists at design stage. In their response the Council’s GI 
Team stated that they were concerned about the lack of pedestrian/cycle access into 
the site of the proposed development and the security and maintenance of the 
proposed pedestrian access within it. Whilst secured public access to and within the 
entire site would be a benefit to both local residents and the wider public, the 
development has been designed to provide residents with high standards of  privacy 
and security usually associated with a gated development; notably the retirement 
homes and apartments at the east of the site. Therefore although there will be 
opportunities for occasional public access to the site and walled garden, it is not 
considered that unrestricted access would be appropriate in this case and cannot be 
insisted upon.  

 
5.9 Residential Amenity 
 
5.9.1 The site is generally self-contained and therefore the development will only have 

significant impact on the existing neighbouring occupiers of The Lodge and Pen y Hill 
House which are located within the site boundaries. Plot 1 which is the dwelling closet 
to The Lodge has been designed to have no windows overlooking this dwelling. No 
dwellings are proposed within closed proximity to Pen Y Hill House. 
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The impact of the proposed development on neighbouring occupiers at Hillside to the 
east will be minimal given the mature tree screen around the periphery of the site 
together with the 1.8m stone wall. 

 
5.8.2 Within the site, the width of the access road and pedestrian footpaths along with car 

parking and defensible space at the fronts of the proposed dwellings help achieve 
consistently acceptable separation distances between dwellings and habitable rooms 
to ensure that normal standards of privacy are met.  

 
5.9 Section 106 Heads of Terms 
 
5.9.1 Policy S4 requires that the 35% of the total number of new dwellings proposed are 

affordable which would equate to 15.05. The application proposes 12 new build 
affordable dwellings which is a shortfall of 3.05 units. As such, it has been agreed that 
a commuted sum for affordable housing in the area be a part of any Section 106 
Agreement. In this case the figure has been calculated on the assumption of 2 x two 
person 1 bed flats and 1.05 x three person two bed bungalow which is a contribution 
of £179,616 

 
5.9.2 A contribution towards provision and maintenance of public open space is required for 

all new development. This equates to £882 per dwelling for children’s play provision 
(this would not apply to the affordable houses or those for persons over 55 years of 
age) and £3,132 per dwelling for adult recreation provision (not applicable to the 
affordable units). 

 
5.9.3 Given that money paid for the site by the developers will go directly to funding 

education, no additional contribution will be sought via a Section 106 Agreement. 
 
6.0 RECOMMENDATION: APPROVE 
 

Conditions: 
 

1 This development shall be begun within 5 years from the date of this 
permission. 

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

3 All hard and soft landscape works shall be carried out in accordance 
with the approved details and to a reasonable standard in accordance 
with the relevant recommendations of appropriate British Standards or 
other recognised Codes of Good Practice. The works shall be carried 
out prior to the occupation of any part of the development or in 
accordance with the timetable agreed with the Local Planning Authority. 
Any trees or plants that, within a period of five years after planting, are 
removed, die or become, in the opinion of the Local Planning Authority, 
seriously damaged or defective, shall be replaced as soon as is 
reasonably practicable with others of species, size and number as 
originally approved, unless the Local Planning Authority gives its written 
consent to any variation. 

4 A schedule of landscape maintenance for a minimum period of five 
years shall be submitted to and approved by the Local Planning 
Authority and shall include details of the arrangements for its 
implementation this shall be integrated into the GI management Plan. 

5 A Green Infrastructure Management Strategy Plan shall be submitted 
to, and be approved in writing by, the local planning authority prior to 
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the commencement or occupation of the development. The content of 
the Management Plan shall include the following; 
a) Description and evaluation of Green Infrastructure assets to be 
managed. 
b) Trends and constraints on site that might influence management. 
c) Aims and objectives of management. 
d) Appropriate management options for achieving aims and objectives. 
e) Prescriptions for management actions. 
f) Preparation of a work schedule (including an annual work plan 
capable of being rolled forward over a twenty-year period). 
g) Details of the body or organization responsible for implementation of 
the plan. 
h) Ongoing monitoring and remedial measures. 
The Management Plan shall also include details of the legal and 
funding mechanism(s) by which the long-term implementation of the 
plan will be secured by the developer with the management body(ies) 
responsible for its delivery. The plan shall also set out (where the 
results from monitoring show that conservation aims and objectives of 
the Green Infrastructure Management Plan are not being met) how 
contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning 
Green Infrastructure objectives of the originally approved scheme. The 
approved plan will be implemented in accordance with the approved 
details. 

6 No development (including, for the avoidance of doubt, any demolition, 
ground works, or site clearance) shall take place until a protected 
species (bats) method statement for works has been submitted to and 
approved in writing by the local planning authority. The content of the 
method statement shall include, as a minimum:  
a) the purpose and objectives for the proposed works;  
b) a timetable for implementation demonstrating that works are aligned 
with the proposed phasing of construction;  
c) measures to avoid killing and injuring bats during works;  
d) the use of materials (such as timber and roofing membranes);  
e) details of the persons responsible for implementing the works;  
f) the positioning, size, type and location of bat roosting provision;  
g) the positioning and size of entrances of bat mitigation; and  
h) initial aftercare and long term maintenance (where relevant).  
The works shall be carried out strictly in accordance with the approved 
details and shall be retained in that manner thereafter. 

7 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 scheme has been submitted to 
the Local Planning Authority and approved in writing. The strategy shall 
include: 
a) lighting type, positioning and specification  
b) drawings setting out light spillage based on technical 
specifications  
The strategy must demonstrate that bat roosts, including roost 
compensation and enhancements and key bat flight lines are not 
illuminated. The scheme shall be agreed in writing with the LPA and 
implemented in full.  
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8 No removal of hedgerows, trees or shrubs brambles, ivy and other 
climbing plants or works to or demolition of buildings or structures that 
may be used by breeding birds  shall take place between 1st March 
and 31st August inclusive, unless a competent ecologist has 
undertaken a careful, detailed check for active birds’ nests immediately 
before the works commence and provided written confirmation that no 
birds will be harmed and/or that there are appropriate measures in 
place to protect nesting bird interest on site. Any such written 
confirmation should be submitted to the local planning authority. 

9 Prior to tree works, a Method statement for the safe removal of the tree 
shall be submitted to the LPA for approval in writing. The method 
statement shall include; 
a) Methods in accordance with Best Practice to assess the trees for 
presence/absence of bat roosts  
b) Methods in accordance with Best Practice to sensitively undertake 
work to trees with bat roost potential including climbing and section 
felling under the supervision of a licenced bat worker 
c) Measures and actions to be undertaken if roosts are identified at any 
time. 
The method statement shall thereafter be implemented in full. 

10 Prior to the commencement of works, a scheme of ecological 
enhancements to include detail of nesting bird and roosting bats 
enhancements to be incorporated into the fabric of the buildings and 
positioned on trees shall be submitted to the local planning authority for 
agreement in writing. The scheme shall thereafter be implemented in 
full.  

11 The development shall be carried out in strict accordance with the 
submitted Reptile Strategy: TerrAqua Ecological Services, Reptile 
Mitigation Strategy for The Hill, Abergavenny, Monmouthshire for 
Edenstone Homes October 2015.  
Reason: to ensure that animal species which come within the terms of 
The Wildlife and Countryside Act 1981 and Natural Environment and 
Rural Communities Act 2006 are effectively protected. 

12 Prior to the commencement of works, an updated reptile exclusion 
fencing plan shall be submitted to the LPA for approval in writing.  

13 A full Tree Survey accordance with British Standard 5837:2012 - Trees 
in relation to Design, Demolition and Construction Recommendations. 

14 Prior to commencement of development a Tree Protection Plan and 
Arboricultural Method Statement shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall then be 
carried out strictly in accordance with the agreed details. 

15 No development, including demolition, shall commence until an 
Arboriculturalist has been appointed, as first agreed in writing by the 
Local Planning Authority, to oversee the project for the duration of the 
development and who shall be responsible for –  
1)  Supervision and monitoring of the approved Tree Protection Plan; 
2)  Supervision and monitoring of the approved tree felling and pruning 
works; 
3)  Supervision of the alteration or temporary removal of any Barrier 
Fencing; 
4)  Oversee working within any Root Protection Area; 
5)  Reporting to the Local Planning Authority; 
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6)  The Arboricultural Consultant will provide site progress reports to 
the Council's Tree Officer at intervals to be agreed by the Councils Tree 
Officer. 

16 No development shall take place until a scheme of foul drainage and 
surface water drainage has been submitted to, and approved by, the 
Local Planning Authority. The scheme shall provide for the disposal of 
foul, surface and land water, and include assessment of the potential 
to dispose of surface and land water by sustainable means. Thereafter 
the scheme shall be implemented in accordance with the approved 
details prior to the occupation of the development and no further foul 
water, surface water and land drainage shall be allowed to connect 
directly or indirectly with the public sewerage system. 

17 Prior to the commencement of the development hereby approved a 
notice shall be given to the local planning authority. 
(a)       stating the date on which the development is to begin; 
(b)       giving details of the planning permission and of such other 
matters as is required by Schedule 5A to the Town and Country 
Planning (Development Management Procedure) (Wales) Order 2012 
as amended (“the Order”). 
REASON: To comply with the requirements of Section 71ZB of the 
Town and Country Planning Act 1990 as amended by Section 34 of the 
Planning (Wales) Act 2015. 

18 Notwithstanding the provisions of Article 3, Schedule 2, Part 1 Classes 
A B C 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. 

19 Notwithstanding the approved plans, the roof material used for the 
conservatories on plot numbers 11, 12 and 13 shall be solid. Details of 
the roofs shall be submitted to and approved in writing by the Local 
Planning Authority prior to the construction of the dwelling houses on 
each of the aforementioned plots. 

20 No works to any part of the existing stone boundary wall around the site 
shall be undertaken without the prior agreement of the Local Planning 
Authority.  

 
Informatives; 
 
Major Development  -  Any person carrying out the development to which this planning 
permission relates must display at or near the place where the development is being 
carried out, at all times when it is being carried out, a copy of any notice of the decision 
to grant it, in accordance with Schedule 5B to the Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 as amended and Section 
71ZB of the Town and Country Planning Act 1990 as amended by Section 34 of the 
Planning (Wales) Act 2015. 
 
Bats - Please note that Bats are protected under The Conservation of Habitats and 
Species (as amended) Regulations 2010 and the Wildlife and Countryside Act 1981 
(as amended). This protection includes bats and places used as bat roosts, whether a 
bat is present at the time or not. We advise that the applicant seeks a European 
Protected Species licence from NRW under Regulation 53(2)e of The Conservation of 
Habitats and Species (Amendment) Regulations 2012 before any works on site 
commence that may impact upon bats. Please note that the granting of planning 
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permission does not negate the need to obtain a licence.  If bats are found during the 
course of works, all works must cease and the Natural Resources Wales contacted 
immediately. 
 
Nesting Birds - No removal of hedgerows, trees or shrubs that may be used by 
breeding birds shall take place between 1st March and 31st August inclusive, unless 
a competent ecologist has undertaken a careful, detailed check of vegetation for active 
birds’ nests immediately before the vegetation is cleared and provided written 
confirmation that no birds will be harmed and/or that there are appropriate measures 
in place to protect nesting bird interest on site. Any such written confirmation should 
be submitted to the local planning authority. 

 
Reptiles – Please note that all reptiles are protected by the Wildlife and Countryside 
Act 1981 (as amended). It is illegal to intentionally kill or injure Adder, Common lizard, 
Grass snake or Slow worm. If reptiles are found at any time during clearance or 
construction, all works should cease and an appropriately experienced ecologist must 
be contacted 

  
Japanese Knotweed  - Please note that Japanese Knotweed is an invasive species 
and that there are several pieces of legislation relating to the control of the plant 
including the Wildlife and Countryside Act 1981 (as amended) and the Environmental 
Protection Act 1990.It is an offence to allow the spread of the plant and for incorrect 
disposal. 

 
Street Naming/Numbering - The Naming & Numbering of streets and properties in 
Monmouthshire is controlled by Monmouthshire County Council under the Public 
Health Act 1925 - Sections 17 to 19, the purpose of which is to ensure that any new or 
converted properties are allocated names or numbers logically and in a consistent 
manner. To register a new or converted property please view Monmouthshire Street 
Naming and Numbering Policy and complete the application form which can be viewed 
on the Street Naming & Numbering page at www.monmouthshire.gov.uk. This 
facilitates a registered address with the Royal Mail and effective service delivery from 
both Public and Private Sector bodies and in particular ensures that Emergency 
Services are able to locate any address to which they may be summoned. 
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DC/2016/00301  
 
PROPOSED CONVERSION OF REDUNDANT AGRICULTURAL BUILDING (BARN 4) 
INTO RESIDENTIAL USE  
 
FIVE LANES FARM, CAERWENT 
 
RECOMMENDATION: APPROVE 
 
Case Officer: Nia Morrison   
Registered:  30th March 2016  
 
1.0 APPLICATION DETAILS 

 
1.1 This application site is located to the west of the road leading from Carrow Hill north to 

the A48. The site is concerned with one redundant single storey stone barn located to 
the south of Five Lanes Farmhouse complex.  Planning permission has already been 
granted for the conversions of barn 1 (DC/2013/00670) which has been implemented 
and barns 2 and 3 (DC/2014/01519) under two previous applications. It is now 
proposed to convert barn 4. The site is located within the open countryside, a Special 
Landscape Area (SLA) and also within a Source Protection Zone 1 (SPZ1).     

 
1.2 It is proposed to convert barn 4 to a two bedroom property. In order to achieve this a 

projecting gable end extension is proposed to the north elevation of the barn measuring 
5m by 4.7m  by 4m high  with stone walls and a tile to match the existing barn and 
glazing on the south west elevation. It is also proposed to create a garden curtilage to 
the north west of the barn and a curtilage area will also be formed south east of the 
barn with the boundary on the south west being the existing stone wall. Hedgerow 
enclosures are proposed to be grown to separate the curtilage from the agricultural 
field, which is also to contain the private treatment plant and to provide a privacy screen 
with barn 3.  The parking is proposed to be shared with barn 3 to the north east of the 
site. 

 
1.3 It was requested the proposed extension was reduced in size from 6.7m in length to 

4.7m long so that the extension would be visually subordinate and appeared modest 
in relation to the existing barn.    
 

1.4  The proposal is presented to Committee because the applicant is a close relative of a 
County Councillor.  

 
2.0 PLANNING HISTORY 
 
 DC/2014/01519 – Conversions of barns 2 & 3 

Approved 08.10.2015  
   

DC/2013/00670 – Conversion barn 1  
Approved 06.11.2014 
 

3.0 LOCAL DEVELOPMENT PLAN POLICIES 
 

Strategic Policies 
 
S4 Affordable housing  
S12 Efficient Resource Use and Flood Risk  
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S13 Landscape, Green Infrastructure and the Natural Environment 
S17 Place Making and Design 
 
Development Management Policies 
EP1    Amenity and Environmental Protection 
EP5 Foul sewage disposal 
DES1 General Design Considerations 
H4 Conversion / Rehabilitation of Buildings in the Open Countryside 
NE1 Nature conservation and design 
LC5 Protection and enhancement of Landscape Character 
SD3 Flood risk  
M2 Mineral safe guarding  
 
Supplementary Planning Guidance 
Monmouthshire Local Development Plan Conversion of Agricultural Buildings Design 
Guide – April 2015 
 

4.0 REPRESENTATIONS 
 

4.1 Consultations responses  
  

Caerwent Community Council – Recommends approval.  Notes there are some local 
concerns regarding access safety and further increase in traffic. Some concerns over 
the use of the digester system for waste as this planned system will eventually service 
three properties. Concern it could affect the local aquifers.  

 
Glamorgan Gwent Archaeological Trust - requests a condition that no development 
shall take place until the implementation of a programme of archaeological work.  

 
Natural Resources Wales – we advise that the proposed development is likely to give 
rise to the need for a European Protected Species licence application. However, we do 
not consider that the development of Barn 4 is likely to be detrimental to the 
maintenance of the population of the species concerned at a favourable conservation 
status in its natural range, provided that the mitigation measures outlined in the above 
report titled ‘Barn 4, Five Lanes Farm, Caerwent, Monmouthshire – Updated Bat Roost 
Inspection Survey (Visual)’ by Avalon Ecology dated March 2016 are implemented.  
Therefore, we recommend planning permission should only be granted if the following 
points can be secured through planning conditions (or legal agreement, if necessary) 
to any permission your Authority is minded to grant:  

 The scheme shall be implemented in accordance with the mitigation measures 
described in the Barn 4, Five Lanes Farm, Caerwent, Monmouthshire – 
Updated Bat Roost Inspection Survey (Visual)’ by Avalon Ecology dated March 
2016 secured through planning conditions and/ or a Section 106 agreement; 
and  

 No works on site shall take place until your authority has been provided with a 
licence that has been issued to the applicant by Natural Resources Wales 
pursuant to Regulation 53 of the Conservation of Habitats and Species 
Regulations (2010) authorising the specified activity/ development to ahead.  

 
The proposed development is located within the groundwater Source Protection Zone 
1 of the Great Spring Source Protection Zone (SPZ). Source Protection Zones are 
designated by Natural Resources Wales to identify the catchment areas of sources of 
potable water (that is high quality water supplies usable for human consumption) and 
show where they may be at particular risk from polluting activities on or below the land 
surface. Source Protection Zone 1 (SPZ1) areas are designated closest to the source 
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of potable water supplies and indicate the area of highest risk for abstracted water 
quality.  
 
We note that it is proposed to discharge foul drainage to a new package sewage 
treatment plant. However, we understand that the site already benefits from an 
Environmental Permit for the package treatment plant that includes Barn 4. As part of 
the permit application a groundwater risk assessment was provided to NRW which 
demonstrated that the use of non-mains drainage at this location would not cause 
pollution of groundwater within the Source Protection Zone. For this reason, we have 
no adverse comments to make in relation to foul drainage.  
The discharge of clean roof water to ground is acceptable provided that all roof water 
down-pipes are sealed against pollutants entering the system from surface run-off, 
effluent disposal or other forms of discharge. The method of discharge must not create 
new pathways for pollutants to groundwater or mobilise contaminants already in the 
ground.  
 
MCC Planning Policy Officer – LDP Strategic Policy S1 applies, the site is located in 
the open countryside where planning permission will only be allowed for: acceptable 
conversions of rural buildings, in the circumstances set out in Policy H4, sub-divisions 
of existing dwellings (subject to detailed planning criteria) or dwellings necessary for 
agriculture, forestry or other appropriate rural enterprises, in accordance with TAN6.  
Policy H4 should be considered as the proposal relates to a barn conversion. Policy 
H4 contains detailed criteria relating to the conversion/rehabilitation of buildings in the 
open countryside for a residential use which must be considered in full. It must be 
considered whether Policy H4 criterion (a) relating to the form, bulk and general 
design, and criterion (f) that notes only very modest extensions will be allowed, are 
met in particular. The roofline of the proposed extension does not appear to be 
subordinate to the existing building, while this is a detailed matter it should be 
considered against criterion (a) of this policy. The Conversion of Agricultural Buildings 
Design Guide (April 2015) should also be referred to. Criterion (g) relates specifically 
to the re-use of buildings well suited for business use, it is noted a business re-use 
statement has been provided and concludes the barn is not suitable for such a use.  
It is understood that the application was registered before 1 April 2016 so there is no 
need for an affordable housing contribution, as would otherwise be required by Policy 
S4 and the associated Affordable Housing Supplementary Planning Guidance. 
The barn is located close to the edge of Zone C2 floodplain, it is difficult to see for 
certain whether the proposed extension to this barn is outside or within this 
designation, although it would only relate to a minor encroachment. Strategic Policy 
S12 and Policy SD3 relating to Flood Risk would need to be considered if part of this 
barn conversion is located in the floodplain.    
Policies EP1 and DES1 should also be taken into consideration in relation to Amenity 
and Environmental Protection and General Design Considerations respectively.   
Finally, it should be noted that the site is located in a minerals safeguarding area as 
designated in Policy M2. As the barn is located within a group of existing buildings 
criterion iv) would be applicable and there is not considered to be any conflict with 
Policy M2. 
 
MCC Biodiversity Officer - Barn 4 was subject to activity survey in 2013 and found to 
be a roost of low conservation significance for common and soprano pipistrelle bats. 
The updated inspection found the building’s ecological value to be unchanged. 
In addition to the 2016 inspection survey report, the author, Craig Stenson, provided 
further justification for the lack of an updated activity survey for the above and clarified 
that the barn did not exhibit any potential for species other than pipistrelle species 
despite the records for brown long eared and myotis bat species in adjacent barns.  
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The Barn was also found to support nesting barn swallows, and as such we would 
welcome the recommendations of the report to provide alternative nesting 
opportunities. 
Due to the presence of European Protected Species (bats), the development will need 
to be subject to a licence from Natural Resources Wales before work can commence 
at the site. As a licence is required, the Local Planning Authority will need to consider 
the ‘Three Tests’ for EPS.NRW have confirmed in their letter dated 16th May 2016 that 
there will not be a detriment to Favourable Conservation Status subject to conditions 
which require the applicant to secure an EPS licence prior to development 
commencing, also to require that the mitigation provided is in accordance with that 
specified within Barn 4, Five Lanes Farm, Caerwent, Monmouthshire – Updated Bat 
Roost Inspection Survey (Visual) produced by Avalon Ecology dated March 2016. 
Notwithstanding the above information it is important that this application be 
considered in a holistic way considering the other records for this site and the previous 
consent for Barns 2 and 3 (14/01519)   
 
MCC Highway Officer – No adverse comments . 

 
4.2 Neighbour Notification: 
  

No representations have been received. 
  
5.0 ISSUES AND EVALUATION 
 
 Principle of Development 

Affordable housing  
Visual amenity 
Neighbour amenity  
Biodiversity 

  Access 
 Foul drainage 
  

  
5.1 Principle of Development 

 
5.1.1 The application site is located within a countryside setting and as such LDP Policy H4 

(the conversion/rehabilitation of buildings in the open countryside to residential use) is 
of relevance. Policy H4 permits such development subject to various criteria.  

 
5.1.2 The proposed barn is constructed from natural stone walls that are structurally sound. 

It is considered that the form and appearance of the building is  suitable for a residential 
conversion and the replacement of roof timbers or posts is not considered to constitute 
substantial reconstruction in accordance with criteria (e) and (c) of Policy H4. 
 

5.1.3 The proposal utilises the existing form, bulk and design of the building, and respects 
the rural character and design of the building. An extension is proposed to the barn, 
which has been reduced in size based on officer advice. Although the roofline of the 
extension is the same height of the barn, it is appreciated the existing building is single 
storey and low level and it would be difficult to achieve the form and pitch and liveable 
area if the height was to be dropped; as the extension has been reduced in length it is 
considered to be subservient in floor area and on balance it would be a modest 
extension in accordance with criteria (a) and (f).The proposed curtilage and access are 
within the existing access/yard area, are in scale and sympathy with the surrounding 
landscape and do not require the provision of unsightly infrastructure and ancillary 
buildings in accordance with criteria (b). 
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5.1.4 A ‘business re-use’ statement has been provided and is agreed that there would be a 

limited demand for a business use in this area and moreover, the barn sits alongside 
others granted recently for residential use. As the barn is suitable in form for a 
residential conversion the proposal meets the requirements of criterion (g) of policy 
H4. 

 
5.1.5 Given the above the proposal is considered to be in accordance with Policy H4 of the 

LDP. 
 

5.2  Affordable housing 
 

5.2.1 As the application was received and valid before the 1st April 2016, before the 
supplementary planning guidance was adopted no affordable housing contribution is 
required.  

 
5.3     Impact on visual amenity  
 
5.3.1 Policy DES1 of the adopted LDP refers to General Design Considerations whilst Policy 

LC5 is concerned with the Protection and Enhancement of Landscape Character. 
 

5.3.2 The design of the barn, like barns 1, 2 and 3 shows a sensitive conversion that retains 
the original character and openings of the existing barn. Proposed materials are high 
quality and in-keeping with the traditional nature of the building and surrounding 
setting.  Proposed enclosures of hedgerow and stone walls are respectful of the 
surrounding rural setting. Given the above, it is considered that the proposed 
conversion represents an acceptable form of development which would contribute 
positively to the existing redeveloped site and would have a limited impact upon the 
surrounding attractive countryside. 

 
5.3     Neighbour Amenity 
 
5.3.1 It is not considered that the application proposals would cause unacceptable harm to 

the amenities and privacy of surrounding residential properties. The nearest property 
that could be affected by the proposal is the yet to be converted barn 3, immediately 
north-west of barn 4. The barn now proposed to be converted is single storey and 
therefore as the proposed windows are at ground floor level it is not anticipated to 
cause unacceptable overlooking towards barn 3. It is noted a proposed screen 
hedgerow of approximately 1800mm high is to be planted between barns 3 and 4.  
 

5.4 Biodiversity 
 
5.4.1 Natural Resources Wales have confirmed in their letter dated 16/05/2016 that a licence 

will be needed and that subject to the methods and mitigation, there will not be a 
detriment to favourable conservation status of the species. Having regard for the 
advice of NRW and the Council’s own Biodiversity Officers, it is recommended that the 
following actions be put in place: 
•   Compliance with the submitted mitigation/compensation  
•   Condition requiring any external lighting to be agreed 
•   No work within bird nesting season unless otherwise agreed 
•   Condition to see evidence of licence 
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5.5   Access  
 

5.5.1 The properties are reached via an existing access that has been slightly repositioned 
for improvement as part of a previous application for the site. The Monmouthshire 
Parking Standards 2012 require two car parking space to be provided per bedroom 
per property. The proposal meets these requirements and therefore Highways 
comment that there are no highway grounds to sustain an objection to the application. 

 
5.6 Foul Drainage  

 
5.6.2 The site is location within Zone 1 of the Great Spring Source Protection Zone (SPZ1) 

and therefore the proposed development could have an impact on potable water 
supplies. It is also noted that the Community Council have raised a concern in relation 
to this.   
 

5.6.2 In response to this concern the site as a whole (including barn 4) has an Environmental 
Permit, which NRW have confirmed has demonstrated that the use of non-mains 
drainage at this location would not cause pollution of groundwater within the Source 
Protection Zone. 
 

5.6.3 In reference to the MCC Policy Officer’s comments in relation to the C2 flood zone, the 
extension does not encroach into the flood zone and the application site is just outside 
that zone. NRW have been fully consulted on the application and have not raised 
concerns in this respect.  

  
6.0 RECOMMENDATION:  APPROVE   
 
 
Conditions  
 

1. Standard 5 year in which to commence development. 
 

2. In accordance with the approved plans  
 

3. Secure the implementation of a programme of archaeological work ARC02 
 

4. No development shall take place including any demolition, ground works, site 
clearance until a protected species (bats) method statement for works has been 
submitted to and approved in writing by the local planning authority. The content of 
the method statement shall include, as a minimum the: 
a) purpose and objectives for the proposed works; 
b) timetable for implementation, demonstrating that works are aligned with the 
proposed phasing of construction; 
c) measures to avoid killing and injuring bats during works 
d) use of materials (such as timber, roofing membranes), 
e) persons responsible for implementing the works; 
f) positioning, size, type & location of bat roosting provision 
g) positioning and size of entrances of bat mitigation; 
h) initial aftercare and long-term maintenance; 
The works shall be carried out strictly in accordance with the approved details and 
shall be retained in that manner thereafter. 
 
Reason: to safeguard species of conservation concern protected under The 
Conservation of Habitats and Species Regulations 2010 and in accordance with LDP 
policy NE1. 
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5. The hereby permitted works shall not in any circumstances commence unless the 
local planning authority has been provided with a copy of the licence issued by 
Natural Resources Wales pursuant to Regulation 53 of The Conservation of Habitats 
and Species Regulations 2010 authorising the specified activity / development to go 
ahead. 
Reason: To ensure that plant and animal species which come within the terms of The 
Conservation of Habitats and Species Regulations 2010 are effectively protected and 
that a copy of the NRW development licence is submitted to the LPA. 
 

6. Barn 1 – permitted development restrictions on extensions, outbuildings, etc. 
 

7. Barn 3 – Retention of existing walls 
 

8. Barn 5 – No fences to be added other than those approved – permitted development 
restriction. 

 
9. The scheme shall be implemented in strict accordance with the Mitigation measures 

described in the Recommendations section of Barn 4, Five Lanes Farm, Caerwent, 
Monmouthshire – Updated Bat Roost Inspection Survey (Visual) produced by Avalon 
Ecology dated March 2016. 
 
Reason: to safeguard species of conservation concern protected under The 
Conservation of Habitats and Species Regulations 2010 and in accordance with LDP 
policy NE1. 
 

10. 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 on the building, or on the 
other buildings within the complex until an appropriate lighting plan which includes 
lighting type and specification, protecting roosting and foraging/commuting habitat for 
bats has been agreed in writing with the LPA. 
 
Reason: To safeguard roosting and foraging/commuting habitat of Species of 
Conservation Concern in accordance with LDP policies NE1 and EP3. 
 

11. The development shall incorporate bird nesting enhancements: to include three or 
more Artificial Schwegler No.10 Barn Swallow nest boxes to be installed on the 
building. 
Reason: To provide net benefit for biodiversity conservation and comply with Section 
40 of Natural Environment and Rural Communities Act 2006 and LDP Policy NE1. 
 

12. No works to or demolition of structures that may be used by breeding birds shall take 
place between 1st March and 31st August inclusive, unless a competent ecologist 
has undertaken a careful, detailed check of the building(s) for active birds’ nests 
immediately before the work commences and provided written confirmation that no 
birds will be harmed and/or that there are appropriate measures in place to protect 
nesting bird interest on site. Any such written confirmation should be submitted to the 
local planning authority 
Reason: To ensure that nesting birds are not disturbed by development works and to 
enable the Local Authority to fulfil its obligation under Section 25 (1) of the Wildlife & 
Countryside Act (1981) as amended. 
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13. All surface water shall be collected and disposed of within the site of the proposal. 
 

14. All planting, seeding or turfing comprised in the approved details of landscaping shall 
be carried out in the first planting and seeding seasons following the occupation of 
the buildings or the completion of the development, whichever is the sooner, and any 
trees or plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless 
the Local Planning Authority gives written consent to any variation. 
 

Informative 
 
Refer to NRW Planning Advice Note 
 
No surface water from the site shall drain onto the County Highway or into the County 
Highway drainage system. 
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DC/2016/00494 
 
CHANGE OF USE OF HOTEL WITH C1 USE TO A1, A2 AND A3 USE ON THE GROUND 
FLOOR WITH B1 USE TO THE FIRST AND SECOND FLOORS. 
 
THE SWAN HOTEL, CROSS STREET, ABERGAVENNY, NP7 5ER 
 
RECOMMENDATION: APPROVE 
 
Case Officer: Andrew Jones 
Date Registered: 19/05/2016 
 
This application was deferred at the meeting of Committee held in July 2016 to enable the 
observations of the AbergavennyTown Council to be received. These were received on 15th 
July 2016 and the response was:  
 
‘We received the paperwork for DC/2016/00496 and DC/2016/0494 (Swan Hotel/Change of 
Use). This was approved. The only comments from councillors were to recommend ensuring 
the external appearance - render etc - is returned to its original form, as detailed in the 
application. This is one of the first buildings people see when entering the town...’ 
 
The previous report and recommendation are set out below. 
 
PREVIOUS REPORT 

 
1.0 APPLICATION DETAILS 

 
1.1 This application relates to the Swan Hotel, which is located at the south east end of 

Cross Street within the centre of the town of Abergavenny.  The building is also Grade 
II listed and as such the application is considered concurrently with Listed Building 
Consent DC/2016/00496.  
 

1.2 Planning permission is sought for the change of use of the hotel (C1) to A1, A2 or A3 
on the ground floor with a B1 use to the first and second floors above.  External works 
include the enlargement of ground floor windows and the removal of the portico to the 
south east elevation and a number of external pipes.  Proposed internal works are 
under consideration as part of the concurrent Listed Building Consent application. 

 
1.3 The application is presented to Planning Committee at the request of the Local 

Member, Councillor John Prosser. 
 

2.0 RELEVANT PLANNING HISTORY 
 
DC/2014/00727 - Smoking hut.  Approved on 06/01/2015. 

 
 DC/1976/00925 – Alterations.  Approved on 10/11/1976. 

 
3.0 LOCAL DEVELOPMENT PLAN POLICIES 

 
Strategic Policies 

 
 S5 – Community and Recreation Facilities 
 S6 – Retail Hierarchy  

S8 - Enterprise and Economy 
S11 – Visitor Economy 
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S12 – Efficient Resource Use and Flood Risk 
S13 – Landscape, Green Infrastructure and the Natural Environment 
S17 – Place Making and Design 

 
 Development Management Policies 
 
 SD3 – Flood Risk 

CFR1 - Retention of Existing Community Facilities 
DES1 – General Design Considerations 
EP1 – Amenity and Environmental Protection 
MV1 – Proposed Developments and Highway Considerations 
HE1 – Development in Conservation Areas 
RET2 – Central Shopping Areas 

 
4.0 REPRESENTATIONS 

 
4.1  Consultations Replies 
  
4.1.1 Abergavenny Town Council – have not responded to date. 
 
4.1.2 MCC Highways – Have not responded to date 
 
4.1.3 Dwr Cymru Welsh Water – We would request that if you are minded to grant Planning 

Consent for the development that the suggested conditions and advisory notes 
provided are included within the consent to ensure no detriment to existing residents 
or the environment and to Dwr Cymru Welsh Water’s assets. 

 
4.1.4 Planning Policy – Provided the following comments: 

Policy S11 relates to the Visitor Economy, which states in part that development 
proposals that would result in the unjustified loss of tourism facilities will not be 
permitted. It does not appear that any information has been submitted within the 
application in order to justify the loss of tourism use in terms of financial viability, 
occupancy rates etc.  

The benefits of the alternative uses should nevertheless be considered and balanced 
against the loss of hotel accommodation, the proposal will provide additional Class A 
uses at ground floor level along with an employment use to the first and second floor 
which will contribute to the local economy.  

The proposal is located within the Central Shopping Area and the addition of A1, A2 
and A3 on the ground floor complies with RET2 in principle and assists in supporting 
the retail hierarchy set out in Policy S6.  

The introduction of a B1 use at first and second floor level needs to be considered 
against Policy S8, which seeks to deliver the Council’s vision of sustainable 
economic growth, while also enabling the continuing development of key economic 
sectors, including tourism. Support for the proposed B1 use is provided by Policy S9, 
which seeks to provide a suitable range and choice of sites for business uses such 
as B1. 

The site is located in Zone C2 floodplain, Strategic Policy S12 and supporting 
development management Policy SD3 relating to Flood Risk are therefore of 
relevance. The proposed use does not relate to a highly vulnerable use and there is 
subsequently no conflict with S12 or SD3.  
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In addition to the above, the site is located within the Abergavenny Conservation 
Area, Policy HE1 must therefore be referred to. The site is also located in an Area of 
Special Archaeological Sensitivity, National Planning Policy Guidance set out in 
Chapter 6 of Planning Policy Wales therefore applies. General policies DES1 and 
EP1 should also be taken into consideration. 

 
4.1.5 Glamorgan Gwent Archaeological Trust – Have not responded to date. 
 
4.2 Neighbour Notification 
 
 No objections have been received following the consultation exercise. 
 
4.3 Local Member Representations 
 

Councillor John Prosser – Request that this application is considered by full committee 
as it will impact on accommodation levels in Abergavenny. 

 
5.0 EVALUATION 
 
5.1 Principle of Development 
 
5.1.1 The proposed change of use would see the loss of 11 hotel rooms with none to be 

retained.  Strategic Policy S11 Visitor Economy which states in part that proposals that 
result in the unjustified loss of tourism facilities will not be permitted.  In response to 
this no information has been provided in support of the application in order to justify 
the loss of tourism use, for example financial viability or occupancy rates. 

 
5.1.2 However, the loss of the hotel accommodation needs to be balanced with the 

economic benefits of the proposed alternative uses.  The proposal would provide 
additional Class A uses to the ground floor with additional employment use (B1) to 
be delivered to the upper floors.  The site is located within the Central Shopping 
Area (CSA) as designated by Policy RET2 of the LDP, this would support the Class 
A uses proposed and would assist in supporting the retail hierarchy detailed within 
Policy S6 Retail Hierarchy. 

 
5.1.3 As detailed in paragraph 5.1.2 the proposal seeks to introduce a B1 (Office not 

within A2) use to the upper floors.  Policy S8 Enterprise and Economy seeks to 
enable the delivery of the Council’s vision of sustainable economic growth through 
the development of key economic sectors, including tourism.  However, whilst a 
tourism use is to be lost, Policy S9 Employment Sites Provision does provide 
support for the B1 use by seeking to provide a range and choice of business sites 
(including B1). 

 
5.1.4 It is therefore considered on balance that whilst the loss of 11 hotel rooms is 

unfortunate, the proposed change of use would nevertheless provide economic 
benefit to the local area.  Projected figures within the application detail that 
employment places within site would increase from 9 to 26 as a result of the 
proposed change of use.  The retail use is fully in accordance with relevant LDP 
policies and as such the change of use is considered to be acceptable in principle. 

 
5.2. Access, Parking and Traffic 
 
5.2.1 The premises currently provides 13 car parking spaces and 1 space for a light goods 

vehicle, the change of use would retain these existing levels.  Whilst it is anticipated 
that the change of use would increase staff levels and potentially footfall through the 
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building, the site is located immediately adjacent to the Swan Meadow Car Park and 
Abergavenny Bus Station.  As such it is considered that the change of use would not 
cause any issues relating to parking and could comfortably cater for any additional 
traffic. 

 
5.3 Flooding 
 

5.3.1 The planning application proposes to change the building to a less vulnerable use 

(retail) from a highly vulnerable use (hotel). The proposal falls within Zone C2 of the 
Development Advice Map (DAM) contained in TAN15.   Therefore a Flood 
Consequences Assessment (FCA) has not been considered necessary for the 
purposes of determining the planning application. 

 
5.4 Visual Impact 
 
5.4.1 The most notable external alteration to the building would be the loss of the portico to 

the south east elevation of the building.  Photographic evidence has been provided 
which illustrates that this is not an original feature and as such its loss has been agreed 
by the Council’s Heritage Officer.  Similarly the alterations to the ground floor windows, 
that also form part of the concurrent LBC, are considered to safeguard the character 
and appearance of the Grade II listed building and wider Conservation Area. 

 
5.5 Residential Amenity 
 
5.5.1 Given the existing hotel use, it is not considered that the change of use at ground floor 

level to Classes A1 to A3 would be harmful to the residential amenity of any 
neighbouring properties, including Pegasus Court opposite.  The suggested opening 
hours are considered to be acceptable give the town centre location and can be 
managed via planning condition. 

 
 
6.0 RECOMMENDATION: APPROVE 
 

Conditions: 
 

1 This development shall be begun within 5 years from the date of this 
permission. 

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

3 No surface water and/or land drainage shall be allowed to connect 
directly or indirectly with the public sewerage network. 

4 The premises shall not be used for the approved B1, A1 and A2 

purposes outside the following times 08:30-17:30 Monday to Friday, 

the approved A3 use shall not use outside the following times 08:00-

23:00 Monday to Saturday and 08:00-22:00 on Sundays. 

 
 Informatives; 
 

None. 
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DC/2016/00588  
 
PROPOSED DEMOLITION OF NORTHERN SPECTATOR STAND AND ERECTION OF 
MULTI-PURPOSE BUILDING AND ASSOCIATED WORKS  
 
CHEPSTOW RACECOURSE, CHEPSTOW  
 
RECOMMENDATION:    APPROVE  
 
Case Officer:  Nia Morrison  
Date Registered:  26/05/2016  
 
1.0 APPLICATION DETAILS 
 
1.1  This application relates to Chepstow Racecourse which is located just outside the 

development boundary of Chepstow, between the settlements of Chepstow and St 
Arvans.  Vehicular access to the site is off the A466, which runs adjacent to the western 
boundary of the site and there is a large carpark to serve the venue the other side of 
the A466.  North east of the racecourse is the historic registered Grade I Piercefield 
Park and the racecourse is also located within the Wye Valley Area of Outstanding 
Natural Beauty (AONB).  

 
1.2  It is proposed to demolish the northern spectator stand, which is located within an 

established zone of development to the south west of the site and racing course. This 
area contains spectator grandstands, hospitality boxes and so on, and consists of a 
large area of hardstanding area.  It is noted that the northern stand to be demolished 
is no longer fit for purpose (having been condemned) and has been closed for a year.  

 
1.3  The proposed building has been designed with a footprint of 1512sqm measuring 

approximately 63m by 24m and to be single storey with an aluminium curved roof. The 
building is proposed to be fully glazed to the eastern elevation looking out towards the 
racecourse, metal clad to the west and panel clad to the northern and southern gable. 

 
1.4  The proposed development is a joint venture between Arena Racing, owners of 

Chepstow racecourse and The Welsh Kennel Club. The building brief requires a multi-
purpose use based building around a large central hall which will act as a show ring 
for dog shows. In addition the racecourse will use the facility for hospitality purposes 
on race days.  It is anticipated that pedestrian access for the building will be as it is 
now, via the western car park the other side of the A466 through multiple service gates 
along the western boundary.  It is noted the building would be able to accommodate 
approximately 2000 customers and the facility is likely to lead to two new full time 
positions and up to 30 part time jobs on race days.  

  
1.5  This is a major development as the floor area of the proposed building is over 

1000sqm.  A screening opinion has been sought and it is concluded that an EIA is not 
required as the scale of the proposed development it is considered unlikely to have 
significant environmental effects on key factors including the ecological, historical and 
visual environment. 

 
2.0 RELEVANT PLANNING HISTORY 

 
Numerous planning applications for development have been received over the years. 
The most recent relevant applications are: 
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M08127 – Proposed refurbishment and extension of existing members stand to 
provide hospitality boxes, restaurant, bar and ancillary services  
Approved 21.02.2003 
 
M11923 – Proposed hospitality marquee 
Approved 06.09.2015 
 
DC/2009/00015 – Removal of condition to enable permanent siting of marquee 
Approved 12.02.2009   

 
3.0 LOCAL DEVELOPMENT PLAN POLICIES 

 
Strategic Policies 
 
S5 Communication and Recreation facilities  
S8 Enterprise and economy  
S12 Efficient resource use and flood risk  
S13 Landscape, green infrastructure and the natural environment 
S16 Transport  
S17 Place making and design  
 
Development Management Policies 
 
DES1 General Design considerations  
EP1 Amenity and environmental protection  
LC1 New built development in the open countryside  
LC4 Wye Valley AONB 
LC5 Protection and enhancement of landscape character 
NE1 Nature conservation and development 
GI1 Green Infrastructure  
MV1 Proposed developments and highway considerations  
MV2 Sustainable Transport Access  
SD2 Sustainable construction and energy efficiency  
SD3 Flood risk 
SD4 Sustainable drainage  

 
4.0 REPRESENTATIONS 

 
4.1  Consultations Replies 
 

St Arvans Community Council – Recommends Refusal with the following comments 
summarised below:  
- Replacing an old stand with a modern multi-purpose building is viewed as a 

positive development by the Community Council. 
- Concerns about the traditional traffic that will cross the A466 on non-race days 

e.g. dog shows. Allowing the road to be crossed without appropriate safety 
measures would greatly increase the risk of an accident  

- Transport report does not address the specific infrastructure problems surrounding 
Chepstow. 

 
Further comments received 19/07/2016 reinforced that the Community Council were 
still gravely concerned with the lack of consideration for the movement of traffic to and 
from the proposed site from the A466. Attention is drawn to that:   
- There is a combined footpath /cycle path which runs along the A466 parallel to 

the Racecourse boundary. This combined footpath /cycle path runs from St 
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Arvans village past the Racecourse and on to Chepstow.  It is now a popular 
path, frequented by school children going to and from school as well as a variety 
of other users. 

- The proposed access to the site for use by the exhibitor's vehicles has to cross 
the footpath/cycle path.in order to access the entrance gates. 

- Drivers leaving the site have no warning of these users and are completely 
unsighted. Unless they actually stop at the gate to look for walkers and cyclists, 
there is a high possibility of an accident. There have already been incidents of 
collision between cyclists and motorists entering and leaving this site. 

- Drivers entering the site from the A466 at that point have to cross a busy 
carriageway and negotiate a narrow entrance. There are trees and bushes which 
can obscure a driver’s view of pedestrians and cyclists on that track. Again it has 
the potential to cause an accident. A near miss was witnessed very recently 
when the driver of a vehicle towing a trailer, apparently anxious to clear the 
trailer from the carriageway almost collided with a cyclist. 

 
Chepstow Town Council – Recommends approval  

 
Dwr Cymru-Welsh Water - There is no connection to the public sewer and therefore 
no comments. 

 
Glamorgan Gwent Archaeological Trust – No comments to make as no archaeological 
restraint on the site   
 
Cadw – The northern grandstand is in a poor condition and the replacement building 
will be located on a similar but wider footprint. The new building will have a curved 
roof rather than the angular one on the current grandstand.  The application area has 
already been radically changed for the original design of the historic park and the 
proposed development will not be in any of the identified significant views of the park. 
The new building will be replacing an existing one of similar size although in a 
different design. However given that it is in an area of modern buildings relating to 
the later race course in our opinion the proposed development will have a slight 
adverse impact on the registered historic park  
 
Gwent Police – No response to date. 
 
CAIR– No response to date  
 
MCC Planning Policy - Strategic Policies S5 and S8 relating to Community and 
Recreation Facilities and Enterprise and Economy respectively, provide support in 
principle for the proposal due to the Racecourse’s importance in the Local economy. 
 
The site is located in the Wye Valley AONB, as a consequence Policy LC4 must be 
referred to. The site is also located within the Piercefield Historic Park and Garden, as 
there is no specific local planning policy in relation to Historic Parks and Gardens it is 
important to ensure DES1 in relation to General Design is considered along with 
Chapter 6 of Planning Policy Wales relating to Conserving the Historic Environment. 
Policy EP1 should also be taken into consideration along with Strategic Policy S17. 
Policy LC5 relates to the protection and enhancement of Landscape Character along 
with Policy NE1 (Nature Conservation and Development) and Policy GI1 relating to 
Green Infrastructure (GI). 
 
Strictly speaking the proposal is contrary to Policy LC1 as new build in the open 
countryside outside existing settlement boundaries. Subject to compliance with the 
policies set out in the above paragraph, however, the proposal may be considered to 
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be acceptable in principle as it is the replacement of an existing building within an 
existing large scale and long established recreation facility. 
 
Finally, it should be noted that the site is located in a minerals safeguarding area as 
designated in Policy M2. As there is already an existing stand in this location and the 
proposed development would be located within a group of existing buildings/the 
curtilage of the racecourse criterion iv) would be applicable and there is not considered 
to be any conflict with Policy M2. 
 
MCC Conservation Officer - The site is within the Grade I Piercefield Registered 
Garden, the boundary of which follows the road from Chepstow to St Arvans. The park 
extends to the east to the river covering a large area. Formerly woodland, this part of 
the registered park has been used as part of the racecourse development for a number 
of years and is characterised by modern buildings and the racecourse itself. The 
buildings are most prominent from the main road adjacent to the park boundary, having 
said this there are open views to the east over towards Piercefield House and so the 
visual impact on the setting of the park needs to be considered from both directions.  
 
The proposed building replaces an existing modern and condemned viewing stand 
which has little architectural or historical merit and so its removal would not have an 
adverse impact on the heritage assets. The replacement building is larger and given 
its prominence, would need to be carefully considered; a well-designed modern 
building is considered to be most appropriate rather than adopting a traditional 
approach. It is understood that a large expanse of glazing is proposed overlooking the 
racecourse for indoor viewing of the racing. This could create a dominant feature in 
the landscape and so careful consideration should be given to the type of glazing and 
construction details. The choice of cladding and roofing materials should also be 
carefully approached.  I note that the application remains as previously discussed, 
however in order to mitigate against this it would be necessary to condition samples of 
the proposed materials and finish, in particular the metal cladding including the Trespa 
rain screen cladding, flat surface aluminium insulated composite panel, the natural 
anodised aluminium ventilation louvre, aluminium standing seam roofing and details of 
the roof lights. I note that the aluminium panels are to be in black and wonder if a softer 
grey would be more appropriate to alleviate some of the harshness. 
 
In order to ensure that the roof profile is lightweight and sleek it might be worth 
conditioning the eaves and verge details  
 
In addition it would be good to understand the hard landscaping and around the 
building as the proposed drawing doesn’t specify any and whether there are any 
proposals for soft Landscaping. 

 
MCC Landscape Officer - Requests further information on materials and finishes of 
external works and expresses a concern that the landscape visual appraisal has not 
informed the design of the building. 

 
MCC Highway Officer - Initial comments received 27.05.2016. The redevelopment of 
the stand is well within the site boundary and would appear to have little adverse 
effect on the internal vehicular movement. The pedestrian and the vehicular access 
into the site is to remain as existing. The application is supported by a Transport 
Statement that confirms access and layout suitability for the TRICS data for the site.  
(TRICS is the National standard for trip generation analysis and validates 
assumptions about transport impacts of new developments).  
Further comments received 19.07.2016 acknowledge that concerns have been 
expressed with regard to the intensifying of the whole site and the increasing frequency 
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of traffic and travel issues experienced with the increased venue provision proposed. 
Concerns can either be justified or alleviated in part with the applicant providing a 
comprehensive Traffic Management Plan for the events proposed for the whole site. 
This must be provided to emphasise the considered plan to reduce any risks at the site 
associated with the increased frequency of larger events that will inevitably be attracted 
to the site. 
 
MCC Biodiversity Officer - The submitted ecological survey is sufficient to inform the 
decision. Nesting birds are the only consideration for the decision and a planning 
condition is recommended to cover implementation of the recommendations of the 
report. 
 
MCC Building Control - No concerns. Should the proposal lead to significant increases 
in the numbers of people using the racecourse facility at any one time consideration 
may need to be given to the capacity and adequacy of the foul water drainage. 
 
MCC Tourism Officer – Supports the application.  As the largest racecourse in Wales 
and the South West, Chepstow Racecourse is a key events venue in Monmouthshire. 
It currently stages 32 fixtures a year including the prestigious Coral Welsh Grand 
National in December as well as summer music race nights and non-racing events 
including festivals, fireworks and conferences. Superbly located between Bristol and 
Cardiff and close to the M4, M48 and M5, it is within a 45 minute drive time of more 
than 2 million people, and attracted approximately 92,000 paying racegoers and 
16,000 hospitality customers in 2015. 
Based on Monmouthshire’s 2015 STEAM (Scarborough Tourism Economic Activity 
Monitor) figures, each visitor day brings an average of £63.19 to the local economy, 
ranging from £31.18 for day visitors to £158.77 for visitors staying in serviced 
accommodation. As well as improving facilities for race day and other leisure visitors, 
the proposed development will enable Chepstow Racecourse to attract more high 
quality conferences, trade shows and exhibitions to capitalise on the higher yield 
business tourism market. Monmouthshire’s most recent local authority tourism profile 
(produced by ONS) showed Monmouthshire to be the third most popular local authority 
in Wales for business trips with the value of Monmouthshire’s business tourism 
estimated as £16m pa representing approximately 5% of the Wales total. 
In an increasingly competitive tourism marketplace, it is critical that key destination 
venues like Chepstow Racecourse continually improve their offer, to help deliver 
continued tourism growth for the county. The proposed development comprising 
approximately 1200 square metres of indoor space will enable the venue to host an 
increased range of events aimed at different audiences throughout the year. In 
particular, a new improved wet weather exhibition space will enable Chepstow 
Racecourse to meet the increasing expectations of visitors, and help deliver year round 
benefits for tourism in Monmouthshire, including local employment.  
 
MCC Economic Development - Information provided by Chepstow Racing & Events 
indicates that in 2015 it attracted 92,000 paying racegoers and 16,000 hospitality 
customers. More than 40,000 customers attended non-racing events. The business 
therefore plays an important role in attracting visitors to Chepstow and the surrounding 
area. Modern sporting and entertainment venues need to continue to adapt to ensure 
that they offer a high quality experience that meets the changing expectations of 
visitors. They also need to be able to offer multi-purpose facilities capable of hosting a 
range of events. This proposal is an important one, as it will help to ensure that 
Chepstow Racing and Events can continue to compete for customers in an 
increasingly demanding leisure market. 
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MCC Environmental Health Officer - Whilst there is the potential for disturbance at the 
nearest residential properties from the proposed development, in particular from 
amplified music I am not in a position to substantiate a level of problems on which to 
base an objection. However given the potential for disturbance at nearby residential 
properties I would recommend that any granting of planning permission was subject to 
the following conditions: 

 
A scheme of acoustic insulation measures to be incorporated into the design and fabric 
of the building by a suitably qualified acoustic consultant shall be submitted to and 
approved in writing by the local planning authority prior to the commencement of the 
development.  
 
The hours of operation shall be limited to:  
 

a. 09:00 to 01:00  
b. Amplified music or performed music shall only be played inside the venue between 

the hours of 11:00 and 00:00  
 
4.2 Neighbour Notification 
 

Two letters of objection have been received with the following reasons summarised 
below: 
- The existing infrastructure cannot take further events. On event days there are  

long queues of traffic  and chaos on the roads in and around Chepstow  
- Exacerbate pollution problems in terms of noise and litter on event days  
- Not the best location for a kennel club  and concerns the building will be used for 

other purposes such as a late night music venue  
 
4.3 Local Member Representations 
 
 None received  
  
5.0 EVALUATION 

 
- Principle of the proposal   
- Visual impact and landscape assessment  
- Amenity impact  
- Highway safety  

 
5.1 Principle of the proposal  
 
5.1.1 Strategic Policies S5 and S8 relating to Community and Recreation Facilities and 

Enterprise and Economy provide support in principle for the proposal. Chepstow Race 
course is a well-established site and the proposal of the building to sustain its growth 
and provide an up-to date modern facility at the site is supported by the Council’s 
tourism and economic development officers. It is noted that the proposal has the 
benefits of providing ‘an improved wet weather exhibition space will enable Chepstow 
Racecourse to meet the increasing expectations of visitors, and help deliver year round 
benefits for tourism in Monmouthshire, including local employment’ and ‘help ensure 
that Chepstow Racing and Events can continue to compete for customer in an 
increasingly demanding leisure market.’  
 

5.1.2 It is crucial however that to ensure there are no significant detrimental visual, neighbour 
amenity or highway safety impacts resulting from the proposal, and these issues are 
addressed in the ensuing sections.  
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5.2  Visual impact and landscape assessment  

 
5.2.1 In terms of assessing the visual impact of the development, the proposed building is 

considered to enhance the appearance of the existing site.  It is proposed to remove a 
disused stand that has little architectural or historical merit and although the stand it is 
to replace has a slightly smaller footprint than the proposal, it is considered that the 
contemporary design and the proposed use of modern aluminium and glazed materials 
has the potential to improve the overall visual appearance of the racecourse complex. 
The low profile curved roof and the embedding of the building into the existing slope of 
the land will help nestle the building within the site and its setting within the racecourse 
site and surrounding Wye Valley AONB landscape. 
 

5.2.2 It is considered vital to agree the specific materials and finishes of the building to 
ensure a high quality building. This point is also put forward in the submitted visual 
appraisal ‘there is opportunity to improve the general character of the site and its 
immediate surrounding, through the arrangement of the built elements, and the 
materials and finishes used.’ The need to agree materials is also raised by the 
Council’s Conservation Officer and Landscape Officer.  Although full details have not 
yet been put forward it is considered that that there is sufficient evidence to provide 
confidence that a high quality of design and finish can be achieved with planning 
conditions and to satisfy the Authority’s design and landscape policy considerations, 
in particular the terms of Policy GI1 - Green Infrastructure.  
 

5.2.3 Although Cadw have a view that there will be a slight adverse impact on the registered 
historic park, Piercefield Park and also Wyndcliff  registered park,  it is considered as 
the building is to be of a high quality modern design and set  within an area of existing 
development within the Racecourse ( as well as providing a real benefit to the local 
economy) that from distant viewpoint such as Piercefield Park the building will be 
viewed as a minor feature as part of the wider racecourse complex.   
 

5.2.4 Overall the proposed building is considered to have a positive visual impact that has 
been well designed within the site and surrounding landscape in accordance with 
policies DES1 and LC4 of the LDP.  

 
5.3  Residential amenity impact  
 
5.3.1 In terms of residential amenity impact the main concern will be the noise impact from 

the use of the building.  It is considered that during the use for dog shows the noise 
impact would be limited and therefore acceptable. It is anticipated that for the majority 
of the day the dogs will be inside the building and with their owners and noise can be 
controlled and at an acceptable level.  

 
5.3.2 On non- race/event days there is some concern that the building could be hired out for 

other hospitality events; although not specifically referred to in this application, the 
building has the potential for this use. In order to ensure these type of occasions will 
not result not in a detrimental impact on amenity a condition requested by the Council’s 
Environmental Health Officer (EHO) will ensure a scheme of acoustic insulation 
measures is designed into the construction; the EHO also seeks to restrict the late 
evening use of the building to no later than 1am and music should not be played past 
midnight. This should ensure an acceptable noise impact following the result of the use 
of the building on non-race day events. Conditions will also ensure that there is a time 
restriction on the building so it cannot be used after 1am for events and that music 
cannot be played from the building past midnight. Providing this condition is adhered 
to noise impact is considered acceptable and in accordance with policies EP1 of the 
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LDP. However, the EHO’s comment about the building not being brought into use 
before 09.00am is considered to be unduly restrictive and would prevent the proper 
operation of the dog show events. As such, an earlier time of commencement if use of 
7am is recommended. 

 
5.4 Highway safety  
 
5.4.1 A Transport Assessment has been submitted which anticipates that on dog show days 

the exhibition hall is likely to attract approximately 2500 journeys, including vehicles 
and public transport movements, which is considerably less than on race days.  
Parking will be arranged as on race days, with visitors using the existing large car parks 
west of the site on the other side of the A466 and dog owners parking within the 
racecourse complex.  

 
5.4.2 In terms of the traffic congestion, on dog show events the number of users expected 

are thought to be adequately accommodated by the existing highway network. The 
Council’s Highway Officer has no concerns with the proposal in terms of the safety of 
access and egress. There is an existing underpass and crossings that pedestrians will 
be directed to use both on the dog event days and race days.  
 

5.4.3 On race days and larger events the Council’s Highway Officer has provided further 
comment that a Traffic Management Plan will be required to ensure it has been fully 
considered to reduce any risks at the site associated with the increased frequency of 
vehicular and pedestrian movements of larger events attracted to the site. St Arvans 
Community Council have raised  specific concerns in relation to the conflict with the 
well-used pedestrian and cycle path along the A466 and that vehicles leaving the race 
course will have to cross this path. This is considered an important consideration with 
the potential intensification of the racecourse however it is felt by Officers that with the 
provision of this Traffic Management Plan as a condition the proposal is considered to 
be in accordance with policies MV1 and MV2 of the LDP. The Community Council can 
be consulted on the discharge of the Traffic Management Plan at the time of receipt.  
 

5.5 Conclusion 
 

5.5.1 The addition of an exhibition hall within Chepstow Race Course is considered to have 
a positive impact upon the economy of Monmouthshire, supporting business and 
tourism within the County. The potential impacts of the building have been well 
considered and it is anticipated that the building will have a discreet visual impact within 
the surrounding Wye Valley AONB landscape, preserving the natural beauty of the 
area, and the contemporary design proposed complements and enhances the existing 
racecourse complex. In terms of noise and highway safety impact, these can be 
adequately managed and conditions are recommended to help mitigate these issues.  
 

6.0 RECOMMEDATION: APPROVE 
 

Conditions  
 
1. Standard 5 year condition 

 
2.  Development shall be built in accordance with the approved plans listed in the 

decision notice.  
3. The hereby permitted development shall be carried out in accordance with Section 

6.0 SUMMARY OF POTENTIAL IMPACTS AND RECOMMENDED MITIGATION 
of the submitted ecological assessment: New Kennel Club Building, Chepstow 
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Racecourse, Chepstow, Ecological Assessment (old stand building) prepared by 
Nicholas Pearson Associates dated 17 May 2016. 

4. A scheme of acoustic insulation measures shall be incorporated into the design 
and fabric of the building by a suitably qualified acoustic consultant and such 
details shall be submitted to and approved in writing by the local planning authority 
prior to the commencement of the development.  

5. No development shall take place until a Traffic Management Plan (TMP) that takes 
into account risks at the site associated with the increased frequency of larger 
events has been received and agreed in writing with the Local Planning Authority. 
The development shall be operated in accordance with the approved TMP. 

6. No development shall take place until the final finish of all external finishing 
materials has been agreed in writing.  Samples of materials shall be made 
available on site for inspection. The development shall be carried out in 
accordance with the approved details. 

7. No development shall commence until a detailed section of the roof of a scale of 
1:10 or 1:20 is submitted to and agree in writing with the local planning authority. 

8. No development shall commence until the details of the rooflights have been 
submitted to and agreed in writing with the Local Planning Authority.  

9. No development shall take place until details of the all external paved surfaces and 
means of enclosure have been submitted to and approved by the LPA. The 
development shall be carried out in accordance with the approved details. 

10. No development shall take place until a submitted landscaping and planting 
scheme has been agreed in writing with the Local Planning Authority. The 
landscaping and its maintenance thereafter shall be carried out in accordance with 
the approved landscape scheme and planting plan. 

11. The hours of operation of the building hereby approved shall be limited to 07:00 to 
01:00. Amplified music or performed music shall only be played inside the venue 
between the hours of 11:00 and 00:00  
 

Informatives  
 
NESTING BIRDS – Please note that 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 bird species is between March 
and September. 
 
It should be brought to the attention of the applicant that in the event of a new or altered 
vehicular access being formed, the requirements of Section 184 of the Highways Act 
1980 must be acknowledged and satisfied. In this respect the applicant shall apply for 
permission pursuant to Section 184 of the Highways Act 1980 prior to commencement 
of access works via MCC Highways. 
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Penderfyniad ar yr Apêl Appeal Decision 
Gwrandawiad a gynhaliwyd ar 14/06/16 

Ymweliad â safle a wnaed ar 14/06/16 

Hearing held on 14/06/16 

Site visit made on 14/06/16 

gan Paul Selby  BEng (Hons) MSc 

MRTPI 

by Paul Selby  BEng (Hons) MSc MRTPI 

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers 

Dyddiad: 15.07.2016 Date: 15.07.2016 

 

Appeal Ref: APP/E6840/A/16/3144474 

Site address: The Mount, Parc Road, Coed y Paen, Monmouthshire NP4 0SY 

The Welsh Ministers have transferred the authority to decide this appeal to me as the 

appointed Inspector. 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 against a 

refusal to grant planning permission. 

 The appeal is made by Mr William Jones against the decision of Monmouthshire County Council. 

 The application Ref DC/2015/01019, dated 21 August 2015, was refused by notice dated 3 

February 2016. 

 The development proposed is Full planning application for the proposed erection of a single 

dwelling. 
 

 

Decision 

1. The appeal is dismissed. 

Main Issue 

2. The main issue is the effect of the proposal on the character and appearance of the 

area. 

Reasons 

3. The appeal site lies at the centre of Coed y Paen, a small village featuring residential 
buildings of a range of periods and designs. The site lies opposite the village church, 
and extends from the junction of the main route through the village up to the car park 

of the Carpenters Arms public house. A tall hedgerow and post and rail fence mark the 
front boundary, and a mature beech hedgerow lies on the property boundary of The 

Mount. The site is higher than the lanes which it fronts, and slopes gently up towards 
the residential dwellings and open countryside which lie beyond. 

4. There is no dispute amongst the parties that Coed y Paen is, in principle, a suitable 

location for small-scale residential development, and on my site visit I saw evidence of 
a significant amount of infilling having taken place in recent years. The Council 

considers the design of the house to be acceptable, and I also find that the proposed 
dwelling is of a modest and sympathetic design that is consistent with the character of 
the village. 
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5. At the hearing it was established that, together with the church and the pub, the site 
forms part of the historic core of the village. Whilst originally part of a small paddock 

attached to The Mount, the site is now mainly grass and shrubland and the tall 
boundary hedgerow obscures views into it from the south. Despite the overgrown 

appearance of the site, its undeveloped nature affords it an intrinsically rural character 
which provides a positive setting for the neighbouring church and public house and 
contributes beneficially to the character of the village core.  

6. Although the appeal site and neighbouring buildings are not the subject of any 
statutory or non-statutory designations, I saw on my site visit that the immediate area 

is nevertheless an attractive and visually appealing enclosed landscape and, in 
forming the historic centre of the village, is of significance to the character and form of 
Coed y Paen as a whole. 

7. A previous scheme for a single dwelling on the site was dismissed at appeal in 2015 
(reference: APP/E6840/A/14/2225629). Reference has also been made to an earlier 

appeal dismissed in 2005 (APP/E6840/A/04/1162155/T). The appellant has sought to 
address the Inspector’s findings from the 2015 appeal decision by re-orientating and 
re-siting the dwelling further back from the lane, and by retaining a substantial margin 

of undeveloped land outside the residential curtilage. It is submitted that these 
elements of the revised scheme would ensure that key views from the junction to the 

church, graveyard and the public house would be retained. I was able to confirm on 
my site visit that, whilst the existing tall boundary hedgerow contributes to the rural 
character of the village, its removal would strengthen the visual connection between 

the newer part of the village to the south and its older core. 

8. The proposed dwelling would be substantially set back from the road, positioned 

within a recess towards the rear of the site. Its siting and orientation would moderate 
its visual presence in views from the south, facilitating clear views from the junction to 
the church and public house. From the lane itself, the dwelling would appear as a 

prominent feature, due to its relatively high slab level and similar ridge height to 
neighbouring properties. However, a proposed low stone wall and hedgerow marking 

the front boundary of the curtilage would assist in screening and integrating the 
dwelling into its immediate setting. 

9. Nevertheless, the presence of a building on the site would significantly alter its 

character and appearance, and with it that of the village core and the setting of the 
church, its associated graveyard and the public house. Despite its location towards the 

rear of the site, the dwelling and parking area within its curtilage would damage the 
open, undeveloped nature of the land, which can currently be appreciated from many 
parts of the village core, and which frames the public house and church and visually 

ties these elements to the open countryside beyond. This rural composition at the 
heart of Coed y Paen is critical to its sense of place, and its loss would unacceptably 

harm the character of the village as a whole.  

10. Furthermore, whilst the retained area of undeveloped land outside the residential 

curtilage would open up key views within the core of the village, it would be of an 
awkward shape and size. Access to the proposed dwelling would be obtained across it, 
and regardless of the surface treatment used, the character of the residual open land 

would be primarily derived from the neighbouring residential use. Its linear form is 
such that landscaping, secured by condition, would not prevent it from appearing as a 

verge of overtly suburban character. Despite the retention of an area of undeveloped 
land and the clear views that would be obtained across it, I find that its reduced size, 
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shape and form would unacceptably harm the character and appearance of the village 
core and the setting of the key older buildings therein. 

11. Whilst the proposal is materially different from the previous scheme subject to the 
2015 appeal decision, not least in terms of the different site boundary, I find myself in 

agreement with the previous Inspector who considered that the introduction of a 
dwelling onto the site would destroy one of the primary features of this part of the 
village. Nevertheless, whilst I have had regard to the 2015 decision and the earlier 

decision from 2005, I have determined the appeal based on the specific circumstances 
of the case. For the reasons given above, I conclude that the proposal would 

fundamentally alter the undeveloped, open and intrinsically rural nature of the site, 
unacceptably harming the character and appearance of the area, contrary to the 
objectives of LDP policies S13, S17, H3 and DES1. 

Other Matters 

12. At the hearing the appellant submitted that the retained undeveloped land could be 

used by the public, but whilst a condition could be used to prevent structures or 
means of enclosure from being erected, public access could not be safeguarded in this 
manner. In any event, any benefits that might arise from informal public access being 

obtained to the retained land would not outweigh the identified harm. 

13. Representations have been made in relation to potential highway safety concerns and 

impacts on the living conditions of occupiers of neighbouring properties. The Council’s 
Highways Department has not raised any concerns regarding highway safety, and I 
consider the proposed access and on-site parking arrangements to be acceptable. I 

am satisfied that the siting, orientation and design of the proposed dwelling are such 
that no unacceptably harmful impacts on the privacy or outlook of neighbouring 

occupants would be likely to arise. The proposed sewage treatment system, whilst 
close to the property boundary, would be subject to the normal regulatory 
requirements, and I note that Natural Resources Wales has not objected to the 

proposal in this regard. 

14. Finally, whilst I acknowledge that the proposal would make a modest contribution to 

rural housing supply, this does not outweigh the harm that I have identified. 

Conclusion 

15. Having taken into account all matters raised, for the reasons given above I conclude 

that the appeal should be dismissed. 

 

Paul Selby 

INSPECTOR 
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APPEARANCES 

 

FOR THE APPELLANT: 

Mr M Roberts   Barton Willmore 

Mr L Bowkett   Architectural Consultant 

Mr W Jones    Appellant 

 

FOR THE LOCAL PLANNING AUTHORITY: 

Ms K Young    Planning Control Officer 

 

INTERESTED PERSONS: 

Mr G Rogers    Llangybi Fawr Community Council 

 

DOCUMENTS SUBMITTED AT THE HEARING 

 

1. Site Layout Plan relating to 2015 appeal decision 
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Planning Objects Associated to Appeal

Associated Planning Objects:

Appeal Details

Local Reference:
DOE Reference 1:
Appeal Type:
Appeal Application Type:
Reason For Appeal:
Appeal Received Date:

DOE Reference 2:

Appeal Description:                                Proposed extension to the existing storage building and the Change of Use of the existing buildingon the land 
                                                                  of Green Tree Orchard to residential, which will incorporate alterations to the existing entrance. This is a 
                                                                  re-submission of planning no. DC/2015/00280. 
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