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Foreword

This is the Authority Approved Brecon Beacons National Park Unitary Development Plan.  It was approved for use for development control purposes by the National Park Authority in March 2007.  It sets out policies and proposals to guide development in the National Park from 2001 to 2016 and beyond.  These policies and proposals aim to meet the needs for housing, jobs and services, whilst protecting the Park’s high quality environment.

Whilst the Brecon Beacons National Park Authority Local Plan (1996 to 2006) and its constituent Structure Plans remain the formal statutory policy framework for the area, the Authority Approved UDP provides a more up to date and relevant planning framework.  Furthermore the UDP may not have been formally adopted but it has been subject to all the statutory consultation and procedures of the previous Development Plans.  It is for this reason that the NPA has determined to afford greater weight to the UDP in the determination of planning applications than the formal statutory documents above.

The Brecon Beacons National Park is designated for its landscape quality.  Defined by the IUCN as a category V Protected Landscape it is an area where the interaction of people and nature over time has produced a distinctive character with significant aesthetic, ecological and cultural value, and high biological diversity.
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PART 1

Strategic Policies

Chapter 1

Introduction,

Aims, Objectives

and

Strategy

Introduction

1.1
This is the Authority Approved Brecon Beacons National Park Unitary Development Plan.  It sets out policies and proposals to guide development in the National Park from 2001 to 2016 and beyond.  These policies and proposals aim to meet the needs for housing, jobs and services, whilst protecting the Park’s high quality environment.

1.2 The following plans together form the formal statutory policy framework for the area:

· Adopted Gwent Structure Plan (March 1996)

· Mid Glamorgan County Structure Plan: Approved Plan Incorporating Proposed Alterations No.1 (September 1989)

· Powys County Structure Plan (replacement) (February 1996)

· Dyfed Structure Plan (including Alterations No.1) (November 1990)

· West Glamorgan Structure Plan (Review No.2) (February 1996)

· Brecon Beacons National Park Authority Local Plan (May 1999)

1.3
Whilst the above remains the formal statutory policy framework for the area, the Authority Approved UDP provides a more up to date and relevant planning framework.  Furthermore it may not have been formally adopted but it has been subject to all the statutory consultation and procedures of the above Plans.  It is for this reason that the NPA has determined to afford greater weight to the UDP in the determination of planning applications than the formal statutory documents above.
1.4
The Brecon Beacons National Park is designated for its landscape quality.  Defined by the IUCN as a category V Protected Landscape it is an area where the interaction of people and nature over time has produced a distinctive character with significant aesthetic, ecological and cultural value, and high biological diversity.

Strategy and Aims of the UDP

1.5
The Strategy and Aims are derived from the National Park's statutory purposes
, the Authority's duty
 to the community and its commitment to sustainable development
.  The Strategy comprises two parts.

1.
A Statement of Aims, which are:

i) 
to conserve and enhance the natural beauty, wildlife and cultural heritage of the Park;

ii)
to promote the understanding and enjoyment by the public of the special qualities of the Park;

iii)
to foster the social and economic well-being of the communities within the Park;

iv)
to ensure that all development within the Park has regard to the concepts of sustainability.

2.
A Spatial Strategy based on these aims that indicates broadly where new development is to be built.

Objectives of the UDP

1.6
Supporting the aims are a number of objectives which establish the Plan’s long term intentions and provide a framework for developing policies.

1.7
The objectives of the UDP reflect the concepts of sustainable development and shape the content of the plan’s main chapters.  They are:
· to ensure quality of life
· to ensure sustainable use of resources

· to meet economic and social needs

· to avoid hazard
Related Strategies and Documents

1.8
The UDP is supported and informed by other plans and documents.  The Strategic background to the UDP has been provided by The Welsh Assembly Government (WAG) consultation draft “People, Places, Futures - The Wales Spatial Plan”.  Additionally the work of the Regional Strategic Planning Groups for South East and South West Wales and the Mid Wales Partnership has been used to inform the writing of this Plan.  The National Planning context is provided by Planning Policy Wales, and a range of Technical Advice Notes dealing with specific subject areas.  A list of related strategies and documents is supplied at Appendix 1.
1.9
The UDP deals only with land use matters that can be determined through the development control function.  It does not form the strategy for all activities in the Park, but, in this respect, is complemented by the BBNP Management Plan and the BBNP Local Biodiversity Action Plan which set out other NPA objectives.

1.10
In writing this Plan, the land-use implications of a number of statutory and non-statutory plans and documents that affect land within the National Park and are produced by its nine constituent Unitary Authorities have also been taken into consideration.  These include Local Transport Plans, Local Agenda 21 Strategies, Unitary Authority Economic, Housing and Community Strategies, and Local Air Quality Management Plans (for a full list see Appendix 1).  A Strategic Environmental Assessment (SEA) of the Plan was undertaken in the Autumn of 2004.  The Assessment has informed the writing of the UDP.

1.11
The UDP is supported by separately published, supplementary guidance for specific sites and issues which are listed at Appendix 7a and highlighted in the text where appropriate.  Further guidance may also be produced during the lifetime of this Plan and existing guidance may be reviewed where appropriate.
1.12
The detailed policies of the UDP will need to be monitored to ensure that the Plan remains relevant, effective and up to date.  Present systems to monitor housing land availability and completions will be developed and extended to include employment land availability and completions and information about the viability and vitality of town centres.  This will be aided by the introduction of a new Development Control Database System which is anticipated to extend the scope of monitoring data.  Information from the 2001 Census of Population will help to inform an understanding of the changing demographics affecting the area. 

1.13
Landscape monitoring will continue through the use of the Geographical Information System, together with digital aerial photographs and information from the LANDMAP progress.  New and additional data will be collected in relation to the operation of the local housing market including the need and supply for affordable housing. 

1.14
Local authorities have a duty to keep under review the matters which may be expected to affect the development of their area or the planning of its development.  National Guidance advises that while there are no rules on how often a plan should be reviewed, it is expected that, plans should be reviewed in full at least once every 5 years, and partial reviews may be appropriate (e.g. on particular topic areas) on a more frequent basis.  The results of the monitoring process will influence the timing and scope of any review affecting the UDP.

How to Use the Plan

1.15
The Plan is divided into a number of chapters which correspond to the objectives listed above.  General policies applicable to all development are found in Chapter 2.  Policies specific to particular types of development are found in the remaining chapters.  Whilst cross referencing is included where appropriate, it is vital that this Plan is read as a whole.  An index to all the policies in this Plan is to be found at the beginning of this Plan.

1.16
Each chapter begins with a statement of our strategic approach to the issues contained within the chapter.  In most cases there are also strategic planning policies within this section which set the scene for the more detailed development control policies which follow.  The strategic policies are called “Part 1” policies and are also listed in their entirety at the beginning of this Plan.  

Spatial Strategy: A Sustainable Approach

1.17
The land use planning system has a key role to play in providing homes, investment and jobs in a way which is consistent with the principles of sustainable development.  

1.18
The National Park Authority is committed to supporting vibrant and sustainable communities.  This means communities with access to: 

· modern facilities; 

· good quality housing that meets the needs of all, including those in need of affordable or special needs housing; and

· reasonably high but stable economic performance through a range of employment opportunities; 

which are all provided in a way which is compatible with the Park's protected landscape designation.  

1.19
The NPA accepts that the Park is a living landscape, one that has constantly evolved and that a degree of change is inevitable, manageable and desirable.

1.20
In preparing this UDP the NPA has assessed the growth in settlements throughout the Park, with the aim of achieving sustainable communities with a high quality of life.  

1.21
To do this the NPA took account of the following factors in formulating a strategy in line with the principles of sustainable development, the priorities for rural areas and National Park purposes;

· the need to conserve and enhance the area’s biodiversity, natural resources, landscape and environment;

· the need to anticipate the effects of climate change on the natural and built environments of the Park;

· the need to integrate transport and development, providing access to different modes of transport and giving people the opportunity to limit the number of trips made in private transport;

· the need to ensure accessibility for all, to infrastructure and services;

· the need to ensure access to education and employment; 

· the desirability of maintaining and enhancing the distinctive culture, language and character of communities;

· the desirability of a community being able to meet its own housing need;

1.22
The strategy was developed in four main steps:

1.
A consideration of the landscape, biodiversity and other environmental designations which cover the National Park;

2.
A calculation and interpretation of population change to provide an estimation of future social and economic needs;

3.
A consideration of the implications of integrating transport and establishing a road hierarchy;

4.
A sustainable distribution of the allocations resulting from, and based on, the first three parts of the strategy.

Strategy Step 1: A consideration of the landscape, biodiversity and other environmental designations which cover the National Park 

1.23
The two largest land uses within the Brecon Beacons National Park in roughly equal amounts are the open mountain moor and heath, and enclosed farmland, together comprising nearly 80% of its area.  Woodlands, reservoirs, lakes, pools and marsh make up most of the rest, as well as a significant length of ditches, streams and rivers throughout.
1.24
Less than 1.5 % of the Park is covered by roads and development, including all buildings.  This is not widely appreciated as most residents live in the more populated settlements in the Park and travel along the more developed road corridors between those settlements.  

1.25
The National Park Management Plan contains information on the topography, geology, land use, land ownership, Section 3 conservation designations, SSSI and nature reserves and the designations for the historic and built environment.  

1.26
Such information forms the basis for the spatial context of the UDP and the maps in this deposit version of the UDP show these designations where they are relevant.  In addition, the landscapes in the Park and the rest of Wales are currently being characterised through CCW’s LANDMAP project.

Strategy Step 2: A calculation and interpretation of population change to provide an estimation of future social and economic needs

Calculating Population Projections
1.27
It is calculated that the total population within the National Park boundary will increase from 33,340 to 35,060 between 2001 and 2016.  Whilst this only represents an increase of 1720 people, it is expected that an additional 2142 households will be created from within the total population during the same time period.  These calculations are based on the 2001 Census outputs and the following statistical assumptions:

· There will continue to be a negative natural change – that is more of the residents will die than will be replaced by children born to residents.

· There will be an increase in net migration – that is more people will come to live in the Park area than will move way, and this increase will be greater than the effect of the negative natural change.

· Average household size will continue to fall from 2.27 in 2001, to as low as 2.09 by 2016.

· An allowance for vacancy rates and second homes

1.28
These statistical assumptions were then looked at against the range of political aspirations and policy assumptions of the other authorities and organisations with jurisdiction over non planning matters within the Park area, to gain a contextual background by which to judge their compatibility.  

Calculating Housing Provision

1.29
As stated previously, the NPA accepts that the Park is a living landscape where change is inevitable, manageable and desirable.  The UDP therefore makes provision for the needs of the present and future resident population, to provide a level of development and change that is capable of being absorbed into the social, built and natural fabric without detriment to the integrity of the National Park designation.  Such an approach is consistent with the aspirations and assumptions referred to above.

1.30
In this context, the capacity of settlements and the availability of sustainable sites have been assessed and a housing requirement figure of 1,980 is considered reasonable.  As a consequence:

This UDP makes provision for some 1980 extra dwellings to be built in the National Park during the 15 year plan period 2001 –2016.
1.31   However, the Plan does not allocate land to provide for all 1980 dwellings.
· Firstly, a number of these dwellings have already been provided since the start of the Plan period in January 2001.  Our analysis of planning permissions and completions shows that 620 dwellings had already been granted planning permission at   1st April 2005.  These dwellings must be taken into account in calculating the residue of land that needs to be allocated.

· Secondly, past experience shows that in the National Park a significant amount of new dwellings come forward on non-allocated sites Allowance is made for a contribution of 665 dwellings from large and small unallocated sites over the remainder of the Plan period.  
Calculating how much land to allocate

1.32
Taking into account the approved planning permissions and the likely contributions from non-allocated sites, this UDP needs to specifically allocate land to accommodate about 695 dwellings over the remainder of the period.  Chapter 7 gives details of the sites allocated to meet this need.

Strategy Step 3: A consideration of the implications of integrated transport and the establishment of a road hierarchy

1.33
It is national policy to extend choice in transport and secure accessibility in a way which supports sustainable development by encouraging the establishment of an integrated transport system which is safe, efficient, clean and fair.  In line with WAG guidance this UDP contributes towards the goal of integrated transport planning by:

· Reducing the need to travel by locating development where there is good access by public transport, walking and cycling;

· Locating development near other related uses to encourage multi-purpose trips;

· Ensuring that new development includes appropriate pedestrian, cycling, public transport and other traffic management provision;

· Promoting cycling and walking;

· Supporting the provision of high quality public transport;

· Supporting innovative alternatives to traditional modes of transport;

· Supporting traffic management measures; and

· Supporting necessary traffic infrastructure improvements.

1.34
To better inform its planning decisions and ensure that the principles outlined above are adhered to, the NPA has produced its own more detailed road hierarchy augmenting the highway authorities’ own road hierarchies which are based on a nationally accepted classification.  The categories of the BBNP hierarchy include through traffic routes, links between local centres, important scenic routes serving recreational areas and access to isolated hamlets.  The hierarchy is attached in Appendix 2.  Its guiding principles are:

· each road should serve a defined function;

· the function of each road should be determined by environmental factors and the needs of existing traffic.  Improvements made to any road should be relative in scale to this function.  

Strategy Step 4: A sustainable distribution of the development allocation

The Pattern of Development

1.35
The pattern of development is a crucial element in seeking to achieve more sustainable levels of growth.  The base line for this distribution has already been set by the historic evolution of the settlements across the Park.  This pattern of development has been largely dictated by people’s mobility.  In the park as in Wales generally, settlement patterns also reflect people's association with the land and the local environment, as seen for example in welsh place names.  Before the advent of the car, settlements were largely self-contained and there were, and remain, distinctive differences between the various areas of the National Park.  With increasing accessibility to private transport, the need for people to locate within walking distances of facilities decreased and development became more dispersed and segregated and settlements were no longer self-contained.  As facilities became more centrally provided, people’s dependency upon the car as the major form of transport increased.  

1.36
It is now widely accepted that this more recent pattern of dispersed development and a continuation of this process is not sustainable, as travel by car is one of the major components in the production of atmospheric pollution and the use of fossil fuels.  

1.37
At the same time it is important to take account of the fact that the Park is not a self-contained social or economic unit.  The scattered agricultural communities in the west of the Park for example look outwards to the towns of Llandeilo, Llandovery and Brynamman for the provision of their facilities and services.  Similarly, areas to the east look to Monmouthshire and the South Wales Valleys for such services.

1.38
The UDP can do little on its own to reverse these trends or replace the range of services and facilities in rural areas where these have been lost.  However, it can attempt to ensure that future development takes the principles of sustainability into account and maximises opportunities for people to choose modes of transport other than the car, to reduce their own car dependency and number of miles travelled.  WAG advice is that UDPs should secure a sustainable settlement pattern in their land allocation policies and proposals in the following ways:

· by identifying previously developed land;

· by indicating land for higher density development close to route corridors to minimise travel; and 

· where accessibility other than by car is good, maintain and improve the vitality and viability of town and village centres and recognise the dependence between town and country.

1.39
The most effective way of achieving this is to concentrate development within those settlements with the greatest access to services, preferably within walking distance of the facilities that cater for the local population or within easy reach by public or private transport, and limit development in the wider countryside.  

Evaluating Settlements within the National Park

1.40
In order to define those settlements, every settlement within the National Park was subject to an evaluation in order to determine its potential for future growth, taking into account the issues discussed above.  As a starting point, only those settlements in the Park which had at least one of the following facilities were included in the evaluation:

· a shop

· a public house

· a community hall, or

· a school

1.41
Each settlement was then evaluated against its accessibility to a range of community facilities and given a comparative scoring, these were placed in a hierarchy, grouped in three tiers shown in the Table 1.1 below.
Table 1.1  National Park Settlement Hierarchy

	Settlement
	Position in Hierarchy

	First Tier
	

	Brecon
	1

	Hay
	2

	Crickhowell
	3

	Sennybridge
	4

	Talgarth
	=5

	Gilwern
	=5

	Govilon
	6

	Second Tier
	

	Libanus
	=7

	Ynyswen
	=7

	Llangynidr
	=8

	Llanfrynach
	=8

	Llangattock and The Legar
	=8

	Trecastle
	=8

	Llanfihangel Crucorney
	=9

	Groesffordd
	=9

	Llangors
	=9

	Penderyn
	=9

	Llanigon
	=10

	Pontsticill
	=10

	Pen-y-cae
	=10

	Cradoc
	=10

	Clydach (north and south)
	=10

	Cefn Bryn Brain
	=11

	Llanbedr
	=11

	Glangwryne
	=11

	Cwmdu
	=11

	Trapp
	=11

	Defynnog
	=11

	Pontneddfechan
	=12

	Pencelli
	=12

	Talybont
	=12

	Llangenny
	=12

	Tretower
	=12

	Llanelly Hill
	=12

	Bwlch
	=12

	Third Tier
	

	Myddfai
	=13

	Drefach
	=13

	Felindre
	=14

	Crai
	=14

	Heol Callwen
	=15

	Twynmynydd
	=15

	Trallong
	16

	Capel Gwynfe
	17

	Ystradfellte
	=18

	Bethlehem
	=18


1.42
This simple but relatively effective method allowed the NPA to determine which settlements offer the greatest comparative range of services and facilities within their own confines or within easy reach by public or private transport.

1.43
The results predictably showed that the first tier comprising the main centres of Brecon, Hay-on-Wye, Crickhowell, Talgarth, Gilwern, Sennybridge and Govilon score most highly in terms of access to services and facilities.  

1.44
At the other end of the scale, the third tier indicates that many of the small villages and hamlets which are scattered across the Park do not provide sustainable levels of accessibility to services, are totally reliant upon private transport for trips to schools, shops and employment and in many cases have infrastructure constraints upon development.  

1.45
Of course, there are situations where constraints overwhelm all other considerations of accessibility to services.  For example, Tretower is heavily constrained by the archaeological sensitivity of the village.  

1.46
The evaluation identified those settlements which are best suited to greater levels of growth and where land for development should be allocated accordingly.  By implication at the other end of the scale it identified those where further development would not “recapture” local services but would in fact generate more journeys to services elsewhere.  

1.47
The spatial distribution of the settlements in the hierarchy across the Park is shown in Map 1.  

1.48
Each settlement identified in the hierarchy was surveyed in detail and all environmental, physical and infrastructure constraints noted.
 A white area was then designated for each settlement
.  Any site outside the white area is considered to be within the countryside and is thus subject to more restrictive policies in line with national guidance.  The allocation of land in each of the settlements is detailed further in Chapter 7

Map 1: Spatial Distribution of Settlements
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List of Part 1 Policies
List of Part 1 Policies

Part 1 Policy 1:

The Special Qualities of the National Park 

In considering all proposals for development the NPA will give great weight to conserving and enhancing the Park’s special qualities and its natural beauty, wildlife and cultural heritage which the designation is intended to protect.
Part 1 Policy 2: 

Biodiversity and Earth Heritage
Development will only be permitted where there is no unacceptable impact on the biodiversity and Earth heritage of the area.  Wherever appropriate, development proposals will be required to demonstrate that provision has been made for the protection, enhancement and positive management of areas which incorporate:

i)
species, habitats and features of the landscape identified as priorities in Wales and in the United Kingdom;

ii)
species, habitats and features of the landscape identified as priorities in the Local Biodiversity Action Plan;

iii)
habitats and features which are important for the migration, dispersal and reproduction of wild species of flora and fauna; and/or

iv)
habitats or features that are otherwise of importance for wildlife.
Part 1 Policy 3: 

Cultural Heritage 

Development will only be permitted where there is no unacceptable impact on the Park's cultural heritage.  Wherever appropriate, development proposals will be required to demonstrate that provision has been made for the protection, enhancement and positive management of cultural heritage.
Part 1 Policy 4: 

Access to Opportunities for Enjoyment of the National Park
Proposals which enable access to opportunities for enjoyment of the National Park will be permitted where:

i)
the proposal is sustainable in terms of its impact on both the environment and the community within which it is located; and
ii)
there are no unacceptable impacts on areas which are vulnerable to recreational pressure.
Part 1 Policy 5: 

Sustainable Use of Land
Wherever possible, new development should utilise sites on previously developed land.

Part 1 Policy 6:  
Allocation for the Extraction of Aggregate Minerals

The NPA will not identify in this UDP any safeguarded or preferred areas or areas of search for further aggregate mineral extraction within the National Park.

Part 1 Policy 7: 

Minerals Development

Applications for new or extended mineral workings including the depositing of mineral waste (except where an extension involves no more than minor rounding off) will be subject to the most rigorous examination and will only be permitted in exceptional circumstances where it is demonstrated to be in the public interest, that is where all the following criteria are met:

i)
there is a proven national or specific local need;

ii)
the benefit to the economy of the Park can be shown to outweigh the detriment that would be caused to tourism and other economic activities;

ii)
the benefit to the economy of the Park can be shown to outweigh the detriment that would be caused to tourism and other economic activities;

iii)
there are no alternative supplies outside the Park available at reasonable cost and the need cannot be met in any other way;

iv)
there are no significant detrimental effects on the Park's special qualities, its natural beauty, wildlife and cultural heritage or communities; 
v)
the proposal clearly demonstrates that the site is capable of being reclaimed to a beneficial and appropriate afteruse; and

vi)
in the case of an extension to an existing quarry, the proposal would enhance the landscape and benefit nature conservation and biodiversity.

Part 1 Policy 8: 

Sustainable Energy Generation and Distribution

Applications for development for the generation and/or distribution of energy from a renewable energy source will be permitted where: 

i) the development is of a scale appropriate to its location; and
ii)
the development and all ancillary works including transmission lines can be accommodated without significant adverse impact on the qualities for which the National Park was designated.    The placing of transmission lines is dealt with under Policy ES50 and ES50A.
Where development is proposed within or adjacent to a settlement, the NPA will consider the extent to which the proposal impacts upon the amenity and quality of life of the local community.  

Part 1 Policy 9: 

Avoiding Wastage

The NPA will expect all major development proposals to demonstrate that provision has been made for:

i) 
maximising efficiency of energy and water use; and

ii) 
reducing the production of waste, facilitate the reuse and recycling of waste and ensure safe waste disposal.

Part 1 Policy 10: 

Allocation for waste

In accordance with the South East and South West Wales Regional Waste Plans and Municipal Waste Plans, no land is allocated specifically for waste related development in this UDP.

Part 1 Policy 11: 

Ensuring Access to Employment Opportunities

i)
Proposals for appropriate commercial development will be permitted where they:  

· enable the creation and expansion of businesses which support and diversify the rural economy;

· retain existing employment uses;

· utilise redundant buildings or brownfield sites;

· use local skills, products or resources including natural resources in a sustainable way;

· use existing transport routes and facilitate the use of alternative modes of transport;

· are reasonably accessible to adequate services and utilities; 

· facilitate mixed-use development; or 

· support Welsh culture.

ii)
Development proposals that cause unacceptable adverse impacts to the commercial vitality and viability of the area will not be permitted.

iii)
A number of sites are allocated for commercial use under Policies SS4 and SS5.  The supply and demand for land for commercial uses will be regularly reviewed.

Part 1 Policy 12:

Supply of Housing Land

The UDP will make provision for 1980 new dwellings.  The supply and demand for land for housing will be regularly reviewed

PART 2

Detailed Policies

Chapter 2

Ensuring Appropriate Development

in the

National Park

Our Strategic Approach

2.1
National Park designation confers the highest status of protection as far as landscape and scenic beauty are concerned.  This UDP requires that the consideration of all development proposals gives great weight to conserving and enhancing the natural beauty, wildlife and cultural heritage of the Park.  All development proposals should take account of the Park’s designation and its special qualities.  The current National Park Management Plan defines the special qualities as follows:-
· the landscape and natural beauty 

· peace and tranquillity 

· opportunities for walking and access to open country 

· open spaces and qualities of remoteness 

· traditionally managed farmland, and 

· wildlife 

However, having been defined by consultation, the list of special qualities may be reviewed when the Management plan is reviewed during 2007/8.
Part 1 Policy 1:  The Special Qualities of the National Park 

In considering all proposals for development the NPA will give great weight to conserving and enhancing the Park’s special qualities and its natural beauty, wildlife and cultural heritage which the designation is intended to protect.

Straddling and Fringe Applications 

2.2
If the special qualities of the National Park are to be protected, careful control needs to be exercised over development that straddles the Park boundary or is conspicuous from within the Park.  The NPA is consulted by neighbouring planning authorities on applications likely to affect the Park.  The NPA is also consulted by neighbouring planning authorities in the production of their development plans.  In responding to these consultations, the NPA will seek to ensure that such proposals or policies are in accordance with this UDP and will therefore use this document to formulate consultation responses.

Environmental Statements

2.3
The Town and Country Planning (Assessment of Environmental Effects) Regulations allow planning authorities to require applicants to submit an Environmental Statement with certain development proposals.  For some, such as power stations, listed under the Schedule 1 of the Regulations, the requirement for an Environmental Statement is mandatory.  Schedule 2 of the Regulations indicates types of development that by virtue of their nature, scale, or location, may require such a Statement.  

2.4
The Town and Country Planning (Environmental Assessment and Permitted Development) Regulations 1995 extend the requirement for an Environmental Assessment to permitted development which is likely to have significant environmental effects.  Examples under Schedule 2 projects can include road improvements and field drainage works.  Where an Environmental Assessment is needed, permitted development rights do not apply and a planning application accompanied by an Environmental Statement will be required.

2.5
WAG has indicated that the case for requesting a Statement is likely to be stronger in National Parks than in non-designated areas.  Applicants should seek confirmation from the NPA as to whether or not an Environmental Assessment is required.  Such Statements should pay particular attention to the special qualities of the National Park and any schemes to mitigate the impacts of proposed developments should be designed to very high standards appropriate to the area’s special status.  

Landscape and Special Qualities 

Our Detailed Policies

Protection of the Landscape: Section 3 Conservation Map

2.6
Section 3 of the Wildlife and Countryside (Amendment) Act 1985 requires the NPA to prepare a map of any areas of “mountain, moor, heath, woodland, down, cliff or foreshore” whose natural beauty it is, in the opinion of the NPA, particularly important to conserve.  The first category comprises most of the Park’s open moor and mountain land.  The second includes all the broad-leaved woodland and hillside scrub, and some attractive areas of mixed woodland.  Both categories were chosen for their visual qualities, although they may also be important for nature conservation or other reasons.  The published map may be viewed at the National Park Office.

Policy G1: Section 3 Conservation Map

Proposals for development in areas identified on the Section 3 Conservation Map as being of particular importance to conserve, will only be permitted if the character and integrity of the area are not adversely affected.

Developments of National Significance in the National Park

2.7
Government guidance states that major development proposals which are more (UK) national than local in character should not take place in National Parks except in exceptional circumstances.  The following policy therefore applies to all such developments.

Policy G2: Developments of National Significance in the National Park 

Developments which are of more (UK) national rather than local significance will not be permitted in the National Park save in those exceptional circumstances where it can be demonstrated that overriding public need, and severe detriment to the local economy, outweigh the National Park designation.  Applications will be subjected to the most rigorous examination including an assessment of:

i)
the need for development, in terms of national considerations, and the impact of permitting it or refusing it upon the local economy;

ii)
the cost of, and scope for, providing the development outside the National Park or meeting the need for it in some other way; and

iii)
any adverse impact on the environment and the landscape, and the extent to which that could be moderated.

In the event of applications being granted, any construction and restoration will be conditioned to be carried out to high environmental standards.

Development in the National Park

2.8
It is the aim of the development control function to ensure that all development complies with the UDP’s aims and objectives to protect the natural beauty and resources of the Park and the amenity of its residents, while ensuring that development is sustainable.  Whilst many development proposals are received with contextual awareness and positive mitigation measures already included, in order to maintain such standards throughout, the NPA will require all proposed development to comply with the following policy.
Policy G3: Development in the National Park

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

i)
the proposed development does not have an unacceptable impact on, nor detract from or prevent the enjoyment of, the special qualities, natural beauty, wildlife and cultural heritage of the National Park;

ii)
the proposed development lies within the “white areas” of settlements as shown on the Proposals Map, with the exception of those developments covered by policies which enable development in the countryside;

iii)
the scale, form, design, layout, density, intensity of use and use of materials will be appropriate to the surroundings and will maintain or enhance the quality and character of the Park’s landscape and built environment; 

iv)
the proposed development is integrated into the landscape to the satisfaction of the NPA through planting and appropriate management of native species or through the construction of appropriate boundary features.  Where landscaping schemes are required, they must involve a design in keeping with the site, using native plant species of local provenance suitable for the National Park as listed in Appendix 3;

v)
the proposed development does not have an unacceptable impact on the amenity of the area, adjacent properties or the general public;

vi)
the proposed development does not have an unacceptable impact on the economic, social, cultural and linguistic vitality and identity of any community, either in its own right or through cumulative impact (See Policy ES33);

vii)
the proposed development is compatible with the National Park road hierarchy in that it is within the capacity of existing approach roads, and does not have an unacceptable impact on traffic circulation or highway safety;

viii)
adequate services exist, are reasonably accessible or can be provided without unacceptable detriment to existing users or the environment;

ix)
adequate means of access and parking space can be provided to cater for the traffic generated by the proposal;

x)
where lighting is proposed as part of the development, the proposal must ensure that the design and operation of lighting systems has minimal impact in terms of light pollution;

xi)
adequate consideration is given to the needs of those with limited mobility such as wheelchair users, elderly people, and people with young children in the design and layout of the development; 

xii)
the proposed development does not have an unacceptable impact on surface waters or groundwater resources in either quality or quantity;

xiii)
development schemes include facilities for waste recycling and composting appropriate to their scale and type.

Ministry of Defence Developments

2.9
The Ministry of Defence has an administrative headquarters and three training camps in the Park.  Should it propose further development on these or elsewhere, the NPA would consider such applications in the light of the relevant policies in this UDP.  

Development Affecting Trees in the Landscape

2.10
Groups and individual trees, including old and veteran trees, play an important role in enhancing the Park's landscape and biodiversity.  They add to both the amenity and natural habitat of towns and villages and individual buildings, and may need protection from development.  Trees also provide shade and help to reduce both noise and dust pollution, as well as absorbing carbon dioxide.  Where appropriate, the NPA will use planning conditions or Tree Preservation Orders to protect important woods or trees.  In general the NPA wishes to see trees retained and managed on any development site, whether they are protected by legislation or not.  Some woods are defined on the Section 3 Conservation Map and development affecting them must also comply with Policy G1 above.

Policy G4: Development Affecting Trees
Where planning applications are submitted on sites containing trees which are considered valuable to the amenity of the area the NPA will seek to ensure that:

i) the trees and their root systems will be retained and adequately protected prior to, during and after, development takes place; and

ii) where it is agreed that trees are to be removed, replacements will be required, where appropriate.  A scheme for replacement shall be agreed with the NPA prior to the commencement of development.

Signs, Advertisements and Floodlighting 

2.11
The need for signs as a means of promoting local businesses is recognised.  However, in settlements and the countryside, the presence and design of signs and advertisements and floodlights can be visually intrusive.  The NPA will seek to ensure that signs and advertisements requiring Advertisement Consent are appropriate to their setting and do not compromise public safety.

2.12
A number of types of advertisement are exempt from control, whilst other types of advertisement enjoy 'deemed consent'.  Most of the National Park is a designated Area of Special Control for Advertisements, within which stricter controls can usually be applied to the display of advertisements.
  

2.13
The Local Highway Authority, is responsible for the control of a number of types of sign, including traffic signs and the brown tourism signs.  

2.14
Where directional signs are proposed the NPA will seek to encourage the use of composite signage, in the interests of protecting both public safety and local character and amenity.

Policy G5: Signs, Advertisements and Floodlighting

Proposals for signs or advertisements requiring consent, or for floodlighting, will be permitted where individually or cumulatively:

i)
there is no unacceptable impact on the character or amenity of the area within which they are sited; and

ii)
they are well designed and sensitively located, and relate well to the character, scale and architectural features of the building or structure on which they are placed; and

iii)
there is no unacceptable impact on public safety; and

iv)
where lighting is proposed, they have minimal impact in terms of light pollution.

Within a Conservation Area internally illuminated signs will not be permitted.  In all other areas externally illuminated signs will generally be preferred.

Design

2.15
Clear and unequivocal guidance on design will assist applicants and the NPA in achieving high quality developments in the National Park.  For the purpose of this guidance, design is taken to mean the relationships between all elements of the built and natural environment including:

· the relationship of buildings to their urban or rural landscape context, to the environment, to biodiversity and to cultural heritage;

· the relationship of one part of a settlement with its other constituent parts;

· the relationship between buildings and the streets, squares, parks, waterways and other spaces which make up the public and private domain;

· the relationship between buildings, infrastructure and utilities;

· the nature and quality of the public domain;

· the relationship between different buildings or structures; and 

· the relationship between component parts of individual buildings.
2.16
Design is concerned equally with the way in which areas function and the connections between people and places as with aesthetic appearance.  For this reason design should also be taken to include the relationship of elements of the built and natural environment with:

· patterns of movement and access to facilities and activities for all;

· the social environment;

· use of energy and natural resources; and

· economic opportunities.

Although generally referred to as "urban design" considerations, these concerns are as relevant to development in the rural areas and villages of the National Park as in its towns.

2.17
Design is considered then in its broadest sense as a collaborative, creative, problem solving process – embracing architecture, sustainability and suitability of materials used, landscape, infrastructure and urban design – that determines the quality of our environment and that can provide the basis for its sustainable future.

2.18
The NPA considers it necessary to have a general design policy in the UDP firstly to explain why design is an important issue and secondly to give an indication of the NPA’s view on design before referring users of the planning service to the Design Guide and the Shopfront Design Guide.  The general policy in the UDP must reflect current government thinking as well as providing a framework for producing the design guides.

2.19
Careful design, layout and orientation of new development can contribute to sustainability by minimising energy loss, reducing environmental pollution and saving natural resources.  The NPA will encourage developers to consider energy conservation in building techniques, the choice of materials and by design solutions.  Developers will be encouraged to use sustainably produced materials such as timber from managed woods and forests, materials produced without generating pollution or greenhouse gases and products originating locally, thus reducing transport costs.  The NPA will strongly encourage the reuse and recovery of locally generated building waste as far as it has the power and resources to do so.  

2.20
It is important that the design recognises the effects it can have on reducing opportunities for crime, disorder and anti-social behaviour.  The principles of ‘Secured by Design’ can offer some useful guidance in this respect.'

2.21
Local design circumstances are also addressed in the following sections of the plan:-

Para 5.127: Important Open Space;

Para 5.128: Village Design Statements;

Policy ES35: Design & Maintenance of Roads; and

Policy ES41: Parking in Towns

2.22
WAG is keen that planning authorities move away from a reliance on prescriptive standards to focus on meeting a series of “key objectives of good design”.  These are defined in 'TAN 12: Design' and reflected in Policy G6.

Policy G6: Design
Applications for development will be expected to meet the WAG’s key design objectives and respond to the local context.  Proposals will be required to demonstrate where appropriate how they: 

i)
achieve sustainable design solutions representing best value by making prudent use of natural resources, incorporate sustainable energy use and waste control measures and provide the means for effective long-term maintenance, efficient operation and management;

ii)
sustain or enhance character in townscape and landscape by responding to and reinforcing, where appropriate, locally distinctive patterns and form of development, landscape, culture and biodiversity;  

iii)
promote innovative design in buildings, infrastructure, urban and rural landscape and public art;

iv)
promote a successful relationship between public and private space by delineating clear boundaries, acknowledging established building lines in new development and enclosing space;

v)
promote high quality in the public realm by ensuring attractive, safe public spaces and routes which are fit for purpose and meet the needs of all members of society;

vi)
ensure ease of access for all by adopting inclusive design principles including safe and clear connections, integrating development with existing footpaths, cycle ways and public and private transport infrastructure and by ensuring adequate provision for people with disabilities and others;

vii)
promote "legible" development that includes easily recognisable and understood features and landmarks;

viii)
design for change by promoting adaptable development that can respond to social, technological, economic and environmental conditions over time; and

ix)
promote quality, choice and variety by lifting the standard of development, by promoting mixed use and densities of development that assist viability and respond to local needs.

Accessibility and Safety

2.23
The provision of parking, the spaces and landscaping around buildings, the means of entry to buildings and lighting should be appropriate to the needs of all.  All new housing should be accessible to all, including wheelchair users, to cater for visitors or for the occupants should they become disabled.  Part M of the building regulations now ensures that the accessibility, security and safety, particularly for elderly and disabled people, is taken into account in the design of all proposed developments and traffic management schemes.  The NPA will draw this to the attention of developers and where a proposal involves alterations to a listed building, special care should be taken to ensure that the required standards of access are provided while conserving the essential features of the building.

Chapter 3

Ensuring Quality of Life

Ensuring Quality of Life

3.1
The high quality of life enjoyed by all those who live and work in the National Park derives from the very nature of the environment.  The quality of this environment, the richness of the cultural heritage and the wide number of opportunities for enjoying these qualities are important facets of the everyday lives of residents.  For many it is the basic reason for living in this part of the country.  For others it is a tool for attracting jobs and investment in “clean green” industries.  For visitors and those who rely upon the income they bring, it is a valued high quality product.  

3.2
As residents of a National Park we also have a duty to consider the national importance of our environment and the reasons for its designation as a special place.  The protection of the most important and irreplaceable natural and cultural assets is an essential part of securing a sustainable development strategy ensuring future quality of life for those who live, work in and visit this National Park.  

3.3
As residents we also need to prepare ourselves and our activities for the effects of climate change.  In order to maintain and improve our quality of life, and protect the Park's biodiversity and cultural heritage, we must learn to understand what these effects will be, build in appropriate measures and make appropriate decisions to mitigate and adapt to these effects sooner rather than later.

3.4
Whilst it is vital that the essential components of this diverse and high quality environment are conserved, there is also a need to adapt to environmental pressure in ways that enhance the Park's special qualities.  The planning system plays an important role in this context.  
3.5
This chapter therefore deals with: 

· the conservation and enhancement of the Park’s 

· biodiversity, 

· earth heritage and 
· cultural heritage 

as well as 

· the development implications of enabling access to opportunities for enjoyment of the National Park.

Conserving and Enhancing Our Biodiversity and Earth Heritage

Our Strategic Approach

3.6
The term "biodiversity" embraces all species, communities, habitats and ecosystems around us, from microscopic bacteria to the tallest tree.  It is our life support system and is vital for our quality of life.  The term "earth heritage" embraces all features of geological and geomorphological interest including rocks, fossils, landforms, watercourses and the natural processes that create them.  These features are the basis of most habitats.  

3.7
The conservation and enhancement of biodiversity is essential if we are to achieve the overall aim of sustainable development and activity in all areas of human life.  The United Kingdom has ratified the Biodiversity Convention, which requires that the components of the Earth’s biological diversity should be used in ways that do not lead to their decline.  This also incorporates maintaining local traditions, ways of life and practices that have made a positive contribution towards local and global biodiversity.  

3.8
National Parks, as protected areas, are ideally placed and empowered to make a critical contribution to conserving and enhancing ecological diversity by protecting a range of wildlife habitats and geological and geomorphological features.  A list of sites in the Park which are of European Importance is found in Appendix 4.

3.9
Nature conservation effort in the past has tended to be centred on the protection of sites and species that are considered to be of high wildlife value, and localities where they are best represented.  Whilst the hierarchy of protected sites remains vital, as reflected in our detailed policies, efforts must also be turned towards the conservation, management and restoration/enhancement of the wider countryside if real biodiversity gain is to be achieved.  The effect of a development proposal on the wildlife or landscape of any area will therefore be a material consideration in all planning decisions, whether or not statutorily designated sites or protected species are involved.  Future development should not result in a net loss in either the quality or quantity of biodiversity in the Park and instead, wherever possible, should contribute positively to its enhancement, producing a net gain that benefits local biodiversity in terms of people and wildlife alike.

3.10
The United Kingdom Biodiversity Action Plan identifies as priorities certain species, habitats and features of the landscape.  The National Assembly for Wales' List of Species and Habitats of Principal Importance for the Conservation of Biological Diversity contains additional species of concern in Wales.  The NPA is implementing a Local Biodiversity Action Plan (LBAP) in partnership with other organisations and local groups.  The LBAP sets out the NPA’s aims and objectives for the positive management and enhancement of biodiversity across the Park.  It will form part of the supplementary planning guidance accompanying this UDP.  Other habitats or features which are of importance for wildlife are discussed in the detailed policies in this chapter.

3.11
It is also important to protect the Park's biodiversity for social, cultural and economic reasons.  It is an asset valued by local residents and visitors and contributes to the special qualities of the Park which it is the NPA's duty to enable people to understand and enjoy.  The NPA's tourism strategy recognises the important contribution that biodiversity makes in drawing tourists to the area, and the potential that it has for contributing to the local economy.

	Part 1 Policy 2: Biodiversity and Earth Heritage

Development will only be permitted where there is no unacceptable impact on the biodiversity and earth heritage of the area.  Wherever appropriate, development proposals will be required to demonstrate that provision has been made for the protection, enhancement and positive management of areas which incorporate:

· species, habitats and features of the landscape identified as priorities in  Wales and in the United Kingdom;

· species, habitats and features of the landscape identified as priorities in the Local Biodiversity Action Plan;

· habitats and features which are important for the migration, dispersal and reproduction of wild species of flora and fauna; and/or

· habitats or features that are otherwise of importance for wildlife.




Conserving and Enhancing Our Biodiversity and Earth Heritage

Our Detailed Policies

Sites of European Importance
3.12
Some areas are afforded protection through National and European legislation.  Statutorily designated sites should be protected from damage and deterioration, with their important features conserved by appropriate management.  The safeguarding of species and existing natural and semi-natural habitats through site protection remains a primary objective.  The EU Habitats Directive gives special protection to areas designated as Special Areas for Conservation (SACs) while the Birds Directive will designate Special Protection Areas (SPAs).  Together these provide for the creation of a network of protected areas across the European Union known as "Natura 2000".  

3.13
Eleven sites in the Park have been nominated as SACs.  (A list can be found at Appendix 4).  The Government has restricted permitted development rights in these areas.  Development will only be permitted where the NPA decides, after consultation with the Countryside Council for Wales (CCW), that the specific development would not affect the wildlife interest in the area.

Policy Q1: Sites of European Importance
Proposals for development which may have an unacceptable impact on a European Site or potential European Site will not be permitted unless:

i) the proposed development is directly connected with or necessary for the protection, enhancement and positive management of the site for conservation purposes;

ii) the proposed development will not have an unacceptable impact on the conservation objectives associated with the site or the integrity of the site;

iii) where the site supports priority habitats and/or species, there are reasons of public health or safety why the development should proceed;

iv) where the site supports interests not identified as a priority, there are imperative reasons of overriding public interest why the development should proceed; and
v) there is no alternative solution.

3.14
Priority habitats and species are defined in the Habitats Directive and there is guidance available on the definition of other terms used in this policy.  The onus of demonstrating why a proposal should proceed is placed on the developer, who should clearly demonstrate whether the proposals are likely to have unacceptable impacts on the site, either individually or in combination.  The NPA will make an appropriate assessment of the implications for the site in view of the site’s conservation objectives in consultation with all relevant bodies.  

3.15
Where development is permitted that would cause harm to a European site, there is a statutory requirement for the developer to compensate for that loss or damage under Regulation 53 of the Conservation (Natural Habitats) Regulations (1994).  

Sites of National Importance

3.16
CCW is responsible for identifying the best examples of rare or characteristic habitats, important localities for certain species or groups of species and geological or geomorphological sites, and for designating them as Sites of Special Scientific Interest (SSSIs).  The most exemplary of these sites can be designated as National Nature Reserves (NNRs), of which there are currently 5 in the National Park, all owned and managed by CCW.  There is also provision in legislation for SSSIs owned by other organisations or individuals to be declared a NNR and there is one such in the Park.  All 6 NNRs and all SSSIs are shown on the Proposals Map.  19% of the Park is designated as SSSI.

3.17
As for European sites, there may be occasions when the importance of a development will justify damage, temporary or permanent, to an SSSI but the aim will normally be to ensure that there is a net benefit for nature conservation.  Planning conditions and/or agreements may sometimes be sufficient to protect the special interest of a site from otherwise acceptable development.  There is a presumption against development likely to damage a SSSI.  The NPA will, where necessary, seek the approval of the WAG for the withdrawal of permitted development rights (under an Article 4 Direction), where there is a real threat that cannot be dealt with by conditions or agreements or in any other way.  Proposals likely to have an unacceptable impact on a SSSI will require an Environmental Impact Assessment.

Policy Q2: Sites of National Importance 

Proposals for development which may affect a National Nature Reserve or proposed or notified Site of Special Scientific Interest will only be permitted where: 

i)
the proposal contributes to the protection, enhancement or positive management of the site; or 

ii)
the developer proves to the satisfaction of the NPA that the proposal has no unacceptable impacts which would directly or indirectly damage the site, detrimentally affect its conservation interest or its value in terms of its designation; and

iii)
the need and reasons for the proposed development outweigh the value of the site itself; and

iv)
there are no alternative means of meeting the need for the development.

Where appropriate the NPA will consider the use of conditions and/or planning obligations to provide appropriate compensatory measures.
Sites of Importance for Nature Conservation

3.18
The network of statutory sites alone is not sufficient to maintain biodiversity in the countryside.  It is important to identify other non-statutory "wildlife sites" or Sites of Importance for Nature Conservation (SINCs) where priority habitats or species assemblages are maintained by current management.  There are many such habitats and species in the Park.  They may include or be found in a wide range of habitats such as woodland, grassland and rivers, particularly where these are relatively natural and not greatly modified by human activity.  Sometimes however, artificial habitats, such as spoil heaps and buildings may be of importance.  Work on identifying these sites is being carried out by a partnership involving CCW, Wildlife Trusts and the NPA. 

3.19
Geological and geomorphological sites that do not merit notification as SSSIs may also be identified as SINCs.  The only ones in the National Park to date are Regionally Important Geological and Geomorphological Sites (RIGS), identified by specifically constituted groups of local geologists (RIGS groups).  

3.20
The criteria for evaluating the conservation value of biological SINCs are being drawn up by the local partnership during the Plan period.  Since survey work is incomplete on both biological and geological SINCs, they are not shown on the Proposals Map.  In the meantime, all planning applications are referred to the Biodiversity Information Service, which screens them for effects on biodiversity.  CCW is also consulted on planning applications.  Proposals for development affecting sites identified by this process will need careful evaluation.  If they cannot be protected by planning conditions or agreements, it may be necessary to refuse development proposals affecting them.  However, a wider range of factors might outweigh the importance of a non-statutory site.  

Policy Q3: Sites of Importance for Nature Conservation

Development on non-statutory sites of wildlife, geological or geomorphological importance will only be permitted where:

i)
the need for the development outweighs the nature conservation importance of the site; and 

ii)
the proposals comply with Policy Q5 and/or, where protected and important wild species are concerned, with Policy Q4.  

Where appropriate the NPA will consider the use of conditions and/or planning obligations to provide appropriate compensatory measures.
Protected and Important Wild Species

3.21
Species which are protected by UK law are listed in the Wildlife and Countryside Act 1981 as amended and the Protection of Badgers Act 1992.  European protected species are listed in the Habitats Regulations, Schedules 2 and 4.European legislation may also protect certain species.  Section 74(2) of the Countryside and Rights of Way Act requires the National Assembly for Wales to publish a list of species and habitats it considers to be of principal importance for conservation of biological diversity.
  CCW, RSPB, local wildlife trusts or the NPA may identify other species as regionally rare or locally important.  The focus for action on all the listed species and habitats will be through the Local Biodiversity Action Plans (LBAPs).  

3.22
The presence of a protected species is a material consideration in development decisions.  The National Park LBAP contains details of the species that are of particular importance in the National Park and those which require urgent action for maintenance of population levels.  A full list of LBAP species can be found in the emerging Biodiversity SPG
.  The survival of both plant and animal species may depend on the availability of specialised habitats, which for animals include sheltering, feeding, breeding, roosting/resting and wintering areas.  It may sometimes be possible for a development to incorporate proposals for replacement habitats for species.  The NPA may require an ecological survey by the developer and an assessment of the likely impact of the development on the protected species.  The NPA will consider the attachment of conditions or enter into agreements that would overcome the potentially damaging effects of development on the habitats of species of conservation importance.  Furthermore the NPA will encourage the applicant to identify and include measures that contribute to the restoration or expansion of important habitats, and these will be set out in the landscaping and planting conditions that accompany planning permissions.  

3.23
Developments which would harm European protected species require a derogation granted by the National Assembly, which will only be granted for developments for public health and safety or other reasons of overriding public interest.

Policy Q4: Protected and Important Wild Species 

Proposals on land or buildings that support protected or important species will only be permitted where:

i)
the need for the development outweighs the nature conservation importance of the site, and in the case of European protected species, the criteria for derogation under the Habitats Regulations are met;

ii)
positive measures are provided to contribute to species and habitat conservation targets; and

iii)
the developer proves to the satisfaction of the NPA that 

a)
the disturbance of the species and habitat in terms of the effect on species survival and reproductive potential or habitat function is kept to a minimum; or 

b)
alternative areas are provided to sustain at least the current levels of populations or size of habitat affected by the proposal.

Biodiversity and Development

3.24
Wild species which are not legally protected may still be important.  They are often widely dispersed in the landscape and their populations may be isolated from each other.  The National Park LBAP contains details of the species that are of particular importance in the National Park and those which require urgent action for the maintenance of population levels.  Landscape features may provide wildlife corridors for some species, as well as links or stepping-stones between habitats.  Habitats themselves are not confined to particular sites but constitute the Park as a whole, both rural and built up areas.  Whilst it is crucial to maintain and enhance a network of sites to safeguard our current levels of biodiversity, this cannot be achieved without also safeguarding and managing the intervening habitats and areas.  The protection, management and enhancement of ecological networks are identified as being particularly important in the EU Habitats Directive.  Regulation 37 of the Conservation (Natural Habitats etc.) Regulations 1994 requires that UDPs contain policies that encourage the positive management of landscape features which make up this network and are of major importance for wild flora and fauna.  

3.25
As a general principle, loss of biodiversity runs contrary to the aims and objectives of the UDP in terms of achieving sustainable development.  It is important therefore that new development and changes in land use avoid loss or harm to the biodiversity of a site.  Both greenfield and previously developed sites can be rich in wildlife.  For example, former quarries and disused industrial sites may contribute not only to the Park's cultural heritage but also to its biodiversity.  They may host "pioneer" communities colonising bare land, or provide conditions for the development of priority habitats such as acidic grassland or cliff ledge communities.  They may support combinations of plants and animals not normally found together, be reservoirs of species in otherwise species-poor areas or provide corridors or stepping stones for species migration.  Of course, not all derelict sites have biodiversity value and some may contain noxious, pernicious or invasive species
 which would need to be dealt with.

3.26
If there are over-riding material planning considerations in favour of development, then it is reasonable for the NPA to secure measures from developers that minimise or offset any impacts or loss of habitat features or species present on a site prior to the commencement of development.  

Policy Q5: Biodiversity and Development

Development will only be permitted where;

i)
the developer proves to the satisfaction of the NPA that there is no unacceptable loss or fragmentation of a characteristic habitat or landscape feature and/or increased isolation of important species as defined in the NPA’s LBAP;

ii)
the developer identifies habitats and landscape features of importance for wildlife within the site and provides for the further creation, positive management, restoration, enhancement or compensation for these habitats and features to ensure that the site maintains its nature conservation importance; and

iii)
full provision is made for the future management of the site’s habitats and features of nature conservation value.  This will be secured either through planning obligations or the imposition of planning conditions.

Conserving and Enhancing Our Cultural Heritage

Our Strategic Approach

3.27
The first purpose of National Park designation was expanded in the 1995 Environment Act to include the conservation and enhancement of the Park’s cultural heritage.  ‘Culture’ includes everything that people make or do, and ‘heritage’ comprises everything that was done or thought in the past and which remains today.  Cultural heritage consists of built features, historic landscapes and archaeology - the material remains of past ways of life - as well as less tangible aspects such as language, literature, music, religion, customs, crafts, art, folklore, place names and traditional ways of life.

3.28
The landscape as a whole is a product of past human activity.  It is dynamic and cannot be fossilised, so sustainability involves integrating the requirements of modern life and the protection of important historic landscapes and features.  The National Park landscape has a rich archaeological heritage of both local and national importance.  It is the NPA's vision that historic landscapes and archaeological features are protected, conserved and valued by local residents and visitors.  

3.29
The Park is also rich in historic towns, villages and buildings, having the greatest concentration of pre-1700 architecture in Wales.    The Park’s irreplaceable historic settlements and buildings represent a diminishing resource visually and culturally and it is essential that the NPA ensure that these resources are conserved and enhanced.

3.30
It is important to identify and protect the Park's heritage for environmental, social, cultural and economic reasons.  It is an asset valued by local residents and visitors, and contributes to the special qualities of the Park which it is the NPA's duty to enable people to understand and enjoy.  The NPA's tourism strategy recognises the important contribution that the Park's cultural heritage makes in drawing tourists to the area, and the potential that it has for contributing to the local economy.

	Part 1 Policy 3: Cultural Heritage 

Development will only be permitted where there is no unacceptable impact on the Park's cultural heritage.  Wherever appropriate, development proposals will be required to demonstrate that provision has been made for the protection, enhancement and positive management of cultural heritage.




Conserving and Enhancing Our Cultural Heritage 

Our Detailed Policies

Historic Parks and Gardens

3.31
A two-part non-statutory 'Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales' has been prepared by a partnership of Cadw, ICOMOS and CCW.  Part 1 deals with Historic Parks and Gardens and Part 2 covers Landscapes of Outstanding Historic Interest and Landscapes of Special Historic Interest.  

3.32
There are many historic parks and gardens within the National Park.  A number of these are considered to be of national importance and have been included in Part 1 of the Register.  Whilst consultation arrangements for the listed sites are currently voluntary, it expected that statutory consultation will be introduced in the near future.  A list of sites within or adjoining the National Park which are listed in the Register can be found in Appendix 5.

3.33
The NPA will use its planning powers to protect known sites.  

Policy Q7: Historic Parks and Gardens 

Development which directly or indirectly, either alone or in combination affects those areas listed within Part 1 of the 'Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales' will be permitted where the essential integrity and coherence of the park or garden and its setting, as defined in the Register, is preserved or enhanced.  

Development should be of a high standard and minimise disturbance to heritage features.  If disturbance is unavoidable, a full recording survey will be required in advance of development.

Historic Landscapes 

3.34
Part 2 of the 'Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales' has been compiled to ensure that such landscapes are recognised as one of the nation’s most valuable cultural assets, and as special, often fragile and irreplaceable parts of our heritage.  It seeks to ensure that the historic dimension is treated as equal to the physical, biological and aesthetic.  It is designed to emphasise the particular historic distinctiveness of the areas from the rest of the landscape.  It does not seek to fossilise landscapes, reconstruct the past or curtail change but to provide the information that is needed to ensure a balance between the protection of the essential historic character of a landscape and its continuing evolution in response to modern needs.  It also does not override or undermine the National Park designation.  Inclusion in Part 2 of the Register is based on specific criteria.  These include landscapes formed through development or change which results from human activity, whether ongoing or in the past, landscapes which are now buried, subsumed or destroyed, and landscapes of cultural merit.

3.35
A list of Historic Landscapes referred to in Part 2 of the Register that lie completely or partially within the Brecon Beacons National Park can be found in Appendix 5.  

3.36
Where development involves a site listed within the Register, the NPA will use the Register to assess whether the development is of sufficient scale to have more than local impact on the historic landscape.  Where necessary, an Environmental Impact Assessment will be required. 

Policy Q8: Historic Landscapes 

Development which directly or indirectly either alone or in combination affects those areas listed within Part 2 of the 'Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales' will only be permitted if the essential integrity and coherence of the area, as defined in the Register, is preserved or enhanced.

Blaenavon Industrial Landscape World Heritage Site

3.37
In 2000 an area of some 33 km2 at Blaenavon was inscribed as a World Heritage Site (WHS).  The area around Blaenavon is one of the finest surviving examples in the world of a landscape created by coal mining and ironmaking in the late eighteenth and nineteenth centuries.  The historic town of Blaenavon lies within the inscribed site.  The total landscape includes a range of scheduled ancient monuments, many listed buildings and conservation areas in addition to four SSSIs.  About 45% of the WHS falls within the National Park.  The inscription creates a national obligation to protect, conserve and present the World Heritage values of the site for future generations.  No additional statutory controls are imposed, but the inscription does highlight the outstanding international importance of the site as a key material consideration to be taken into account in determining planning applications.

Policy Q9: Blaenavon Industrial Landscape

Development which directly or indirectly either alone or in combination affects the Blaenavon Industrial Landscape World Heritage Site will only be permitted if the proposal maintains or enhances the visual, architectural, cultural and historic and natural character of the site and its setting and protects the integrity of the inscription.  

Nationally Important Archaeological Remains

3.38
The National Park has a rich heritage of archaeological remains, prehistoric and Roman, Mediaeval, post Mediaeval and industrial.  They include burial mounds, forts, castles and bridges.  Many nationally important remains are designated by Cadw as Scheduled Ancient Monuments (SAMs).
  However, not all nationally important remains meriting preservation will necessarily be scheduled.  Of over 3,700 recorded sites within the Park, 256 have been given this statutory protection.  It is an offence to damage such sites and Scheduled Monument Consent for any works must be obtained in advance from WAG.  However, whether a site has statutory protection or not, it is the responsibility of the planning authority to ensure that where there is a development proposal which will affect the remains of an archaeological site of national importance, or the setting of that site, that there is a presumption in favour of its physical preservation in situ.  SAMs are shown on the Proposals Map in this UDP.

Policy Q10: Nationally Important Archaeological Remains 

Development proposals which would have an unacceptable impact on the remains or the settings of an archaeological site of national importance, whether scheduled or not, will not be permitted.

Other Sites of Archaeological Importance

3.39
There are many features in the Park which testify to past ways of life, such as the Monmouthshire and Brecon Canal.  Although most of these are not formally protected, methods can often be found of selectively conserving them through the planning process, in line with government guidance.  These might include protecting parts of the site from the development; holding a watching brief during the construction period, or specifically carrying out archaeological investigations and recording.  If appropriate, conditions may be attached to planning consents to provide time or facilities for recording or excavation.  Whenever development threatens to affect a site of archaeological importance, the NPA will require a thorough evaluation of the impact of the proposals.  This will be assessed by the National Park archaeologist in consultation with the relevant county archaeological trust and Royal Commission for Ancient and Historical Monuments in Wales.  

Policy Q11: Sites of Archaeological Importance 

Development proposals which would have a significant adverse effect on historic landscapes, sites and features of archaeological interest or of local cultural importance and their settings will only be permitted where:

i) 
archaeological remains can be protected in situ by appropriate design and siting; or

ii) 
in the opinion of the NPA, the benefits of the proposals outweigh any adverse effects.
Areas for Archaeological Evaluation

3.40
Areas for archaeological evaluation that were identified during a survey of historic settlements in the Park are shown on the Proposals Map.  The survey report, Historic Settlements in the Brecon Beacons National Park can be consulted at the National Park Office.  Other sites may be identified in future by the National Park archaeologist and others, both in and outside settlements.  They are areas that have not been fully investigated by archaeologists, but which are likely to contain important archaeological features.  

3.41
Prospective developers of sites in these areas are advised to discuss with the NPA the scope and detail of the evaluation work that will be required before making an application.  Information resulting from evaluation will be used in determining an application.  Where an application is permitted there may be further requirements of the developer.  These will depend on the nature of the remains and may range from full excavation of the remains prior to development to recording via a watching brief.

Policy Q12: Archaeological Evaluation 

Where important archaeological remains are known to exist or may exist within an area for archaeological evaluation, the NPA will require the archaeological implications of development proposals to be evaluated before planning applications are determined.  Planning permission will not be granted where the NPA deems such evaluation to be inadequate.

Listed Buildings

3.42
The National Park is rich in historic buildings, with a wide range of vernacular architecture and the greatest concentration of pre-1700 architecture in Wales.  The towns have a wealth of architectural history, from castles to Georgian town houses, reflecting the history and cultural identity of the Park.  The eastern part is particularly diverse.  There are concentrations of 17th and 18th century buildings within the main settlements, and a scatter of very fine rural buildings which often retain original features such as stone tiles, screens and mullioned windows.  Changes in building materials (mainly red sandstone and limestone) and differing styles give local distinctiveness to the Park’s many farmsteads and cottages, although original features may be masked by later adaptations.  

3.43
The quality of architecture in the Park is reflected in the 1500 buildings that are currently listed by Cadw.  Historic buildings are classified as Grades I, II* or II according to their relative importance.  The full list showing their location can be inspected at the National Park Office.

3.44
The character of the Park’s built environment is enhanced by the preservation and conservation of listed buildings.  However, small changes to existing buildings, the declining use of traditional local materials and styles and the loss of traditional uses for buildings such as stone barns represent, in varying degrees, threats and challenges.  Proposals for  works affecting a listed building will require Listed Building Consent.

Demolition of Listed Buildings
3.45
The NPA has a duty to ensure that listed buildings and their settings and any features of special interest are preserved.  However, very unusually the demolition of a listed building either in whole or in part may be necessary.  Applicants must be able to justify why alteration or demolition is necessary and be able to provide convincing evidence of their case to the NPA.  Listed buildings may not be demolished without Listed Building Consent.  The Planning (Listed Buildings and Conservation Areas) Act 1990 requires the National Park Authority to refer to Cadw/Welsh Assembly Government those applications which it has resolved to approve except where they relate solely to internal works to a Grade II listed building.

3.46
Where demolition has to take place, applicants have a duty
  to allow RCAHMW
 sufficient time for a comprehensive recording survey to be made.  Where the works fall short of total demolition, a condition may be imposed requiring RCAHMW to be given access to buildings under Circular 1/98.  A contract of redevelopment for the site will be needed to ensure that the development for which the building is being demolished actually takes place.  Wherever appropriate, materials should be salvaged from the building and reused in conservation and re-creation schemes, either through redevelopment of the site concerned or the refurbishment or repair of other buildings.

Policy Q13: Demolition of Listed Buildings 

Proposals for the substantial or total demolition of listed buildings will only be permitted where there is the strongest justification and where convincing evidence has been provided that:

i)
real efforts both to sustain existing uses for the building and to find viable new uses have failed;

ii)
preservation in some form of charitable or community ownership is not possible or suitable; and

iii)
redevelopment would produce substantial planning benefits for the community which would outweigh the loss of the listed building.

Where such a building is to be replaced, a contract of redevelopment will be required to be finalised and entered into between the developer and the NPA.
Alterations to Listed Buildings

3.47
Occasionally, altering a listed building or its setting may actually enhance it by returning it to its original state.  Such work would need to be agreed first by the National Park Buildings Conservation Officer and would require Listed Building Consent.  

Policy Q14: Alterations to Listed Buildings 

Proposals for extensions or alterations to listed buildings (including internal works) will be permitted if they preserve or enhance the quality of the building, its character, special interest and setting.  In all cases, the building materials, proportions and detailing must be in keeping with the listed buildings affected.

Change of Use of Listed Buildings 

3.48
The best way of ensuring the maintenance and protection of such buildings is for them to have a viable long term use.  The NPA will therefore be flexible in considering changes of use of listed buildings, provided this does not result in damage to the building or its setting or in inappropriate alterations to the building fabric.  The change of use of a listed building may be acceptable if it would have no unacceptable impact on its quality, the characteristics for which it was listed or its setting.  Impacts may arise either in the course of the use itself, or because of alterations which are required for the change of use.  However, the conversion of listed buildings without door and window openings to residential use is generally inappropriate.  Creation of new openings and the provision of services and a domestic curtilage is likely to be incompatible with protecting the important features and setting of most simple listed buildings.  Applicants should also have regard to Policies ES8 and ES24 relating to the conversion of farm and other rural buildings.

Policy Q15: Change of Use of Listed Buildings

Change of use of listed buildings to other uses will only be permitted where the proposal will preserve or enhance the quality of the building, its setting, and/or the characteristics for which it was listed.  

The Setting of Listed Buildings

3.49
Unsympathetic development adjacent to a listed building can destroy its setting, which may be an important part of its character.  Historic buildings can lose much of their interest and value if they become isolated from their surroundings, e.g.  by new traffic routes, car parks or unsuitable development.  Often it is the harmony created by the grouping of buildings and the open spaces between them that create their important character.  The NPA will assess whether the setting of a listed buildings is likely to be adversely affected by judging an application against such criteria as scale, materials, proximity to other buildings, and style.

Policy Q16: The Settings of Listed Buildings 

Development proposals which would adversely affect the setting of a listed building will not be permitted.

Other Buildings of Architectural or Historic Importance

3.50
The NPA will endeavour to protect all those historic buildings that are not listed.  These buildings are often fundamental to the character and interest of the landscape and the townscape.  The NPA is currently producing a design guide which will indicate what material, proportions and detailing may be suitable.  Policies ES8 and ES24 deal with the conversion of buildings of traditional or locally distinctive character to commercial and residential uses.

Conservation Areas

Development affecting Conservation Areas

3.51
Conservation Areas are areas "of special architectural or historic interest, the appearance or character of which it is desirable to preserve and enhance.
" The NPA has a duty to ensure that the special features which contribute to the character and quality of these areas are enhanced.  These features may include the historic street pattern, plot boundaries, the form of the settlement and individual buildings, the spaces between buildings, the materials used in construction, street furniture, the floorscape and the uses and activities which are carried out there.  Conservation Areas have been designated in five settlements in the Park: Brecon, Crickhowell, Llangattock, Hay and Talgarth.  Conservation Area boundaries are shown on the Proposals Map.

3.52
Legislation now requires that all new Conservation Areas are accompanied by a Proposals Document which contains the grounds for designating each area.  Although the Conservation Areas within the Park were designated in the 1970's when this requirement was not in place, the need to now produce these documents has been identified in current work programmes.

3.53
The Town and Country Planning (General Permitted Development) Order 1995  requires planning applications to be submitted for certain types of development in Conservation Areas which are elsewhere classified as permitted development.  For example, Conservation Area designation gives greater control over the demolition of most buildings and walls, and the felling, lopping and topping of trees.  It requires wider local publicity for planning applications and ensures that new proposals are given the closest scrutiny and reach appropriate standards of design.  Outline applications will not be acceptable in Conservation Areas.  

3.54
Where it is considered that further control over a particular aspect of development is necessary, the NPA has the power to remove further permitted development rights under an Article 4 Direction.  Article 4 Directions are made when the character of an area of acknowledged importance would be threatened by the type of development proposed.

Policy Q17: Development affecting Conservation Areas 

New development and alterations to existing buildings within or affecting the setting of a Conservation Area will only be permitted where it will preserve or enhance the character of the area and where the design, all building materials, proportions and detailing are appropriate to the Conservation Area.

Demolition in Conservation Areas

3.55
Conservation Area designation introduces control over the demolition of most buildings within conservation areas, but there are exceptions for certain types of buildings or structures.  It is recommended that the advice of the NPA is sought before any demolition work is undertaken in a Conservation Area to determine whether or not consent is required.  A case may be made to demolish or alter buildings in a Conservation Area, for example to make space for development that is to be approved under other policies.  In such cases the developer will be required to enter into a contract of redevelopment to ensure that the proposals are actually carried out.  Where appropriate, surplus materials should be kept for reuse.

Policy Q18: Demolition in Conservation Areas
The demolition or substantial demolition of any unlisted building or structure within a Conservation Area that is subject to Conservation Area consent will only be permitted where there is the strongest justification.  Where such a building is to be replaced, a contract of redevelopment will be required to be finalised and entered into prior to the granting of conservation area consent.  

Shop Front Design in Conservation Areas

3.56
The Park’s town centres and therefore the majority of shops are within Conservation Areas.  In these areas, it is important that shop fronts are designed to respect the style of the host building and contribute to the character of the Conservation Area.  Well designed shop fronts can enhance the overall appearance of town centres.  The NPA is producing a Shop Front Design Guide which will provide advice and guidance on this type of development.

Policy Q19: Shop Front Design in Conservation Areas

New shop fronts or alterations to existing shop fronts in Conservation Areas will only be permitted if the architectural character and design, building materials, scale, proportions and detailing are in keeping with the Conservation Area.

Enabling Access to Opportunities for Enjoyment of the National Park

Our Strategic Approach

3.57
One of the statutory purposes of National Park designation is “promoting opportunities for the understanding and enjoyment of the special qualities of the Park”.  The NPA’s main recreational objective is thus to promote public access to and within the Park in appropriate and sustainable ways which do not conflict with its conservation objectives and to enable the pursuit of appropriate recreational activities.

3.58
The impact of recreational activity varies greatly according to where, when and how it is undertaken.  Pursuits often seen as harmful can be harmless if properly managed, while apparently harmless ones can be damaging on too large a scale or in the wrong setting.  Serious recreational conflict is rare, and may mostly be resolved through negotiation and compromise.  Promoting public enjoyment of the Park and ensuring its conservation are two equal purposes for the NPA; and only in the event of irreconcilable conflict are the needs of conservation put first, as required by the 1995 Environment Act.

3.59
WAG Circular 13/99 indicates that NPAs should promote the widest range of opportunities for recreation, while respecting the Park’s special qualities and environmental capacity.  Circular 13/99 states that it is not appropriate for all forms of recreation to take place in all parts of the Park, and that some activities can cause unacceptable damage or disturbance.  The NPA cannot exclude activities from the Park as a matter of principle, but where potentially damaging activities are legal, the NPA will seek to both promote their sustainability and reduce their harmful effects by negotiation and by good management.

Visitor Pressure and Remote Areas

3.60
Several areas of the Park have been identified during consultation as being under particular pressure from visitor and recreational activity and development.  They are centred around a particular visitor or recreational attraction and have heavy use and/or traffic congestion that causes problems to residents and that could be made worse by further development.  These Visitor Pressure Areas are: 

· Talybont-on-Usk 

· Llangors Lake, common and village

· Pant-y-rhiw (Llangattock Hillside)

· Llanthony Valley

3.61
One area has been identified as having qualities of remoteness that are particularly vulnerable to increased recreational use:

· Mynydd Du (Black Mountain) Remote Area 

3.62
These areas are shown on the Proposals Map.  Other parts of the Park also suffer from pressures to different degrees or are vulnerable to changes in recreational use.  Part 1 Policy 4 applies to the policies in this section and the tourism policies in Chapter 5.

	Part 1 Policy 4: Access to Opportunities for Enjoyment of the National Park

Proposals which enable access to opportunities for enjoyment of the National Park will be permitted where:

i)
the proposal is sustainable in terms of its impact on both the environment and the community within which it is located; and

ii)
there are no unacceptable impacts on areas which are vulnerable to recreational pressure.


Enabling Access to Opportunities for Enjoyment of the National Park 

Our Detailed Policies

The Development of Facilities for Enjoyment of the National Park

3.63
The NPA has a major role to play in promoting the enjoyment of the National Park by the public.  It fulfils this in many ways, for example in its role as a landowner, by supporting and enabling community initiatives, and as Access Authority under the Countryside and Rights of Way Act (CROW).  These are matters for the National Park Management Plan. 

3.64
The NPA's role is to enable recreation facilities to be developed by granting planning permission where appropriate.  The provision of facilities is generally funded by the Unitary Authorities or privately, with the NPA involved as Local Planning Authority.  However, the NPA owns Craig-y-nos Country Park and the Brecon Beacons Mountain Centre, which are popular informal recreation facilities.  It has in some circumstances provided small rural car parks and picnic sites.  Policies relating to the provision of visitor accommodation are located under 'Support for the Tourism Industry' in Chapter 5.  Where walking and cycling are recreational activities, there is little development associated with them.  The NPA wishes to encourage walking and cycling as means of transport and to incorporate facilities for them in development proposals.  Walking and cycling are therefore dealt with in Chapter 5 in the section on transport.

3.65
Development providing attractions, recreation facilities or accommodation for visitors makes a major contribution to the economic life of the Park, and is likely to become increasingly important.  The NPA's Sustainable Tourism Strategy may support the provision of new facilities, and other bodies or private enterprises may put forward development proposals. 

3.66
Recreation and tourist facilities that are out of scale and unrelated to the landscape or resources of the Park are unlikely to be acceptable.  Proposals that are likely to have a significant and serious impact on the Park’s environment, due to their nature, size or location, will be considered under Policy G2: Developments of National Significance in the National Park.  Proposals that are not of these types will be considered under the policies in this and other relevant sections of the UDP.  This section includes policies relating to the commonest types of visitor related development.  The Visitor Pressure Areas and Remote Area are defined in para.3.60, and the National Park Road Hierarchy in Appendix 3.

3.67
The NPA recognises that once established, tourist businesses may be under pressure to expand to maintain their viability.  However, there may come a time when further expansion on the site has an unacceptable effect on the special qualities of the Park or local resources.  The NPA will look critically at this aspect when determining any application for expansion.

Policy Q20: Development relating to the Enjoyment of the National Park

Proposals for the use or development of land for tourism, recreation or education, or to extend existing development of this kind will be permitted where they:

i)
are appropriate to their setting in the Park in character, scale and design;

ii)
will not have an unacceptable impact on the identified Visitor Pressure Areas or on the qualities of the Remote Area;

iii)
will not conflict with the National Park road hierarchy by drawing substantial additional recreational traffic on to tourist pressure routes or single carriageway minor roads; and

iv)
will not have an unacceptable adverse effect on the amenity of the area or the public's enjoyment of it, or the legitimate use of nearby land.
Rights of Way and Long Distance Routes

3.68
The Park has many miles of public rights of way that are enjoyed by walkers, cyclists, horse riders and vehicle users.  The Forestry Commission permits the public to use its private tracks on foot, and the NPA and other authorities have opened routes as footpaths or cycleways by agreement with owners.  There are four designated long-distance routes passing through the Park: Offa's Dyke Path, Taff Trail, and the Usk and Wye Valley Walks, as well as the Welsh National Cycle Trail.  The towpath of the Monmouthshire and Brecon Canal is a very popular recreational path, which combines a level surface with an unspoilt rural atmosphere.

3.69
It is important that this network is well maintained and protected from development.  Where possible it should be extended.  Former railway lines and tramways, for example, might make attractive paths, by negotiation with owners.  The NPA will use its planning powers to protect existing and potential walking, riding and cycling routes for public use, including appropriate provision for disabled people.  Historic routes that are of archaeological or cultural importance will be conserved.  The creation of new walking and cycling routes is covered in Policies ES44 and ES45 in Chapter 5.

Policy Q21: Rights of Way and Long Distance Routes

Development that would prevent or adversely affect the use of a public right of way or route with potential to form a long-distance walking, riding or cycling path will only be permitted where an equivalent alternative route can be provided.

Recreational Use of Motor Vehicles and Craft

3.70
There is a range of recreational activities that involve powered vehicles, including air-borne and water-based craft, using the Park’s roads and tracks, water and air space.  These provide a means of enjoying the Park and those which take place for less than 15 days in a year, or do not involve the change of use of land or operational development, do not require planning permission.  However, some of these activities can be noisy and reduce the enjoyment of others.  Motor vehicles can exacerbate erosion on unsurfaced tracks, while on Llangors Lake, uncontrolled power boating can disturb nesting and feeding birds.  Some motor sports may therefore be incompatible with this UDP's aim to promote the enjoyment of the Park‘s special qualities by the public, and may be considered inappropriate.  Measures to control intrusive noise and other damaging effects of activities not requiring planning permission are considered in the context of the National Park Management Plan.  

3.71
Where a proposal requiring planning permission is to be permitted, conditions will be imposed relating, for example, to the numbers of vehicles and the times of the week and year activities might operate, including an annual review.  Control will also be sought over the routes to be used, by a legally binding agreement if this cannot be controlled by planning conditions.  Any need for rescue craft would be taken into account.

Policy Q22: Recreational Use of Motor Vehicles and Craft

Developments that involve the recreational use of powered vehicles including air-borne and water-based craft will be permitted where they:

i) do not have a significant adverse effect on the enjoyment by the public of the National Park's special qualities, its natural beauty, wildlife and cultural heritage and do not conflict with other established uses; and

ii) do not cause disturbance to vulnerable habitats or species, or damage to public rights of way or open country.
Pony Trekking

3.72
There are a number of pony trekking and riding centres in the National Park.  Pony trekking is a popular activity that enables participants to enjoy the Park’s special qualities, and can provide a main or supplementary income through farm diversification projects.  In order to maintain control of the activity for the benefit of all interests, it will be necessary to agree full details of any permission granted.  The NPA will also require an applicant to submit an assessment of the impact of the proposed activities on any public rights of way or access land that would be used, arrangements for an annual review of this, and how any damage would be mitigated.

Policy Q23: Pony Trekking

New or extended pony trekking centres and their associated facilities will be permitted where:

i)
the NPA is satisfied that the centre has legal access to sufficient private land or a network of suitable rights of way that are not already suffering from erosion; 

ii)
a legally binding agreement can be reached regarding the number of mounts, the times of the week and year at which the centre may operate, the routes to be used, the level of acceptable erosion, including an annual review; and

iii)
the development complies with Policy ES18 on equestrian facilities.

Golf Courses

3.73
There are four golf courses in the National Park, and several more within a mile of the boundary.  This type of development, which requires open visibility and patches of closely mown grass, does not fit readily into the Park's landscape of hedged fields and rough moorland, and could involve the loss of semi-natural habitats and threats to species dependent on them.  Research by the Sports Council for Wales indicates that at present the demand for golf courses within and close to the Park is being met.  

3.74
Golf course developments require vehicular access and parking, and generally include a clubhouse.  In some cases, hotels or housing development are incorporated in the scheme to improve viability.  Such large schemes are unlikely to be appropriate in the National Park.  Golf courses can be heavy users of water, and any which are given permission will be required to provide a private supply for watering the greens, so as to protect potable public supplies.  

Policy Q24: Golf Courses

New or extended golf courses, their accesses and ancillary facilities, will only be permitted where:

i)
all aspects of the proposal are located and designed so as to be in keeping with the surrounding countryside and not to require major change to existing landscape features;

ii)
there will be no unacceptable impact on important features in the natural or historic environment, in line with policies Q1-Q16;

iii)
a private water supply can be made available for irrigation purposes without detriment to existing users or to water resources; and

iv)
there is demonstrated to be an unfilled local demand for a course of the proposed standard which cannot be met outside the National Park.

Residential Education, Training and Outdoor Pursuits Centres

3.75
There are more than 60 education and outdoor pursuits centres in the Park, including club huts, youth hostels and conference and retreat centres.  Such centres can provide an opportunity, particularly for young people, to visit, learn about and enjoy the Park.  However, some parts of the Park are already subject to intensive use by these centres and by groups that travel in from outside.  For instance some of the Park’s river gorges are of national importance for their rare plants and are among the most fragile of habitats, but many centres now do gorge walking as a regular activity.  Careful management is required to ensure that these and other sensitive habitats and landscapes are protected.  

3.76
The NPA will use planning controls where appropriate as one way to manage the growth and activities of centres.  It will require a clear indication of the ultimate level of development envisaged for a centre, including adjacent camping, the types of pursuits involved and specific details of areas where pursuits will be followed.  Where the proposed activities are likely to have an adverse effect on biodiversity, historical features or the Park's special qualities, applicants will be required to assess the risks and how these might be mitigated, including the use of planning conditions or legal agreements and regular reviews of the areas.  The location of centres will be considered in relation to transport infrastructure and any other environmental considerations.  The NPA will encourage neighbouring planning authorities to support its policies when considering proposals for outdoor centres.  

Policy Q25: Residential Education, Training and Outdoor Pursuits Centres

A proposal to create a new residential education, training or outdoor pursuits centre (use class C2) or hostel or to extend an existing one will only be permitted if:

i)
it is within a settlement, or if not it utilises an existing building, or in the case of an extension is within the curtilage of the building being extended; and

ii)
activities can be regulated by a legal agreement so that no harm will be caused to the Park's special qualities or its natural beauty, wildlife and cultural heritage.
Chapter 4

Ensuring Sustainable Use of Resources

Ensuring Sustainable Use of Resources

4.1 We need to use land, minerals and energy to live.  In the process we produce waste.  The sustainable use of all such resources is fundamental to the policies and proposals contained within this Plan.

4.2 This chapter deals with:

· the sustainable use of land

· the sustainable use of minerals

· the sustainable production and use of energy

· avoiding wastage

Sustainable Use of Land 

Our Strategic Approach

4.3
To ensure the sustainable use of a finite resource, the NPA will encourage the use of previously developed land wherever possible in preference to greenfield sites to meet the development needs within the Park boundary.  The NPA has applied this principle in the selection of allocated sites and will seek to apply the same principle to windfall sites.

	Part 1 Policy 5: Sustainable Use of Land

Wherever possible, new development should utilise sites on previously developed land.



Our Detailed Policy

4.4
Developers will be expected to demonstrate that all appropriate opportunities to meet their development needs on previously developed land have been explored before proposals to develop greenfield sites are considered.  However not all previously developed land is suitable for development.  This may be, for example, because of its location, the presence of protected species or valuable habitats or industrial heritage affecting all or part of the site, or because it is highly contaminated.  For sites like these it may be appropriate to secure remediation for nature conservation, amenity value or to reduce risk to human health.  

Policy S1: Sustainable Use of Land

Development of greenfield sites will only be permitted where it can be demonstrated that the need for the proposal cannot be met by the following alternatives:

i)
development of appropriate previously developed sites within the settlement white areas; or

ii)
conversion or subdivision of existing buildings within the settlement white areas.

Sustainable Use of Minerals 

Our Strategic Approach

4.5
Minerals are necessary to society, serving the energy supply, construction and other industries.  They provide employment in a few parts of the National Park.  However, mining and quarrying make irrevocable changes to the landscape and can destroy historical features and sites of nature conservation value.  Although they are temporary activities, working often takes place over many years, and can cause serious disturbance to nearby communities.  WAG guidance states that minerals development should not take place in National Parks save in exceptional circumstances, applications should be subject to the most rigorous examination and all major developments must be demonstrated to be in the public interest.  

4.6
Minerals are a non-renewable resource.  The principles of sustainability suggest the need to reduce exploitation through efficient use, particularly of high quality minerals, and through the promotion of secondary and recycled aggregates.  There is also a need for energy savings, both in terms of a reduced demand for energy minerals and in the transport of mineral products.  

The Mineral Resource

4.7
The National Park is underlain by rocks of Ordovician, Silurian, Devonian and Carboniferous age, in places covered by glacial and post-glacial deposits.  They comprise shales, sandstones, limestone, coal, sands, gravels, boulder clay and peat, most of which have been exploited at some time.  The most widespread rock is Devonian Old Red Sandstone, which forms the highest mountains and in the past was the main source of building and roofing materials.  

4.8
The Carboniferous limestone, Millstone Grit and Coal Measures form the Park's most economically important mineral resources.  The main market is for limestone for aggregate use.  Glacial sands and gravels in the Usk Valley may become commercially significant as aggregates in future.  The Park's mineral workings are described in detail in Appendix 6.

Aggregates
4.9
Aggregates are bulk minerals such as crushed rock, sand and gravel, used in the construction industry for concrete, mortar, roadstone or fill.  Because of their importance to the economy, WAG requires Minerals Planning Authorities, individually or jointly, to maintain a landbank of aggregate reserves with planning permission.  

4.10
Limestone is at present the only aggregate mineral won in the National Park.  There are 2 active quarries (see Appendix 6).  

4.11
Most of the sand and gravel used in South Wales is currently dredged from glacial deposits in the Severn Estuary.  The more accessible supplies are being worked out, and concerns have been expressed that some dredging may cause coastal erosion and damage to wildlife habitats and the fishing industry.  Technical difficulties preclude the exploitation of deeper resources in the short term.  If dredging licences are not renewed, then the region is likely to experience a shortage of this important resource.  Research for WAG has identified suitable deposits on land, including the Usk Valley within the Park, and the Minerals Technical Advice Note (Wales) Aggregates requires these to be safeguarded in UDPs for potential future use.  

4.12
WAG guidance also requires that minerals development should not take place in National Parks save in exceptional circumstances where it can be demonstrated to be in the public interest, after an assessment of the need in national (UK) terms and the availability of alternative supplies, as well as the impact on the local economy and detrimental effects on the environment and landscape.  

4.13
Even though the amount of marine sand and gravel extracted is likely to decrease during the life of this Plan, there are significant alternative supplies in South Wales outside the Park, mostly much nearer to major markets.  It is the NPA's view that the impact of sand and gravel extraction on the Usk Valley would be unacceptable in terms of National Park designation.  

4.14
The NPA has therefore not specifically safeguarded the identified sand and gravel sites in the Park in this UDP, but nor are any of the sites allocated for other forms of development.  Some are unsuitable for significant development of any type due, for example, to their location in the Usk floodplain, their proximity to the River Usk SAC, or the presence of gas pipelines or listed buildings.  These factors, in addition to the stringent criteria governing mineral extraction in national parks, make it unlikely that applications would be recommended for approval.  

	Part 1 Policy 6:  Allocation for the Extraction of Aggregate Minerals

The NPA will not identify in this UDP any safeguarded or preferred areas or areas of search for further aggregate mineral extraction within the National Park.





Energy Minerals
4.15
A band of coal runs along the southern boundary of the National Park.  In the east it is bituminous, as required in power stations, while the anthracite coal in the west is also used in the domestic and industrial market.  Both types were heavily worked in the past.  There is now no deep mining in the Park, but there are major opencast workings just outside it and one recently completed which straddled the Park boundary north of Ystradgynlais.  

4.16
The remaining reserves are mainly in the east at Pwll Du, where permission for opencasting was refused on appeal in 1993.  Much of this area is now within the Blaenavon Industrial Landscape World Heritage Site.  No coal companies have indicated an interest in further coal mining or opencast development within the Park.

4.17
Coal-bed methane may be present in the Park, but as yet this resource is not being exploited.  If vented from old mine shafts this goes to waste, and as a greenhouse gas it contributes to global warming.  These factors will be taken into account by the NPA when considering any applications to utilise coal-bed methane.

Industrial Minerals

4.18
Minerals from the Park have in the past had industrial significance.  Some very pure limestones were used for processes such as flux in the steel industry; Millstone Grit, high in silica, was quarried widely for use in refractory bricks, and rottenstone was quarried for industrial abrasives.  No such minerals are supplied from the Park today.  If any demand should arise in the future, a case would have to be made in line with the WAG's guidance to open or reopen a quarry to fulfil a national need.

4.19
The other important use of minerals was for building and roofing stone supplying the Park and surrounding areas, giving differing character and building styles across the Park.  There is a small but steady demand for these, as old buildings are renovated or new ones built in the vernacular style in line with the NPA's policies.  There are not enough existing quarries to meet demand and a suitable site may have to be found during the Plan period for this local need.  

4.20
Applications for minerals development may therefore be made within the Park.  They will be assessed against Part 1 Policy 7, which is in line with the criteria for minerals development in National Parks set out in Minerals Planning Policy Wales 2000.  It should be noted that to obtain approval, all of the criteria of Part 1 Policy 7 must be met.  Potential landscape enhancement alone will not justify extending a quarry.  

	Part 1 Policy 7: Minerals Development

Applications for new or extended mineral workings including the depositing of mineral waste (except where an extension involves no more than minor rounding off) will be subject to the most rigorous examination and will only be permitted in exceptional circumstances where it is demonstrated to be in the public interest, that is where all the following criteria are met:

i)
there is a proven national or specific local need;

ii)
benefit to the economy of the Park can be shown to outweigh the detriment that would be caused to tourism and other economic activities;

iii)
there are no alternative supplies outside the Park available at reasonable cost and the need cannot be met in any other way;

iv)
there are no significant detrimental effects on the Park's special qualities, its natural beauty, wildlife and cultural heritage or communities;

v)
the proposal clearly demonstrates that the site is capable of being reclaimed to a beneficial and appropriate afteruse; and

vi)
in the case of an extension to an existing quarry, the proposal would enhance the landscape and benefit nature conservation and biodiversity.




Sustainable Use of Minerals 

Our Detailed Policies

Policies for Mineral Working

4.21
The following policies apply to proposals for all forms of mineral working and the depositing of mineral waste.  In line with WAG's guidance, the NPA will permit mineral working only in exceptional circumstances, for instance where there is a national need for the mineral concerned.  In such cases, it will be important to ensure that the mineral is indeed used for that purpose.  The NPA will seek to minimise damage to - and where possible to enhance - the Park’s natural beauty, wildlife and cultural heritage and the life of nearby communities during and after the working life of the quarry.  Applications must be accompanied by an environmental statement, if required under the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999.  The use of best techniques and working practices will be required and the NPA will ensure that restoration and other conditions are fully complied with.  Where appropriate it will seek to meet other objectives through restoration schemes, such as providing for recreation or restoring wildlife habitats such as calcareous grassland, in accordance with the Local Biodiversity Action Plan.

4.22
An Act of Parliament permits the NPA to impose a planning condition requiring a developer to give a financial guarantee relating to the restoration of a coal mine in Carmarthenshire.  In other areas or types of quarry any guarantee would have to be arranged through a Section 106 agreement, which has not been normal practice for aggregates quarries.  The need for a bond is further reduced by the Quarry Products Association's new Restoration Guarantee Fund which provides an indemnity where a member company has defaulted on restoration obligations due to insolvency.

4.23
Proposals that satisfy the criteria in Part 1 Policy 7 will be determined in accordance with Policy S2.  The policy will also apply to proposals to extend existing workings.  Where dormant quarries with Interim Development Order permissions are to be reopened, or applications are made for the determination of planning conditions under the 1995 Environment Act, these will be determined under Policy S2 insofar as it is applicable.  

4.24
The NPA will take every opportunity to ameliorate the effects of existing and proposed minerals development, such as the promotion of progressive restoration.  Improvements in working methods, landscaping and the final form of the restored quarry will be sought if permission is to be given for a quarry to be extended.

Policy S2: New or Extended Mineral Workings 

Applications for new or extended mineral working, including plant, buildings and machinery and the depositing of mineral waste which have satisfied the criteria in Part 1 Policy 7 will only be permitted where:

i)
it is possible to ensure that the mineral will be used for the purposes for which a need was established under Part 1 Policy 7; 

ii)
conditions can be imposed or planning obligations or agreements made to the satisfaction of the NPA relating to:


a)
the working area, 


b)
the design and phasing of operations, 


c)
the deposit of soil and waste material, which should normally be disposed     of within the site,


d)
safeguarding protected species, habitats, caves and other features of Earth heritage importance, 


e)
access by and to public roads, 


f)
traffic generation and vehicle movements, 


g)
the prevention of pollution, 


h)
flood control and the protection of surface waters, groundwater and water    supplies,


i)
noise, 


j)
dust emissions, 


k)
blasting, 


l)
fumes, 


m)
floodlighting, and


n)
working practice in general, so as to minimise disturbance to local residents and essential interests;

iii)
satisfactory conditions can be imposed relating to the design and phasing of landscaping, restoration and aftercare for an agreed form of after use in line with the NPA's statutory purposes; 

iv)
where appropriate in relation to coal mining, arrangements for a financial guarantee can be made in line with government guidance;

v)
agreement can be reached on dates by which mineral working operations should have ceased and full restoration taken place; and

vi)
where an extension to an existing mineral working is to be permitted, the NPA will seek to negotiate beneficial changes to existing consents in relation to working practices, landscaping and restoration conditions.

Exceptions for Local Needs

4.25
Some of the distinctive character of the Park’s settlements and buildings is provided by the use of local building and roofing stone.  There are not now enough quarries in or near the Park to supply local building stone to meet the NPA's requirements for the use of traditional building materials, or to repair stone walls.  Old walls, barns and other redundant buildings which it is the NPA's policy to conserve are therefore being lost.  The greatest need is for a supply of Old Red Sandstone.  There may therefore be circumstances in which the NPA would interpret clause i) of Part 1 Policy 7 as permitting the opening or reopening of a small quarry to provide building stone for local needs.  It may not be possible to use planning conditions to restrict the use of the material to the locality, but they can ensure appropriate methods of working such as avoiding blasting or the use of large vehicles.  The conditions outlined in Policy S2 will therefore be applied as relevant.

Policy S4: Small Scale Quarrying for Local Needs

Proposals for small scale quarrying to provide building and walling stone which is required for the achievement of National Park objectives will be permitted provided that the method and scale of operations and any adverse impact can be appropriately controlled, either by planning conditions or legal agreement.

Borrow Pits

4.26
Temporary excavations (borrow pits) are sometimes required to provide a limited supply of materials for developments such as road works.  It will generally be more sustainable for such material to be obtained from as close as possible to where it is required, to reduce the need for transport.  Where there is no suitable quarry close by, and it can be accommodated without harm, the NPA may therefore wish to permit a borrow pit to serve a specific scheme.  The conditions outlined in Policy S2 will be applied as relevant.

Policy S5: Borrow Pits

Temporary permission for the extraction of material to serve the requirements of specific approved developments will be permitted where:

i)
the principles of sustainable development will be served by reducing transport; and

ii)
the material will be used solely in connection with the operation concerned.

Article 7 Directions 

4.27
Testing for the presence of minerals usually involves the drilling of boreholes or other excavations.  This often does not require planning permission, but developers are required to notify the NPA of their intention to carry out such work.  The same applies to the removal of material from a mineral-working deposit.  In both cases, the NPA may issue an Article 7 Direction
 requiring the submission of a planning application.  Such directions are subject to the approval of WAG.  

4.28
In considering any proposal for mineral exploratory works or the removal of material from a mineral working deposit, the NPA will take into account the overall impact of the development, including its vehicular access, the disposal of waste etc., on the Park.  Where there is concern that demonstrable harm could be caused to the natural beauty, wildlife or cultural heritage of the Park, or to the interests of landowners, nearby communities or visitors, the NPA will make an Article 7 Direction to require the submission of a planning application.  Such applications will be determined with reference to Policy S2.

Mineral Processing

4.29
The erection of plant, machinery and buildings in connection with the winning and working of minerals on land used as a mine or quarry is generally permitted development, subject to certain height and size limits.  Buildings for the preparation for sale, consumption or utilisation of materials won at the mine are permitted on or adjacent to the site, subject to the prior approval of the NPA.  The NPA may only object to these if they would harm the amenity of the neighbourhood, or if the development should and could reasonably be sited elsewhere.  

4.30
Processes not covered by the above or which involve materials being brought onto the site, such as concrete batching or tar coating, may require planning permission.  It may be sensible to locate such operations within an active quarry, where the plant can be well screened within the worked area and transport costs can be saved.  However, it is important that the link is maintained between the development and the minerals being worked there, and that operations are properly controlled.  Policies in Chapter 2 will be used to assess the appearance and landscaping of developments.  The conditions outlined in Policy S2 will be applied as relevant to development permitted under this policy.
Policy S7: Mineral Processing

Mineral processing plants will be permitted within a mineral working site for purposes relating to minerals that have been won at that site where: 

i)
the level of traffic generated is acceptable; and

ii)
the permission is linked to the production of the mineral on the site, ceasing when this ceases.  

Buffer Zones

4.31
Buffer zones are required to ensure that permitted working is not prejudiced by nearby development, and to protect potential occupants of new developments.  Zones are defined around those quarries, active or dormant, that have planning permission and an expected life of over 5 years.  The zones are shown on the Proposals Map.  For aggregates quarries and the larger dormant quarries, they are based on a band 200m wide around the area where extraction and processing is taking place or may take place.  For quarries where blasting is not or is unlikely to be permitted, the defined zone is 100m.

4.32
Buffer zones may include existing settlements, dwellings or other development.  This does not mean that no new development may take place in these settlements, or that permitted development rights have been removed.  Any proposals within the zones will be considered in relation to the experience of nearby developments, and where no problems have been or are likely to be caused by proximity to the quarry, Policy S8 need have no effect.  Any application for quarrying within a buffer zone will be dealt with under Policy S2.

Policy S8: Buffer Zones

Within the defined buffer zones around quarries, no new development will be permitted unless it can be shown that it would not be adversely affected by permitted works within the quarry.  Buffer zones have been defined around the following quarries, which have planning permission and a potential working life of more than 5 years:

	200m zone
	100m zone

	Blaen Onneu Quarry *
	Abercriban Quarry

	Clydach Station Quarry *
	Brownhill Quarry *

	Craig y Gaer Quarry *
	Caerhowell Quarry *

	Danydarren Quarry *
	Carreg Dwfn Quarry *

	Daren Hillside Quarry *
	Cefn Cadlan Quarry *

	Llanelly Quarry *
	Cwar Glas Quarry *

	Penderyn Quarry
	Hafod Farm Quarry *

	Vaynor Quarry
	Llanfair Quarry *

	
	Pant Quarry

	
	River Amman, Rhosaman *


* These dormant or closed quarries cannot reopen unless a modern scheme of planning conditions is approved.

Review of Mineral Working and Prohibition Orders

4.33
The NPA as Minerals Planning Authority has a duty to review active mineral working sites every 15 years according to a timetable set out in the Environment Act 1995 and Minerals Planning Guidance Note 14.  The purpose of these reviews is to ensure that all minerals developments are operating to the same modern environmental standards, with planning conditions approved under Policy S2.  Dormant IDO quarries and dormant Phase 1 sites may not reopen until such conditions have been approved.  

4.34
As required by statute, and as resources allow, the NPA will regularly monitor all quarry sites.  It will seek to establish closer relationships with quarry operators to ensure that planning conditions are being observed, and where possible to moderate any damaging effects arising from old permissions with inadequate conditions.  Where this would be beneficial, it will seek the restoration and aftercare of worked out areas with inadequate restoration conditions.  

4.35
Many quarries are dormant, with no likelihood of their being reopened.  The NPA is keen to see these permissions revoked using Prohibition Orders under the Town and Country Planning Act 1990.  There may also be opportunities to reopen some quarries for building stone under Policy S4.  Table 6 in Appendix 6 shows the quarries concerned.

Policy S8A: Minerals Review and Prohibition Orders

i)
The NPA will use the criteria of Policy S2, as appropriate, when reviewing minerals planning permissions under the Environment Act 1995.

ii)
The NPA will serve Prohibition Orders on dormant quarry sites where working has permanently ceased, as set out in Appendix 6.

Secondary and Recycled Aggregates

4.36
The NPA will where possible and appropriate encourage the use of secondary and recycled aggregates, such as suitable quarry waste, as an alternative to crushed rock, for example by examining tipping applications carefully.  However, because of the relative remoteness of the Park, and the requirement for planning conditions to be reasonable, the NPA is not usually in a position to require their use in developments, or to set targets.  In a rural area, the stockpiling of builders' rubble for later use is unlikely to be either economic or sustainable in terms of cost, land use or road transport.  The NPA is contributing towards a reduction in demand by planning for local needs developments only, so far as it can.  

Sustainable Production and Use of Energy

Our Strategic Approach

4.37
Renewable energy is generated by harnessing natural resources such as the wind, water, sun, plant material and non-hazardous waste.  Special technologies are usually required to harness these resources.  Examples of these technologies include wind turbines generating electrical power, tidal and hydro-power plants, wood fuel/biomass for combustion, waste combustion, anaerobic digestion, combustion of landfill gases, geo-energy and solar power systems.

4.38
Government advises planning authorities to have regard to the role that renewable energy schemes can play in meeting energy demand in a manner which contributes to cutting greenhouse gas emissions, meeting internationally agreed targets on pollution reduction, and securing a diversity of sources of energy.  However, within designated landscapes such as the National Park, authorities must also have regard to the features which first justified that designation.  

4.39
The National Park is rich in potential sources of renewable energy.  The challenge lies in finding means of harnessing these resources in ways which are compatible, in terms of scale and impact, with the Park's designation.  The NPA is committed to this work and is already active on a number of schemes which seek to contribute to national and local energy production whilst continuing to ensure protection or enhancement of both the Park's special landscape qualities and the sustainability and quality of life of the communities within the Park.  The following examples demonstrate projects within the Park which have sought to explore various forms of renewable energy.

Solar Thermal 

4.40
Despite Wales having a rainy climate, there is an excellent solar resource (1000 kilowatt hours per square metre each year).  Householders in the National Park wishing to take up Solar Power can receive financial support through a grant provided in conjunction with the Sustainable Development Fund.  Support is also available through the Brecon Beacons Solar Club.  This is a renewable energy initiative for Park residents wanting to install solar water heating systems in their homes, community buildings, or small businesses.  The NPA has also produced a Planning Advice Note on roof mounted solar panels which seeks to clarify the installation process.

Hydro-electricity

4.41
A community group in Talybont-on-Usk has gained planning permission for the restoration of the Talybont reservoir hydro-electric scheme.  The sale of electricity produced by this scheme could fund a range of local projects which would benefit the local community, e.g. further community energy schemes, insulation and energy saving measures for households.

Upper Nedd Valley Renewable Energy Feasibility Study

4.42
A renewable energy and sustainability consultancy has been working with a small community in the Upper Nedd Valley which is not currently connected to the National Grid, to explore ways in which the community can be provided with a reliable electricity supply without contributing to global warming.  The feasibility study will look at the potential to generate electricity from biomass, hydro, solar and wind resources for the use of the community and for sale to the Grid.  Development of a biomass project would create a real market for a locally owned woodland, bringing at least two new jobs.  

Wind Turbines

4.43
Over the past 13 years only two planning applications for single stand wind turbines have been granted permission in the National Park.  Both underwent lengthy planning consultations.  Despite being small, stand-alone turbines are expensive, which often prevents such schemes from being cost effective.

Sustainable Energy Development

4.44
The above examples demonstrate the great potential that the cumulative effect of such small scale schemes can have in making a significant contribution to local energy production.  In many cases they offer added opportunities to generate income which can be re-invested in maintaining the sustainability of communities within the Park.  

4.45
Within the National Park context, large scale renewable developments such as wind farms and large individual turbines are less appropriate, as it is unlikely that they could be accommodated without compromising the Park's special qualities.  The NPA's role in contributing to the development of renewable energy therefore lies in encouraging proposals for innovative schemes of a smaller, more appropriate scale.  

4.46
Part 1 Policy 8 allows for the development of renewable energy schemes only on a scale which is consistent with the National Park designation.  Renewable energy schemes therefore need to be acceptable in the landscape.  Size, design, siting, noise generation, impact on wildlife and associated landscaping will all be relevant considerations.  The NPA will also consider the potential impact of each proposal on the quality of life of the local community, both in terms of amenity and in terms of its potential to make a positive contribution to local sustainability.

4.47
Proposals for developments likely to have a significant effect on the Park's environment and natural beauty because of their nature, size or location will be dealt with under Policy G2.  These could include large wind farms, power stations and pipelines.  All other development will be subject to the policies in this section.  Some small scale, normally supplementary power generation may constitute permitted development, for example a small individual wind turbine sited on a domestic property or farm building.  The NPA will liaise with the developer wherever possible to encourage the siting of the equipment so as to minimise its impact on the immediate locality.

	Part 1 Policy 8: Sustainable Energy Generation and Distribution

Applications for development for the generation and/or distribution of energy from a renewable energy source will be permitted where: 

a)
the development is of a scale appropriate to its location; and 

b)
the development and all ancillary works including transmission lines can be accommodated without unacceptable impact on the qualities for which the National Park was designated.  The placing of transmission lines is dealt with under Policy ES50 and ES50A.

Where development is proposed within or adjacent to a settlement, the NPA will consider the extent to which the proposal impacts upon the amenity and quality of life of the local community.  




Sustainable Production and Use of Energy 

Our Detailed Policies 

4.48
All applications for renewable energy will be judged against Part 1 Policy 8.  The specific impacts of particular renewable energy technologies will be assessed against the relevant detailed policy shown below.

Hydro and Solar Energy

Policy S9: Hydro-electricity 

Proposals for the generation of hydro-electricity will be permitted where, either through construction or operation, they would not:
i)
adversely affect the water quality or the amenity or wildlife value of the watercourse either at the site or downstream;

ii)
result in the loss of water flow or an increased risk of flooding upstream or downstream; and/or 

iii)
result in an unacceptable impact on the landscape.

Policy S10: Solar Energy

Generation of energy from the sun, whether by active solar heating or photo-voltaic cells, will be permitted where the proposal:

i)
will not have a significant detrimental effect on a listed building or conservation area; and

ii)
can be satisfactorily incorporated into the fabric of an existing building without undue loss of amenity, or form an integral part of the design of a new building.

Biomass Energy

4.49
The production of material for biomass combustion does not require planning permission and can represent a useful form of farm diversification.  The construction of plant for combustion of this material and generation of electricity will require permission.  Since the biomass material tends to be heavy and bulky, combustion plant will need to be close to sources of production to minimise generation of traffic and the environmental costs of transporting fuel.

Policy S11: Biomass Energy 

Proposals for the generation of energy from biomass, whether an energy crop or farm waste, will be permitted where:

i)
the proposal would not cause loss of amenity to neighbouring properties by reason of noise, dust, smoke or smell; and

ii)
the site can be satisfactorily accessed and will not result in the large scale generation of additional traffic.

Wind Energy

4.50
Appropriate decommissioning of turbine sites and re-use will be required by condition.  All plant and ancillary infrastructure should be dismantled and removed from the site 6 months after cessation of operations (except for certain below ground works, which may remain); and disused sites that have been cleared of 'above ground' plant and infrastructure should be restored to an appropriate use.  In association with any planning permission granted, the NPA may require a bond to be secured to cover the eventual cost of reinstatement.

Policy S12: Wind Energy 

Wind energy development will be permitted where:

i) 
there is no unacceptable impact either individually or cumulatively, either during or after construction, to the special built, historic or natural environment qualities for which the Park is designated;

ii)
it is sited and designed so as to minimise impact on the landscape;

iii)
it will not lead to nuisance by reason of noise, safety, shadow flicker, electro-magnetic interference or reflected light.  Particular attention will be given to the impact on dwellings and other regularly occupied premises, unless they are part of a development served by that turbine;

iv)
ancillary works and structures are minimised; 

v) 
new links to the electricity grid are placed underground where they would cross visually prominent and sensitive areas; and 

vi)
provision is made for the removal of redundant turbines and associated structures.

Avoiding wastage

Our Strategic Approach

4.51
The NPA's waste policies are based on its aims of conserving the natural beauty, wildlife and cultural heritage of the Park and ensuring that all development is sustainable.  Fundamental to managing a sustainable environment is the need to reduce wastage of resources.  The NPA supports the Assembly's Waste TAN and waste hierarchy.  

Diagram 4.1
The Waste Hierarchy

	REDUCTION........
of waste and resource use

RE-USE...............
of products and materials

RECOVERY........
by recycling or composting

RECOVERY.......
of energy from waste

DISPOSAL........
after treatment to reduce volume




4.52
As an organisation, the NPA aims to minimise the waste it produces itself, and to recycle as much of the remainder as possible.  As the planning authority, it has the opportunity to encourage others to make the best use of scarce resources in various ways.  The re-development of brownfield sites and redundant buildings is covered in chapter 5, the use of energy and water in Policies G2 and G6 and disposing of mineral waste in Part 1 Policy 7 and Policy S2.  

	Part 1 Policy 9: Avoiding Wastage

The NPA will expect all major development proposals to demonstrate that provision has been made for:

i) 
maximising the efficiency of energy and water use; and

ii) 
reducing the production of waste, facilitate the reuse and recycling of waste and ensure safe waste disposal.


Waste Planning

4.53
This section deals with the NPA's role as Waste Planning Authority, ensuring that land is available for the appropriate treatment and disposal of controlled wastes in line with the Regional Waste Plans.

4.54
The Assembly's National Waste Strategy for Wales is driven by EC Directives on landfill and the disposal of various kinds of waste.  The principles of reducing the amount of waste disposed of into the environment, of proximity (dealing with wastes as near to where they are generated as possible) and of regional self-sufficiency in waste disposal derive from these.  

Regional Waste Plans

4.55
The Unitary Authorities are responsible for waste management within the Park, arranging for the collection and disposal of municipal wastes.  Waste regulation is the responsibility of the Environment Agency Wales.  The NPA is the Waste Planning Authority for the Park area, and in conjunction with Unitary Authorities and statutory bodies has been involved in drawing up Regional Waste Plans for South East and South West Wales, in line with the Waste TAN.  

4.56
The Regional Waste Plans cover all types of controlled waste, including those agricultural wastes such as plastics and packaging which will be controlled under forthcoming legislation.  The Plans are designed to meet UK targets set in EU Directives, to reduce the tonnage of biodegradable municipal waste sent to landfill to 50% of the 1995 amount by 2013 and 35% by 2020.  They also meet the WAG target to recycle or compost 25% of household waste by 2006/7 and 40% by 2009/10.

4.57
The Plans indicate the approximate numbers and types of waste treatment and disposal facility required in each Unitary Authority area.  Many new facilities will be needed, and sites for these must be identified in UDPs.

4.58
In parallel with the Regional Waste Plans, the Unitary Authorities are required to produce waste management strategies and recycling plans relating to waste that they deal with, by March 2004.  Powys County Council's strategy was published in 2000.  

Waste in the National Park

4.59
The waste generated in the Park is largely household, commercial and agricultural waste, with small amounts of mineral, industrial, construction and demolition and special wastes.  It is not possible to determine the amounts of waste that arise within the Park, as data that would allow the calculation is still being collected (November 2004). 

4.60
Household and commercial waste is collected by the Unitary Authorities, and disposal is generally carried out by private firms under licence.  At present (2004) all of the Park's waste goes to transfer stations, treatment facilities and landfill sites outside the Park.  It may be carried some distance depending on the contractual arrangements in force at any time.  These change, so no description of them is included here.  Businesses and institutions producing industrial and special wastes make their own collection arrangements.  The only licensed treatment or disposal site in the Park is a cardboard incinerator which only takes material from the operating company.  The civic amenity sites serving Park residents are just outside the boundary except for a privately run civic amenity site in Brecon.  In the Park there are recycling bring-sites in the larger settlements.

4.61
Although the Regional Waste Plans indicate that a number of new waste treatment facilities will be needed in the Park's constituent Unitary Authorities, none of them are likely to be required in the Park itself.  

4.62
70% of the Park's population and a higher proportion of its commerce and industry is in Powys.  The County Council has a transfer station just outside the Park near Brecon.  If the Council were to require a new mechanical-biological treatment plant, it would be located at that site.  No materials recovery facility is required in the Brecon area in the medium term as a kerbside sort system is to be set up instead.  It is not necessary to allocate land for windrow composting, as there are many potentially suitable farm locations.  Powys is unlikely to develop energy from waste plant in the medium term.  The existing landfill site at Bryn Posteg in north Powys has capacity until 2016.  Powys County Council therefore does not require any new land to be allocated in the Park for waste uses in the medium term.  

4.63
The centres of population of the other constituent Unitary Authorities, and the facilities which serve them, are outside the Park.  No authority has indicated that sites for new facilities will be needed in the Park in the medium term.  The NPA considers that a National Park is not the place where facilities to serve the region, such as for special or hazardous waste, should be developed.  No land is therefore allocated or areas of search identified for waste uses in this UDP.  

	Part 1 Policy 10: Allocation for Waste

In accordance with the South East and South West Wales Regional Waste Plans and Municipal Waste Plans, no land is allocated specifically for waste related development in this UDP.




Avoiding Wastage

Our Detailed Policies

Waste Development

4.64
The Regional Waste Plans provide for a network of facilities to treat and dispose of the region's waste in line with EU Directives and WAG targets.  The range of options include: composting (windrow or in-vessel), mechanical-biological treatment (MBT, producing stabilised non-biodegradable waste), materials recovery facilities (MRF), thermal energy recovery, large integrated treatment facilities, hazardous and special waste treatment facilities, chemical treatment facilities, solvent and tyre recovery facilities, inert reprocessing facilities and finally landfill for any remaining treated waste or ash, including inert waste.  Transfer stations are also needed to gather and sort wastes.  

4.65
The NPA is keen to play its part in providing for the sustainable treatment and disposal of the Park's wastes, and has contributed to the formulation of Regional Waste Plans for South East and South West Wales.  In accordance with the proximity principle, the need for facilities to deal with wastes generated within the Park has been taken into account in this UDP.  However, no need for further facilities to serve the Park has been identified (see paras. 4.61-3 above).  

4.66
Despite this, private waste disposal companies or others may make applications for waste related development at any time.  Criteria are required against which to assess applications.  Waste related proposals that are (UK) national in nature will be considered under Policy G2: Developments of National Significance in the National Park.  Proposals to serve the region considered under Policy S13 could be at very different scales, and the criteria will be applied with the significance of the effect of the specific proposal in mind.  

Policy S13: Waste Development Serving the Region

The use of land for waste related development to cater mainly for wastes from outside the Park will be subject to the most rigorous examination and will only be permitted in exceptional circumstances where it is demonstrated to be in the public interest, that is where all the following criteria are met: 

i) 
there is a regional need identified in a Regional Waste Plan;

ii) 
the need cannot be met in another way or in another location outside the National Park;

iii) 
the benefit to the economy of the Park can be shown to outweigh the detriment that would be caused to tourism and other economic activities; and

iv) 
there are no significant detrimental effects on the Park's special qualities, its natural beauty, wildlife and cultural heritage or communities.

4.67
Proposals to deal with the Park's waste that are in line with the Regional Waste Plans will be looked at favourably under Policy S14.  Sites on general industrial sites (use class B2) as shown on Tables 7.5 and 7.6 would be suitable for many types of future waste facility including waste processing and treatment facilities, transfer stations and possibly mechanical biological treatment, in vessel composting and anaerobic digestion.  Industrial sites are not likely to be suitable for landfill or windrow composting; the latter are more suited to farmland as part of farm diversification where the criteria of Policy ES17 would also apply. (See also paragraph 5.69 ff.)  All sites will need to have good access to main roads.  Regulations administered by the Environment Agency Wales and Environmental Health Authorities also apply to the development and operation of waste facilities, so prior consultation with these bodies will be essential.  

Policy S14: Waste Development Serving the Park 

Applications for waste development which satisfy the criteria in Policy S13 or which relate to waste arising entirely or mainly from within the Park will be permitted on Class B2 industrial sites or where:

i) 
they are in line with the Regional Waste Plans, and

ii)
conditions satisfactory to the NPA can be imposed relating to:

· protecting the Park's special qualities and the purposes for which it was designated,

· safeguarding protected species, biodiversity, caves and other features of Earth heritage importance, archaeological features and historic landscapes,

· protection of surface and groundwater and flood control,

· visual impact,

· the working area, 

· the design, phasing and duration of operations, 

· access by and to public roads, 

· traffic generation and vehicle movements, 

· the prevention of pollution, 

· dust, fumes, odours and other emissions, 

· noise, 

· floodlighting, 

· working hours and working practice in general,

· litter, birds and vermin,

· land instability, and

· reinstatement of the site, 
so as to minimise disturbance to local communities and essential interests; and

iii) 
satisfactory conditions can be imposed relating to the design and phasing of landscaping, and where relevant there is a soundly based reclamation and aftercare scheme to ensure the beneficial after use of the site in line with the NPA's statutory purposes.  

Reuse and Recycling of Building Waste

4.68
The NPA will strongly encourage the reuse and recovery of locally generated building waste as far as it has the power and resources to do so.  There may be opportunities for setting up stores of stone or other materials arising from demolition work for reuse in restoration schemes, if this is practicable in such a rural area.  There may also be a need to dispose of excavated material and inert builders' rubble, which may not need a licence from the Environment Agency Wales, although it still requires planning permission from the NPA.  The NPA will act to prevent the illegal tipping of excavated material, builders' rubble and other wastes.  The planning process can play a part in this if applicants are required to consider in advance how waste is to be disposed of.  Where appropriate, developers will be encouraged to reuse materials on site.

Policy S15: Reuse and Recycling of Building Waste

Proposals that involve excavation or the demolition of existing structures will be required to identify where and how the waste materials will be recycled or disposed of.  Developers will be encouraged to reuse and recycle all waste material.

Community Recycling and Composting

4.69
As Unitary Authorities work towards their recycling targets, there may be further demand for collection facilities for recyclable materials such as bottle, paper, textile, plastic and can banks.  Larger scale commercial proposals will be considered under Policy S14 above.  The NPA supports the provision of bring-sites in appropriate locations such as car parks.  Where planning permission is required Policy S16 will be used.  

Policy S16: Community Recycling and Composting

Proposals for the development of community recycling and composting facilities within or adjacent to larger settlements, within larger holiday accommodation centres and public car parks will be permitted providing:

i)
the site would be conveniently located in relation to the needs of the local community; and

ii)
the proposals would have no unacceptably adverse effects on residential amenity by reason of noise, smell, windblown material and traffic generation; and

iii)
the facilities would be sited so as to have no adverse effects on the visual amenities of the area or the provision of adequate screening would minimise any adverse effects.

Where necessary, permission may be granted initially on a temporary basis (12 months) in order that the effects of the proposal in terms of the above criteria can be adequately assessed.

Chapter 5

Meeting Economic and Social Needs

Meeting Economic and Social Needs

5.1
The third aim of the UDP is to foster the social and economic well-being of communities living within the Park.  It is a principle of Agenda 21 (part of the Rio Declaration)
 that the knowledge and traditional way of life of local rural communities play a vital role in environmental management.  States are encouraged to support the identity and culture of communities and to enable their effective participation in the achievement of sustainable development.  

5.2
The NPA endorses this approach.  It will encourage towns and villages and rural areas to develop as self-reliant, sustainable, living and working communities, and will continue to support the participation of individuals and communities in decision making and local action.  The NPA will support local people in developing such action as community economic projects, community appraisals and village design statements which actively assist communities in defining how, and in what way their own town or village develops in the future.  Where such mechanisms are used, the resulting plans and strategies will be adopted by the NPA, where appropriate, as Supplementary Planning Guidance to complement this UDP.

5.3
This Chapter deals with a number of diverse issues which together contribute towards meeting the National Park’s economic and social needs.  The chapter is split into two main sections dealing with the following issues:

Ensuring economic diversity and vitality and enabling commercial enterprises dealing with:

A.
provision of sites for the creation of new and expansion of existing commercial enterprise, including a regional site for the new economy

B.
enabling home-working

C.
support for the agricultural industry

D.
developing a sustainable tourism sector

Ensuring community vitality and viability dealing with:

A.
providing housing
B.
providing community facilities

C.
providing and protecting local distinctiveness

D.
providing infrastructure for living
Ensuring Economic Diversity and Vitality

Our Strategic Approach

A Snapshot of Our Economy Now
5.4
The NPA recognises that the nature of employment in the National Park is changing. 

· Agriculture remains a dominant sector in terms of land use.  Although it may, over the Plan period, become less significant as an employer, it needs to add diversity and develop strength in niche markets involving environmentally led farming.  

· At the same time tourism is becoming increasingly important and the service sector has been changing with closures of some of the larger institutions such as the Mid Wales Hospital and the headquarters of Dŵr Cymru-Welsh Water.  

· Large scale manufacturing is largely located beyond the boundaries of the National Park and a sizeable land bank for such uses already exists to the south-east, south, south-west and north-west of the Park to cater for that need.  

· Within the Park there are more small and medium sized enterprises which, with ever increasing improvements in technological communication, are willing to locate away from traditional hubs of activity and may actively search for a high quality environment for a cleaner, greener image.  

· Finally there is the unquantifiable but noticeable increase in working from home.  This trend requires the UDP to seek imaginative design of new housing developments to incorporate advanced access to technological infrastructure and flexible working space.  

The Way Forward

Attracting and Enabling Investment

5.5
The attraction of inward investment into the area is just one part of the approach needed to ensure a vital and dynamic rural economy.  Enabling existing commercial enterprises to invest in expansion and development is of equal importance, as is assisting the creation of new businesses through local enterprise.  Encouraging all these types of investment requires a policy approach which ensures quality of environment, access to labour markets and availability of appropriate land and buildings.  Past trends show that the majority of growth in all sectors has been catered for by utilising existing buildings and enabling the expansion of existing small and medium sized enterprises, including agricultural diversification.  New employment development, albeit small in scale, has largely taken place in the central and eastern parts of the Park within the towns of Brecon, Talgarth, Hay and Gilwern.  
5.6
Attempts to attract new investment must be focused on those developments likely to be appropriate to the National Park.  On the whole these enterprises should be of a scale appropriate to the community in which they are located, be near to where people live or to transport routes, respect the environment, be labour intensive and create jobs for local people.  Proposals that support the rural economy, retain existing employment uses, utilise redundant buildings or brownfield sites, use local skills, products or resources, facilitate mixed use development or support Welsh culture will be particularly appropriate.

5.7
The NPA recognises the potential benefits of broadband provision to the area in terms of development of ICT skills, social inclusion, increased efficiency for commercial users, attractiveness to incoming business and employment opportunities.  It will work with the other agencies involved in the provision of broadband services.

An Overview of Our Future Direction

5.8.
The UDP strategy for promoting access to employment opportunities and securing diversity, vitality and viability in our economy is shown in Table 5.1.  In summary what is required is high and stable levels of economic performance and high quality employment, without automatically requiring growth.

Table 5.1: Strategy for Ensuring Economic Diversity and Vitality

	1)
To provide a policy framework that will enable the creation of appropriate business activity which

· supports and diversifies the rural economy;

· retains existing employment uses;

· utilises redundant buildings or brownfield sites;

· uses local skills, products or resources in a sustainable way;

· facilitates mixed use development; or 

· supports Welsh culture.  


New ways of working which support home-based self employment and community businesses, and help maintain lived-in and working communities will be supported.



	

	2)
To provide a policy framework that will assist the agricultural and tourism business sectors to 
· develop;

· diversify; and 

· work in partnership, 


to provide employment opportunities in sustainable activities in the countryside.



	

	3)
To allocate adequate land for industrial and commercial purposes.  


The need for and supply of land will be regularly reviewed; identified shortfalls will trigger investigation of future land allocations.  


Ongoing review of needs will be necessary to ensure adequate land is effectively available throughout the Plan period.  


The principles of sustainability set out in Part 1 Policy 5 “Sustainable Use of Land” (see Chapter 4) will be used in the allocation of any land for commercial development.




5.9
The NPA cannot work in isolation to further this strategy.  There are many organisations such as the Unitary Authorities and the Welsh Development Agency for example who are more directly charged with the responsibility of promoting sustainable economic growth.  The UDP policies enable the promotion of sustainable development through the planning process.

	Part 1 Policy 11: Ensuring Access to Employment Opportunities

i)
Proposals for appropriate commercial development will be permitted where they:  

· enable the creation and expansion of businesses which support and diversify the rural economy;

· retain existing employment uses;

· utilise redundant buildings or brownfield sites;

· use local skills, products or resources including natural resources in a sustainable way;

· use existing transport routes and facilitate the use of alternative modes of transport;

· are reasonably accessible to adequate services and utilities; 

· facilitate mixed-use development; or 

· support Welsh culture.

ii)
Development proposals that cause unacceptable adverse impacts to the commercial vitality and viability of the area will not be permitted.

iii)
A number of sites are allocated for commercial use under Policies SS4 and SS5.  The supply and demand for land for commercial uses will be regularly reviewed.




Delivering Our Strategic Approach

5.10
There are four ways in which this UDP seeks to attract and enable investment through the policies contained within it.  These are;

A.
Enabling Commercial Enterprise:  Provision of sites for the creation of new and expansion of existing commercial enterprise.

B.
Enabling Commercial Enterprise:  Home Working.

C.
Enabling Commercial Enterprise:  Support for the Agricultural Industry.

D.
Enabling Commercial Enterprise:  Developing a Sustainable Tourism Sector.
A.  Enabling Commercial Enterprise: Provision of Sites for the Creation of New and Expansion of Existing Commercial Enterprise
Provision of Sites in the Main Settlements

5.11
A number of sites are allocated for commercial development.  These are listed in Chapter 7 and shown on the Proposals Map.  The Authority’s approach is to allocate sites within the main settlements, to control the loss of land currently in commercial use to other uses and to have a positive approach to windfall sites which might come forward in the Plan period.  

Retailing

5.12
As part of the UDP’s strategy of bringing services and opportunities for employment closer to centres of population and thereby reducing the need to travel, it is important to also consider the retailing role and function of the Park’s town centres.  Trends within the retail sector have and will continue to change ensuring a constantly evolving role for our town centres of Brecon, Crickhowell, Hay-on-Wye and Talgarth.  If the town centres are to maintain their vitality and viability these new trends have to be embraced and balanced along with the requirements for traffic management and conservation of the historic environment.  Change and adaptation inevitably occurs in town centres.  The vitality and viability of town centres is not solely reliant on competition and growth.  The quality of the built environment, a mix of uses, open spaces, public transport facilities, access for shoppers, pedestrian safety, parking and service delivery all contribute to an areas attractiveness and vitality.  The following strategy underpins the detailed policies of the UDP:

· to foster the vitality and viability of the town centres of Brecon, Crickhowell, Hay-on-Wye and Talgarth whilst conserving and enhancing the built environment.

· to ensure the number, location, extent and form of additional retail, commercial and social/leisure development helps to meet the needs of local communities and conserves and enhances the character and appearance of the National Park.

5.13
Local retail Markets and Farmers Markets make an important contribution to the social and economic well being of our communities.  Such markets can provide additional retail opportunities in our towns whilst meeting a number of the Plan’s strategic objectives, as set out in paras 5.8, 5.9 and Part 1 Policy 11.  Examples of existing retail market venues in the National Park include Brecon Market Hall, Crickhowell Market Hall and in the Cheese Market and Butter Market in Hay.  Many of these markets have become part of the social & cultural fabric of the community and can be a source of tourism.  Applications for new markets will be determined against the relevant policies of this Plan, in particular Policy ES3.
Provision of a “Regional Employment Site”

5.14
There is a need to balance the desire for widespread distribution of employment opportunities with the clear commercial advantages of focusing on a few key settlements.  The Mid Wales Partnership believes that the key settlements in the Mid Wales region must continue to be the focus for employment growth, building on their existing advantages of market confidence, better communications, business support services and networking.

5.15
Brecon has an important role to play within the regional hierarchy of settlements and the NPA has allocated a Regional Employment site in the town in order to seize the opportunities afforded by the ‘knowledge based’, ‘high value’ economy (see Chapter 7 and the Proposals Map).

5.16
The allocated site is around 5 hectares with good road links close to Coleg Powys, Brecon High School and Brecon War Memorial Hospital.  The site is capable of satisfying both expansion and new investment requirements for operators of up to 1,000 sq.m.  It is protected for appropriate employment users in order to provide high quality business park accommodation.  B2 occupiers and B8 trading estate type uses would not be permitted as that might compromise the site’s future potential to attract quality investment.

5.17
The idea behind developing a regional site at a key settlement is to establish a cluster of similar or like-minded businesses to form a critical mass of expertise which in turn generates new employment opportunities.  

Provision of Sites in the Wider Countryside

5.18
In an area like the National Park, the distinctions between business, tourism, recreational, agricultural and retail uses become blurred as many diversification activities cross the boundaries and involve a number of elements.  Whilst the NPA wishes to adopt a positive approach to the development projects which diversify the rural economy, it is important that the effects and impact of such developments are closely regulated.  Appropriate activities in the National Park are those which involve the enjoyment of the natural beauty, wildlife and cultural heritage of the Park, its resources and communities, without unduly harming them.  Developments in the rural areas should be small in scale and wherever possible utilise local people, products and services, so that employment is generated and traditional skills are maintained.  Recreation, tourist or commercial facilities that are out of scale and unrelated to the landscape or resources of the Park are unlikely to be acceptable.  

5.19
The NPA recognises that once established, rural businesses may be under pressure to expand to maintain their viability.  However, there may come a time when further expansion on the site has an unacceptable effect on the natural beauty, wildlife and cultural heritage of the Park or local resources.  The NPA will look critically at this aspect when determining any application for expansion.

5.20
The siting of new enterprises on greenfield sites in the countryside will not be permitted by the NPA, as such development would be against national policy.  However, there are considerable opportunities for the re-use of existing sites and buildings for commercial uses, particularly through farm diversification schemes.  In such cases new buildings might be permitted in certain exceptional circumstances.  In all cases the NPA will view proposals according to a hierarchy of options as follows;

i)
Developers should first try to accommodate the proposed enterprise in an existing building which is of traditional or locally distinctive character especially one located within or adjoining an existing farm complex.
ii)
If it is not possible for clearly demonstrated locational and operational reasons to locate the proposed development within an existing traditional or locally distinctive building, an existing modern building may be used.  Changing agricultural requirements have led to the construction of large modern agricultural buildings within the National Park but such buildings tend to be particularly visually intrusive in comparison to traditional agricultural buildings.  Modern agricultural buildings are allowed as exceptions to national planning policy which seeks to strictly control development in the open countryside.  For this reason the re-use of modern agricultural buildings will only be permitted for low key business uses (Class B1) which represent schemes which supplement farm incomes or which help to diversify the rural economy.  It is important that re-use would not lead to an increased demand for replacement buildings for agricultural use and it is important that the new use is compatible with surrounding land uses.  Proposals will also be assessed to ensure that they will not result in any unacceptable impact on the character and appearance of the landscape, amenity of users and residents and highway safety.  

iii)
Finally, if the proposal cannot be accommodated entirely within existing buildings, then new buildings may be permitted in exceptional circumstances.  The development of new buildings in the countryside is subject to tight control due to the need to conserve and enhance the environment.  However, there may be exceptional circumstances whereby a farm diversification scheme may require specialist facilities which cannot be housed within an existing building.  In all cases a clear case will have to be made by the applicant to justify the need for the new building including proof of the viability of the business use proposed.  

B.  Enabling Commercial Enterprise: Home working

5.21
It is a growing trend that more people are choosing to combine their work and home.  The recent advances in technology have made home working a more attractive and feasible option for many, especially those in the service sector, research and development, craft and light industrial processes, the arts and alternative medicine.  Additionally the benefits of reduced congestion and journeys to work have also played a part.  The trend of counter-urbanisation which saw rural villages being occupied by outsiders putting little back into the area has begun to shift, as small employment businesses are now growing in these areas due to the advances in technology and the desire for a better quality of life.  It is a trend that requires the UDP to seek imaginative design of new housing developments to incorporate advanced access to technological infrastructure and to provide work space as well as living space in a flexible way.

C.
Enabling Commercial Enterprise: Support for the Agricultural Industry 

5.22
The NPA as the planning authority for the Park can support the agricultural industry in two ways:

a)
support for the general agricultural industry

b)
enabling farm diversification 
5.23
Agriculture remains a key activity in the National Park, with 85% of the area in agricultural use.  It is an important influence on the Park's landscape and wildlife, and plays a vital role in the social and economic life of the region.  

5.24
The agricultural industry has been facing well-documented problems in the recent past particularly the Foot and Mouth crisis.  This crisis has heightened the debate about the future of farming in the United Kingdom and current work on a rural recovery programme is bringing changes in both agricultural practices and the resulting character of our countryside.  

5.25
There is also a need to recognise that there are likely to be cultural changes brought about by the shift in agricultural emphasis.  For example, there is a currently a loss of holdings and farm houses in the Park, through the sale of land and buildings to those who do not intend to use the land for agricultural purposes or for those who do not rely on farming as a source of income and who simply have a limited amount of stock, graze horses or turn the land over to environmental schemes.  If this phenomenon becomes dominant in the future there is likely to be a change in the socio-economic balance of communities in the National Park.    National policy changes are altering the agricultural base of rural areas, adding more value to environmentally-led farming rather than farming geared solely to food production.  The need to add diversification and high quality niche products, together with the arrival of new people bringing enthusiasm, investment and ideas means that the farming community and Welsh culture are having to adjust to this changing world.

5.26
The NPA recognises that diversification is not a panacea for rural economic regeneration or for the acute financial difficulties of farming but it has an important part to play in the broadening of the area’s economic base and in the sustainable development of the area (Policy ES17 considers proposals for farm diversification activities).  It is also not a new phenomenon, but the farm business survey
 suggests that there are relatively few farms in Wales with significant involvement in other gainful activities that provide farm units with additional sources of income.  Table 5.2. below shows the types of diversification activity that have been granted planning permission for employment use in the last ten years within the National Park.
  

Table 5.2: Breakdown of Farm Diversification Schemes by Type as at March 2002
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Adding Value

5.27
Adding value to farm and forestry products and promotion of quality local produce has the potential to increase farm incomes.  Schemes such as Myddfai Herbs for example will have an impact, albeit on a small scale.  The NPA seeks to promote such schemes through its work on agri-food initiatives for example, and through its own grant schemes, in particular the Sustainable Development Fund.  Provision of information to the agricultural community in terms of initiatives, best practice, ideas and opportunities needs to be ongoing.  Welsh Assembly Government delivers this through “Farming Connect” which offers advice, practical training and technology transfer.

D.
Enabling Commercial Enterprise: Developing a Sustainable Tourism Sector

5.28
The direction and development of the tourism industry is of prime importance to the NPA and impacts on all its work.  Tourism is an essential component of the economy of the National Park.  It is a major source of employment and spending, and encourages people to visit, enjoy and return to the area bringing economic and social benefits.  It supports a wide range of businesses including the accommodation sector and a diverse range of activity operators such as canal boat hire, attractions such as the Show Caves and historic buildings and activity centres.  There are strong links with agriculture which must be developed to mutual benefit, and many rural shops and businesses which contribute to the vitality of local communities depend on visitor income.  The key element for the land use planning system is to ensure that development of tourism and recreational facilities is sustainable and that it does not cause undue harm to the environmental or cultural characteristics of the area which are so valued by the visitor.

5.29
The UDP shows how the NPA will consider proposals that are put forward by private or public bodies for new developments related to tourism and recreation.  The NPA’s policies and proposals relating to the future promotion of tourism by the NPA, and the linkages and partnerships that will be developed with other agencies in this field are steered by the National Park Management Plan and include such things as the cycling and tourism strategies.

5.30
Through the UDP the NPA positively encourages sustainable tourism and recreational activities which are designed to:

· maintain the qualities of the natural and built environment for their own sake and to enhance the attractiveness of the area for visitors;
· maintain and improve public access to the Park and allow for the interpretation of the landscape beauty and conservation value;

· improve the quality of life and conserve the culture of the community; 

· provide a high quality of experience for the visitor by improving and enhancing tourist facilities; and/or

· increase sustainable opportunities for tourism throughout the year that directly benefit the local economy.

5.31
Ensuring that growth in the tourism sector is sustainable will involve some management of visitors and control of tourism related development.  The development of facilities for recreation is covered in Chapter 3.  There are also areas of the Park where the further development of tourism might bring undue pressure on the environment or cultural heritage.  The areas defined as Visitor Pressure Areas are listed in Chapter 3, paragraph 3.60.

5.32
One of the biggest problems associated with visitors is traffic management.  Some of the Park’s smaller roads are already heavily used by visitor traffic.  They are defined as tourist pressure routes in the National Park road hierarchy (Appendix 2).  The Park’s minor roads as defined in the hierarchy are unlikely to have the capacity to take tourist developments that would generate considerable amounts of additional traffic.  Other routes may be able to absorb higher increases in traffic.

Ensuring Economic Diversity and Vitality 

Our Detailed Policies

A. Enabling Commercial Enterprise: Provision of Sites for the Creation of New and Expansion of Existing Commercial Enterprise

Retention of Existing Commercial Sites

5.33
Commercial activity located within the towns, villages and countryside contributes towards the mix of uses within settlements, provides valuable opportunities for jobs close to where people live and benefits the local economy.  The loss of land currently in commercial use, to alternative uses such as housing, can represent a particular problem in smaller towns and villages as such sites may be difficult or impossible to replace.  The argument that long established commercial uses are often seen as un-neighbourly or non-conforming in environmental terms, ultimately reduces the employment base of the area.  The retention of such sites is thus of importance and the only exception to this policy approach is where the commercial uses are causing significant problems to the local environment and public amenity.  

5.34.
Commercial uses include; 

· research and development (B1), 

· general industrial (B2) and 

· storage and distribution (B8), 

But B1/C3 live-work schemes or siu generis uses such as vehicle depots, or freight contractors yards may also be considered appropriate uses for allocated or existing commercial/business sites.  The appropriateness of such uses will determined in accordance with other relevant policies in this plan.

Policy ES1: Retention of Existing Commercial sites

Change of use of allocated or existing commercial sites to a non commercial use will only be permitted where;

(i)
it can be demonstrated by the developer that the site is incapable of beneficial re-use for commercial purposes; and

(ii)
it will result in a significant improvement to the appearance and amenity of the area. 

Ensuring Mixed Use in the Town Centres

5.35
The NPA recognises that variety and activity are essential elements of the vitality and viability of town centres.  Mixed-use development combining offices and retailing, with entertainment, cafes, bars and housing, promotes lively centres and a vibrant evening economy whilst reducing the need to travel.  In exercising its planning powers, the NPA will seek to keep a diversity of uses within the central areas.  

Policy ES2: Changes of Use in Town Centres

Within prime retail cores, the change of use from shops (A1) to other uses, including offices (A2) or cafés and hot food take-aways (A3) will be permitted where:

i)
the proposal does not form a prominent part of the shopping frontage or an important link between shopping frontages; or

ii)
the proposal does not form a continuous frontage with one or more existing non-retail uses.

New Shops and Retail Development
5.36 Retailing underpins the prosperity and vitality of town centres.  In the towns of Brecon, Crickhowell, Hay and Talgarth prime retail cores have been defined and these are shown on the Proposals Map.  A prime retail core is an area of a town which is characterised by a high proportion of retail uses.  The NPA wishes to see new retail development in or adjacent to prime retail cores.  However, suitable sites that have adequate parking and servicing arrangements may not always be available.  In such cases and where there is an identified need for the additional provision, edge of centre and out of centre locations may be considered.  The NPA will expect developers to adopt the sequential approach to selecting sites for new retail development.  First preference should be for sites within or adjacent to the prime retail core, followed by edge of centre sites, and only then by out of centre sites in locations that are accessible by a choice of means of transport.  

Policy ES3: New Shops and Retail Development

Proposals for new shops and retail development will be permitted in or immediately adjacent to the prime retail core provided they conform to the other policies in this UDP.   Proposals elsewhere will be permitted where:
i)
there is an identified need for the additional provision;

ii)
it can be demonstrated that all potential options within, or immediately adjacent to, the prime retail core and, in the case of out-of centre sites, edge of centre options have been thoroughly assessed using the sequential approach

iii)
no significant harm will be caused to the vitality and viability of town centres;

 iv)
it is not on land allocated for other uses in this UDP; 

 v)
it is easily accessible to pedestrians, cyclists, disabled people and those dependent upon public transport;

 vi)
adequate off street parking and servicing arrangements are provided.

Allocated and Windfall Sites

5.37
A number of sites have been identified in the UDP for commercial use (see Chapter 7).  The supply and take up of land will be regularly reviewed.

5.38
Land or buildings may become available for employment use which are not identified in this Plan.  These ‘windfall’ sites can make an important contribution to the supply of employment land.  All development on these non-allocated sites will be required to comply with Policy G3  Development in the National Park.
Provision of Small Scale Workshops
5.39
The NPA supports the provision of small scale workshops in suitable locations within the development limits of towns and villages, or in the grounds of private houses, whether in new or converted buildings.  This would reduce the need to travel to work, and strengthen the village community.  However, the proposed use and design must be acceptable in its particular location.  The acceptability of proposals will also be determined against other policies in this plan, in particular the general polices G3 and G6.  Use class B1 comprises uses that are suitable in residential areas.  

Policy ES4: Provision of Small Scale Workshops

Within settlements, and within the curtilages of dwellings in the countryside, small-scale workshops for activities under class B1 will be permitted provided they are of a scale appropriate to their location.

Preventing the Loss of Village Shops and Public Houses
5.40
The loss of shops, public houses and post offices in the smaller villages of the Park, and in the neighbourhoods of the larger settlements, is a matter of concern.  With the rise in car ownership, many people are now able to travel further to shop where there is a wider range of goods available.  As a result, the ability of the local or village shop to survive is very limited.  Changes in the support arrangements for sub-post offices and the effects of uniform business rates have worsened the situation.  The NPA wishes to see these shops, public houses and post offices retained wherever possible, to help support community life and reduce the need for car travel.  

5.41
Proposals for the change of use of village shops and public houses will be resisted where these are providing an important function for a recognised community.  The applicant will be expected to demonstrate that all reasonable efforts have been made to market and sell the business as a commercial unit and that it is no longer financially viable.  The NPA will look more favourably on a change of use which ensures that a commercial element is continued, ancillary to another use.  Change of use to residential will be resisted until it can be demonstrated that all efforts to sell the premises as a commercial business have been exhausted and the feasibility of an ancillary use has been fully explored.  
Policy ES5: Loss of Village Shops and Public Houses

The change of use of village shops and public houses will be permitted where it can be demonstrated that:

i)
an assessment of the viability of the shop or public house as a commercial business, including its marketability, has been undertaken; and

ii)
the assessment demonstrates that the use of the shop or the public house cannot be viably sustained and consideration has been given to continuing the commercial element as ancillary to another use.

Neighbourhood, Village and Rural Shops
5.42
Neighbourhood shops are small-scale retail outlets such as corner shops, located away from the centres of the larger settlements close to where people live.  They fulfil a vital social and economic role, particularly for elderly and disabled people and those who cannot manage to carry large amounts of shopping, and so must shop more frequently.  The NPA will be supportive of proposals to convert suitable properties to shops to meet a local need in addition to supporting extensions to village shops which improve their viability.

5.43
In the countryside, small shops which are ancillary to other uses, such as farm shops and shops linked to petrol stations can fulfil demand for fresh produce and can have a useful role as a source of employment.

ES6
Neighbourhood, Village and Rural Shops

i) Proposals for small-scale neighbourhood or village shops that meet the needs of the local community will be permitted in settlements, villages or hamlets where there would be no significant adverse effect on the amenity of nearby residents.

ii) Proposals for retail outlets connected to farms, petrol stations or similar enterprises will be permitted where the use is clearly ancillary to the main use of the land or site and where this can be controlled by planning conditions or a legal agreement.

Other Rural Employment Opportunities
5.44
In circumstances where the NPA has reasonable cause to believe that an applicant has attempted to abuse the system, by constructing a new farm building with the benefit of permitted development rights with the intention of early conversion to another use, the NPA will investigate the history of the building to establish whether it was ever used for the purpose for which it was claimed to have been built.

5.45
The development of new buildings for tourism will be strongly resisted and will only be allowed in exceptional cases where the proposal forms an essential operational part of a larger scheme or part of a farm diversification scheme.  (See Section C below).

5.46
Farm or business plans may provide useful supporting information to applications by demonstrating how a proposal fits into the wider farming picture, or by setting out its environmental consequences.  

Policy ES7: Development of New Buildings for Commercial Purposes in the Countryside

The development of new buildings for appropriate commercial uses (excluding overnight accommodation) outside development boundaries will be permitted where:

i)
the proposed new building is ancillary to and is located within or immediately adjacent to a group of existing buildings which form part of the development proposal or diversification scheme; and

ii)
the proposed new building is essential to the proposed operation and is required in the stated location due to a specialist rural commercial need that cannot be accommodated through the conversion or re-use of other buildings in the immediate vicinity.

Re-use and Adaptation of Rural Buildings for Commercial Use

5.47
Over much of the National Park, below the hill fence line, there are numerous small farms and scattered rural settlements which between them contain hundreds of stone built barns and other rural buildings.  Many of these are well integrated with the landscape and represent an important part of the cultural heritage of the National Park, which with skill can be adapted and re-used.

5.48
In the wider countryside, the NPA’s strategy is to rely on the conversion, rehabilitation and re-use of existing buildings to provide accommodation for commercial uses, particularly those located within or adjoining farm building complexes.  However the isolated nature of many of these, away from mains services and accessed by narrow unclassified roads with few passing places and poor visibility, rules out their re-use for much commercial activity.  It is likely though, that a proportion of these more isolated buildings could make a valuable contribution to the general rural economy of the area by conversion to dwellings without unduly exacerbating the poor access and infrastructure

5.49
There will also remain some rural buildings which because of their location, orientation or dilapidation will never be capable of re-use without imposing an unacceptable impact on the character of the surrounding area and should therefore not be granted permission for re-use.

Policy ES8: Conversion and Rehabilitation of Rural Buildings for Commercial Use

Proposals for the conversion or rehabilitation of rural buildings outside development boundaries for appropriate commercial uses will be permitted where:

i)
they are suitable for the specific re-use;

ii)
conversion does not lead to dispersal of activity on such a scale as to prejudice town and village vitality;

iii)
their form, bulk and general design are in keeping with their surroundings;

iv)
they are capable of conversion without major or complete reconstruction;

v) 
where the building is of historical and/or architectural interest conversion does not result in unacceptable impacts upon the structure, form, character or setting;  and

vi)
it can be demonstrated that the proposed use would not give rise to a demand for additional buildings which would have an unacceptable adverse impact on the landscape of the National Park.

5.50
In recognition of the limitations of topography and infrastructure the NPA will adopt a sequential approach to determining planning applications for the reuse of rural buildings to ensure that, in the more promising locations, commercial opportunities are fully explored before applications for conversion to dwellings are considered.

B.
Enabling Commercial Enterprise:  Home Working

Commercial Development in the Home

5.51
Some businesses and commercial activities can be carried out in the home without causing unacceptable disturbance to neighbours through increased traffic, noise or general disturbance.  Access to the internet and other communications technology means that this method of working is becoming more common place.  Businesses which were tied to urban locations can now operate in rural areas with minimal impact.  Such businesses are a useful and increasingly important resource which supports economic activity across the Park.  Home-working can also be beneficial for people with restricted mobility, and can benefit the environment by the reduction or elimination of long travel distances to work.

5.52
Planning permission is only required where the commercial use becomes the main use of the building or results in a substantial impact on local amenity.  The impact from parking, visitors, storage, noise, etc will be assessed to determine whether the activity can be accommodated in that location and if permission is granted, conditions will be imposed to protect local amenity.  A similar approach will be taken to proposals to extend buildings of a residential character to accommodate employment use.  Such extensions would also need to be of a form which would be acceptable in a residential situation.  

5.53
In general this authority wishes to take a positive approach to home working where such developments can be accommodated without adverse impact.

Policy ES9: Home Working

Proposals for the development of home-based employment activities will be permitted where there will be no unacceptable adverse impact on the amenity of residents or visitors or the landscape or character of the area.  Any extension required in association with the employment use should be suitably sited and of a scale and design appropriate to a residential property.

Live-Work

5.54
Businesses which start from home but then expand can often be the subject of complaints to planning departments as neighbours feel their amenities are being undermined.  The Government’s view and the legislation suggest that B1 business employment uses can operate in residential areas without detriment to the amenities of residential occupiers.  This however has been difficult to achieve in practice as society has come to expect that residential areas should be exclusive to residential use.  Traditional mixed-use areas have therefore declined and new business has often found it difficult to find premises to start and flourish.  

5.55
It can be difficult to change public perception.  Mixed-use areas of business and housing side by side will take some time to re-establish.  

5.56
However, in the light of the increasing trends towards changes in working practices, one approach is designate new live-work areas which are mixed areas by their designation and controlled by detailed design briefs and conditions.  The use class would be B1/C3 and would permit the operation of residential/business uses under one roof.  The advantage would be that prospective purchasers/occupiers would know from the outset that the area's use would be mixed and that no one property could be wholly residential or wholly business.  It would provide a unique form of flexibility to reflect changing living and working patterns.  Business could grow and shrink without undue concern about having to move premises.  Business and families could grow and shrink as circumstances change with flexible space being available in the premises.

Policy: ES10 Live-work

Development proposals for a live-work scheme will be permitted where appropriate.
C.
Enabling Commercial Enterprise:  Support for the Agricultural Industry.

C a)
Support for the General Agricultural Industry

Development Affecting Agricultural Land

5.57
Using land and buildings for agriculture does not require planning permission.  The construction, extension or alteration of an agricultural building may require permission, as may the carrying out of other engineering operations on agricultural land.  The details of this may be found in The Town and Country Planning (General Permitted Development) Order 1995.  Applicants are advised to contact the National Park Office for clarification if considering such works.  Policies for buildings and other activities that do need permission are set out below.  Dwellings for agricultural workers are covered by Policy ES22.  
Protection of Agricultural Land

5.58
It is important to consider and protect the viability of both the individual farm holding and the interests of agricultural industry as a whole.  The Assembly in its planning guidance states that Local Planning Authorities should consider the quality of agricultural land and other agricultural factors and seek to minimise any adverse effects on the environment.  The Assembly classifies agricultural land according to the extent to which its physical or chemical characteristics impose long term limitations on agricultural use for food production.  The classification of agricultural land ranges from Grade 1 - 5, with grades 1, 2 and 3a being the best and most versatile land.  Considerable weight will be given to protecting such land from development.  Development must be directed to the land of the lowest grade.  Agricultural land in this National Park is considered to be of grades 3a, 3b ,4 and 5.

5.59
The lowest grade agricultural land is usually of higher value for biodiversity, as it has been less agriculturally improved.  The biodiversity of agricultural land is protected under policies Q1-Q5.

Policy ES11: Protection of Agricultural Land

Development on or adjacent to agricultural land will only be permitted where:

i)
the proposal is compatible with and takes into account the need to maintain the efficient use of agricultural land and buildings in the vicinity, using appropriate location and design to minimise adverse effects; and

ii)
the agricultural land is of grade 3b and below.

Development on grade 3a land or above will only be permitted where it can be demonstrated that there is an overriding need for development on that site.  

Agricultural and Forestry Buildings 

5.60
Permitted development rights are granted for a range of agricultural buildings and operations, but some will need full planning permission.  In other cases, permitted development rights cannot be exercised unless the farmer or other developer has applied to the NPA for a determination as to whether prior approval will be required for certain details.  The system is complex and any developer is urged to contact the NPA for advice before undertaking any works.  The policy applies to buildings requiring planning permission.

Policy ES12: Agricultural and Forestry Buildings and Operations Requiring Planning Permission

New farm and forestry buildings will be permitted where:
i)
the building is required for the purpose of efficient running of the farm or forest enterprise and cannot be accommodated through the conversion of existing buildings;

ii)
any new building is sensitively sited in relation to the landscape and is located adjacent to existing buildings wherever possible;

iii)
the design and building materials are in keeping with the surrounding landscape and the scale is well related to existing buildings;

iv)
the proposed development is integrated into the landscape to the satisfaction of the NPA through planting of native species or through the construction of appropriate boundary features;

v)
the proposal does not have an unacceptable impact on the amenity and privacy of nearby dwellings or neighbouring uses;

vi)
the proposed development does not have an unacceptable impact on surface waters or groundwater resources in either quality or quantity; and

vii)
the risk of flooding is fully considered in the siting and design of the development.

Intensive livestock units

5.61 Development related to intensive livestock production can adversely affect the special landscape quality of the National Park.  It tends to require one or more units that are out of scale in the traditional farmed landscape, destroying its character.  Other potential problems are the number and size of the vehicles required to transport the animals and their feed, offensive smells, pollution of surface waters or groundwater resources and detrimental effects on habitats and species both from the units themselves and the disposal of waste.  Nearby dwellings and watercourses can be severely affected, and the Environment Agency and any other pollution control authorities will need to be consulted.  Where an Environmental Impact Assessment is required with regard to the disposal of agricultural waste, the developer will be required to assess the environmental impact and describe the measures to avoid, reduce or remedy the predicted effects.  The applicant may also wish to consider whether it may be more appropriate to dispose of certain contaminating waste or discharges off the holding.

Policy ES13: Intensive Livestock Units

Proposals for intensive livestock units will only be permitted where:

i)
the units cannot be accommodated through the conversion of existing buildings;

ii)
the buildings and any related works do not have an unacceptable impact on the Park’s landscape, when viewed from public roads, public rights of way and vantage points and does not introduce a process which, by virtue of its scale and intensity, conflicts with the surrounding agriculturally managed landscape;

iii)
the proposal has no unacceptable impact on the amenity of nearby settlements or dwellings unconnected with the farm in terms of any visual, audible or physical nuisance;
iv)
the road access is well related to those National, Regional or Local Distributor roads in the Park’s road hierarchy which already have sufficient width and alignment to cater for vehicles required to service the development;

v)
the required vehicles are able to turn within the site;

vi)
there is enough land on the holding on which to dispose of all fouled litter and other contaminating discharges from the units, , or other arrangements for disposal have been made in accordance with a the relevant Environmental Impact Assessment procedures;

vii)
the proposed development is sited outside areas of flood risk and is designed to ensure that no risk of flooding is likely to result from the proposed development; and

ix)
the proposed development is integrated into the landscape to the satisfaction of the NPA through planting and appropriate management of native species or through the construction of appropriate boundary features.
Farm and Forestry Roads

5.62
While they may be important in contributing to the viability of the enterprise, farm and forest roads can make a lasting scar in the landscape if insensitively sited or constructed.  Permitted development rights exist for the construction of many farm and forestry roads.  The NPA will investigate the lawfulness of development carried out under permitted development rights
.  In certain cases permitted development rights cannot be exercised until the developer has applied to the NPA for a determination as to whether prior approval will be required
.  In certain other cases planning permission will be required.  Prospective developers are advised to refer to the GPDO 1995 for clarification.  Conditions requiring the removal and reinstatement of land may be attached to planning permissions for temporary roads or when the forestry or farm work for which they were constructed has ceased.  The following policy applies to roads requiring planning permission.

Policy ES14: Farm and Forestry Roads

New farm or forestry roads will be permitted where:

i)
the road is required for the purpose of farming the land or for forestry; and

ii)
it can be constructed without significant physical or visual damage to the Park’s landscape, wildlife, habitats, archaeology, historical and traditional features or qualities of remoteness.  

Agricultural Dwellings

5.63
New dwellings in the countryside away from existing settlements require special justification, and will only be permitted if an essential need can be demonstrated for the dwelling to be located there.  A functional test will be required to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times.  In addition, no new permanent accommodation can be justified on agricultural grounds unless the farming enterprise is economically viable and a financial test will be necessary for this purpose.

5.64
The purpose of the policy is to allow for genuine needs while preventing sporadic development in the countryside.  Stringent criteria will therefore be applied, and conditions imposed, to ensure that the dwelling is really required and will continue to be used for the purpose for which it was permitted.  The NPA will be concerned that the proposed dwelling is of an appropriate type, size and location in relation to the farm or other buildings and is not beyond the means of a worker in the industry concerned to purchase or rent.  The NPA will request a full breakdown of the likely construction costs from the applicant with a view to assessing this against financial information submitted in support of the financial viability of the holding.  The use of an existing dwelling with relevant occupancy conditions, or the conversion of a suitable existing building, will be preferred to the development of a new dwelling.  

5.65
The NPA will attach an occupancy condition to the grant of any planning permission to ensure the dwelling is available in perpetuity for agricultural or forestry workers or their dependants.  In addition, an occupancy condition could be placed on any untied dwelling in the unit as a protection against future unnecessary development in the countryside.  In appropriate circumstances, and to prevent the selling of an existing untied farmhouse or untied farm building, a legal agreement will be negotiated.  In deciding which would be the most appropriate course, the NPA will take into account all “material considerations”, including any legal charges which exist on any of the buildings.  Where permission for a dwelling is granted under the policy the occupier will be required to make an annual return to the NPA giving details of the occupancy and employment of the occupiers.

5.66
Where the application is for a temporary dwelling to support a new farming activity, it should normally for the first three years be provided by a caravan, a wooden structure which can be easily dismantled, or other temporary accommodation.  Further guidance on temporary units is available in the TAN.

5.67
Issues relating to the design, siting and landscaping of any proposal will be assessed against the criteria the general policies contained in Chapter 2. 

Policy ES15: Agricultural Dwellings

In the countryside, new residential accommodation, whether temporary or permanent, will only be permitted in exceptional circumstances where an essential need is demonstrated and where;

i)
the need relates to the running of a holding or enterprise and not to the personal circumstances of the owner or occupier concerned.  Functional and financial evidence must be provided of the enterprise’s long term capacity to support the proposed occupant of the dwelling;

ii)
there is no existing building that could be converted for the purpose, and no vacant dwelling with an agricultural occupancy condition nearby;

iii)
no dwellings or buildings suitable for conversion to dwellings have been recently sold separately from the farmland concerned.

iv)
the size and type of dwelling, as indicated by a sketch plan submitted with the application, is not beyond the means of a worker in the industry concerned to purchase or rent; 

v)
it is located as near to the existing farm or other relevant buildings as is reasonably possible;

vi)
the occupancy of the new dwelling can be restricted through planning conditions; and

vii)
wherever the NPA considers it necessary, an agricultural occupancy condition will be imposed on any existing untied dwellings on the unit.  In appropriate circumstances, a planning obligation under Section 106 of the Town and Country Planning Act 1990 shall be negotiated to tie the proposed dwelling and its occupancy and all existing buildings and dwellings to the unit for a period to be determined.
Removal of Occupancy Conditions

5.68
The purpose of the agricultural dwellings policy is to provide for a specific need, as an exception to government guidance that new housing should not normally be permitted in the countryside.  The NPA is aware that circumstances in agriculture and forestry are changing and this may affect the requirement for dwellings to remain subject to occupancy restrictions.  It will be for the applicant to show that a need no longer exists in the area as a whole for a "dwelling for someone solely, mainly or last working in agriculture".
  Evidence will be required that the dwelling has been for sale or rent at a price which reflected market conditions and the occupancy condition and for at least 18 months.

Policy ES16 : Removal of Occupancy Conditions

Planning permission for the removal of an occupancy condition will only be granted where it can be demonstrated that the exceptional need for the dwelling no longer exists.  The NPA will require evidence that the dwelling has been on the market for sale or rent at a price which reflects the occupancy condition for at least 18 months.  
C b)  Farm Diversification

5.69
There has been a perception that diversification has been hampered by the planning system in the past, but increasingly research is showing that this is not necessarily the case.  However, to assist in the process of enabling farm diversification, there is a need for much clearer guidance on what type of activity requires planning permission.  Open waste facilities such as windrow composting are often suitable for farmland as stated in paragraph 4.67.

5.70
In considering development proposals for farm diversification activities the NPA will expect consideration to be given in the first instance to the reuse of existing buildings.  If this is not possible, a sensitively designed new building within the existing farm complex may be considered.
  Supplementary Planning Guidance to accompany the UDP will be prepared, which will: 

· include best practice examples of the types of activity acceptable in the locality, 

· set out objectives for integrated rural development and farm diversification, 

· list the issues that should be considered when preparing an application for farm diversification, and 

· summarise design issues and link the guidance to initiatives that are being taken in support of integrated rural development within the area.

5.71
Farm diversification within the context of the UDP concerns the use of farm land or buildings that remain attached to an actively farmed unit.  Table 5.2 (above) shows the type of farm diversification activities which have been granted planning permission in the National Park over the last ten years. 

5.72
The key benefits of farm diversification are:

· that it allows the creation of commercial opportunities to provide rural employment that utilises existing resources; and

· that it offers an additional income thereby helping maintain the viability of individual farm units or enabling the family unit to remain within the community and to have viable employment.

5.73
Farm diversification tends to occur in locations which may be distant from major centres and often served by low standard local roads.  Thus, farm diversification proposals may be at odds with transport policies if they cannot be served by means other than the private car.  They may also generate additional traffic on poorly suited local roads.  This type of activity may therefore need to be regarded as an exception to the broad thrust of sustainable land use planning policy.  There is also a need to recognise that farm diversification is an exception to;

i)
the settlement strategy which focuses development on larger settlements and

ii)
policies relating to other development in the countryside.  

Policy ES17:  Farm Diversification

The change of use of land or buildings and the provision of new buildings for appropriate commercial, business (including tourism related) or industrial activities for farm diversification purposes will be permitted where: 
i)
any buildings that form part of the proposal lie within or immediately adjacent to the group of existing buildings which make up the farm complex.  The reuse of existing or development of new buildings must comply with policies ES7-ES8 on rural diversification;

ii)
the proposed diversification will be of an intensity of use appropriate to and reflective of its environment and setting within the National Park and will have no significant detrimental effect on the vitality of any adjacent town or village, either in its own right or through cumulative impact;

iii)
the proposal is compatible with and would not prejudice the efficient functioning of surrounding agricultural land;

iv)
the proposed development shall incorporate adequate facilities for the storage of any materials or equipment; and

v)
parking provision can be provided without any significant detrimental effect on the setting of the buildings or the surrounding landscape.

C c) Other Rural Economic Activities

5.74
There are various activities requiring planning permission which may take place in the countryside, whether on an agricultural holding as diversification or on non-agricultural land.  Recreational facilities such as pony trekking centres or golf courses are covered in Chapter 3 and renewable energy developments in Chapter 4.  Conversions of buildings for industrial use are covered in Policy ES8 above, and conversions for holiday accommodation in the tourism section below.  This section covers other rural land uses for which applications are frequently received.  Any other proposals in the countryside will be considered under relevant policies in this UDP, particularly Policy G3.  

Development Involving Horses

5.75
The definition of agriculture includes “the breeding and keeping of livestock” and “the use of land as grazing land”.  “Livestock” has been held to relate only to livestock bred or kept for agricultural purposes.  Land can be said to be used for “grazing” if horses are turned on to it with a view to feeding them from it, but not if they are kept on it for some other purpose (such as exercise or recreation), when grazing is seen as completely incidental and inevitable.  Thus planning permission is required for the use of land for keeping horses and for equestrian activities, unless they are kept as “livestock” or the land is used just for “grazing”.  A number of applications have been received in the National Park recently for the creation of maneges or for stable blocks, tack room and other associated structures.  Applications are also made to change the use of land from agriculture to a pony paddock, or for grazing horses where no initial built development is involved.  

5.76
The use of land for grazing horses or for equestrian activities is a legitimate addition to landowners’ and farmers’ incomes.  Horse riding is a popular pastime in addition to contributing to the local tourist economy.  Nonetheless there are a number of issues the NPA has to consider in relation to these applications;

· the impact of the facility or use on the landscape in terms of engineering operations, earth movements, surface water drainage, use of surface material and boundary treatments etc;

· whether the facility is of an appropriate size and scale in its setting;

· whether the facility is to be used as an ancillary facility to the dwelling house or whether it is to be used for commercial purposes;

· whether any commercial activity will affect the amenity of the area in terms of access, traffic congestion, parking, noise, lighting or any other general disturbance; and;
· whether any commercial activity will contribute to the local economy in a beneficial way.

5.77
The development of a manege in the countryside can have a considerable impact on the landscape and may require significant landscaping to integrate the development.  Wherever possible the development should be grouped with existing buildings and structures and should not be located within a wholly open aspect where its impact in terms of introducing a built structure and artificial surfacing will have an unacceptable impact on the landscape.  Where tack rooms, stables or other structures are proposed, these should be located as close to existing buildings as possible and the design, including the use of materials should respect the setting in which it is located.  

5.78
The extra requirements of pony trekking as a tourist business activity are covered in Policy Q23 in Chapter 3.

5.79
Issues relating to the design, siting and landscaping of any proposal will be assessed against the criteria the general policies contained in Chapter 2.

Policy ES18: Equestrian Facilities

Development proposals to provide accommodation, facilities or use of land for equestrian activities will be permitted where:

i)
the facility is grouped within an existing farm complex, or is sited as close as possible to existing buildings;

ii)
the facility or use has no unacceptable adverse effect on the landscape and environment in terms of its siting, scale, design, access arrangements,  engineering operations, earth movements, surface water drainage, use of surface material and boundary treatments;

iii)
the facility or use has no unacceptable adverse impact on the amenity of neighbouring properties in terms of noise, lighting, unacceptable intensification of commercial use or other general disturbance; and

iv)
suitable access and parking can be provided for horse boxes and any proposed level of commercial activity.

The Storage of Caravans Throughout the Year
5.80
The use of land (which includes buildings) for the storage of caravans whether used for human habitation or not, requires planning permission.  The most common areas used for caravan storage are open agricultural land, vacant farm buildings, surplus land or buildings at industrial or garage premises.  The use of all these or any other land or premises used for the storage of caravans requires planning permission.  (The storage of a caravan within a domestic curtilage does not normally require consent providing the caravan is incidental to the use of the property as a dwelling house.) In considering the suitability of any site for such a use it is important to consider the landscape impact, access (even though visits will tend to be less frequent), amenity of any neighbouring occupiers, numbers, whether seasonal or non seasonal etc.  It is also important to secure control over any future expansion of the commercial element in terms of use of the caravans for human habitation, hiring or sales, maintenance work, dumping of unroadworthy vans etc.  

Policy ES19: Storage of Caravans

The storage of caravans will only be permitted where:
i)
they are placed within an existing building.  Where this is not possible, the proposed site must be fully integrated into the landscape by virtue of topography or surrounding landuses, particularly when viewed from public roads and vantage points; 

ii)
any planting or construction of boundary features required by the NPA will be undertaken prior to any caravans being stored on the site;

iii)
the proposed site will have an adequate means of access to and into the site that is capable of accepting vehicles moving caravans without detriment to highway amenity, safety or the landscape; and

iv)
any associated commercial activity such as a hire business or maintenance service must comply with all relevant policies in this Chapter.

D.
Enabling Commercial Enterprise:  Support for the Tourism Industry 

5.81
This section covers the provision of holiday accommodation.  The provision of recreational facilities is covered in Chapter 3.  Any other tourism related proposals will be considered under relevant policies in this UDP, particularly Policy G3.

New Buildings for Holiday Accommodation

5.82
The use of a dwelling as holiday letting accommodation including self-catering does not require planning permission except where the occupancy of the dwelling is already constrained by a planning condition or obligation.  The incidental use of a dwelling for bed and breakfast does not normally require planning permission except where the principal use of the property changes from a dwelling to a guesthouse.  To protect the countryside from sporadic development, new buildings for holiday accommodation should be located within settlements that have a defined boundary.  Holiday accommodation may be permitted on sites that would be unsuitable for permanent housing; for example with a lower standard of parking provision, little or no garden, or less privacy than would be required for permanent housing.  Planning conditions will be used to ensure that such accommodation remains in holiday use.  The provision of farm based tourist accommodation is covered by Policy ES17.  The conversion of rural buildings to tourist accommodation will be considered under Policy ES24.

Policy ES20: New Buildings for Holiday Accommodation

New buildings for holiday accommodation, including hotels, hostels or guest houses will only be permitted where the proposed development is located within the development boundaries of defined settlements, on sites not allocated for other forms of development.

Non-Permanent Static Holiday Accommodation

5.83
Static holiday caravan sites, chalet complexes and some camping sites can be prominent features in the landscape, particularly in winter when screening vegetation has died back.  They are often unsightly and inappropriate in the National Park.  Planning Guidance (Wales) states that “special consideration needs to be given to proposals for new sites, especially in National Parks”.  However, there may be locations where a very well designed site could be acceptable and much can be done to lessen the impact through sensitive site design, limitation on numbers of pitches, division of the site into small units and so forth.  It is important that such sites are located within easy reach of public transport, facilities and services and must therefore be close to existing settlements that have such services.  

5.84
The use of such structures for permanent residential occupancy will not be permitted.  Conditions to restrict the occupancy of such sites prevent the units being used as sub-standard accommodation on a permanent or semi-permanent basis and ensure that the site remains available for the intended purpose of providing holiday accommodation.  Winter closure can also ensure that landscape harm will not result from the use of sites at a time of year when many sites are inadequately screened.  In addition, important nature conservation interests can be safeguarded by the non-use of sites in the winter.  In general the restrictions will be in operation between 31st October and 1st March.

5.85
There may be scope to agree the environmental enhancement of existing caravan sites.  This could include a reduction in the number of caravans, use of higher quality materials, appropriate landscaping or improved access arrangements.  The NPA will use any opportunities that arise to achieve these.

Policy ES21: Non-permanent Static Holiday Accommodation

Development of non-permanent static holiday accommodation will only be permitted in exceptional circumstances where:

i)
the proposed development lies within or immediately adjacent to a settlement as defined by the settlement strategy;

ii)
the proposed development is fully integrated into the landscape by virtue of topography or surrounding landuses, particularly when viewed from public roads and vantage points; 

iii)
the site is well served for public access by roads, paths, cycleways or bridleways, or is accessible from access land, without detriment to any sites of conservation importance;

iv)
the proposed development will not adversely affect the amenity and privacy of existing buildings, nor the utility and security of neighbouring buildings and land uses; 

v)
on site facilities, including any accommodation for a site manager, washroom facilities, stores, retail outlets or similar, can be provided by the conversion of existing buildings if available;

vi)
any planting or construction of boundary features required by the NPA will be undertaken prior to any caravans or chalets being placed on the site;

vii)
the caravans or chalets will be in colours appropriate to the proposed location;

viii)
the proposed site will have an adequate means of access to and into the site that is capable of accepting the width of vehicle required for the movement of caravans or chalets without detriment to highway amenity, safety or the landscape; and

ix)
the development will not be occupied as permanent residential accommodation and will be subject to a seasonal occupancy condition restricting the use of the site to certain periods throughout the year.
Touring Caravan and Camping Sites

5.86
The NPA recognises the importance of touring caravan and camping sites in providing visitor accommodation and of the activity as a recreational pursuit in its own right.  The provision of sites can also provide supplementary income for farmers as part of a farm diversification scheme.  However, the width, alignment and gradient of many of the Park’s roads may make them unsuitable for towed caravans, while many sites could be ruled out owing to their prominent or sensitive location.  In some cases a site might be suitable for tents and camper-vans, but not for touring caravans.  Conditions will normally be attached to any permission controlling the numbers of units, the type of units, the area to be occupied and the development of ancillary facilities.  Winter closure may also ensure that landscape harm will not result from the use of sites at a time of year when many sites are inadequately screened.  In addition, important nature conservation interests can be safeguarded by the non-use of sites in the winter.  In general the restrictions will be in operation between 31st October and 1st March.

5.87
Sites for up to 5 touring caravans set up by caravanning clubs for the use of their members do not require planning permission, but the NPA must be consulted.  The criteria of this policy will be applied when responding to such consultations, bearing in mind the lesser impact of this type of site.  

Policy ES21A: New or Extended Sites for Touring Caravans, Camper-vans and Tents

New or extended sites for touring caravans, camper vans and tents for holiday use will only be permitted where:

i)
no part of the site will be used for permanent residential accommodation or for permanent pitches.  The site will be subject to a seasonal occupancy condition restricting its use to certain periods throughout the year;

ii)
the proposed development is fully integrated into the landscape by virtue of topography or surrounding landuses, particularly when viewed from public roads and vantage points;

iii)
the site is well served for public access by roads, paths, cycleways or bridleways, or is accessible from access land, without unacceptable impact on any sites of conservation importance;

iv)
the proposed development will not have an unacceptable impact on the amenity and privacy of existing buildings, nor the utility and security of neighbouring buildings and land uses; 

v)
on site facilities, including any accommodation for a site manager, washroom facilities, stores, retail outlets or similar, can be provided by the conversion of existing buildings if available;

vi)
any planting or construction of boundary features required by the NPA will be undertaken prior to any caravans being placed on the site; and

vii)
the proposed site will have an adequate means of access to and into the site that is capable of accepting the vehicle towing caravans without detriment to highway amenity, safety or the landscape.

Backpacker Camp Sites

5.88
Camping sites for small numbers of genuine backpackers require minimal facilities and no vehicular access.  In environmental terms the impact of a large brightly coloured frame tent used by car borne campers is very different from that of a small tent used by a backpacker.  A network of such sites, together with camping barns, would benefit a particular group of users and help increase accessibility.  They could provide a small supplementary income for a landowner with no permanent effect on the environment.  Such sites would need to be accessible from public rights of way or open country used by walkers.  Planning permission would generally only be required if land was to be used for camping for more than 28 days in a year.  Where permission is given for this type of use, the NPA will use planning conditions to ensure that sites retain their undeveloped character and are not used by car-borne visitors.

Policy ES22: Backpacker Camp Sites

The use of land for a backpackers' camp site will be permitted where:

i)
it is well-screened or in a secluded position;

ii)
no new vehicular access to the site is created;

iii)
any basic facilities, including toilets, are provided within existing buildings; and

iv)
the site is well served for public access by roads, paths, cycleways or bridleways, or is accessible from access land, without unacceptable impact on any sites of conservation importance.
Ensuring Community Vitality and Viability

Our Strategic Approach

5.89
Of equal importance to providing land for employment, is the need to provide land for housing and community facilities and to ensure that the local distinctiveness of the Park’s towns and villages are protected and enhanced.  To provide everyone with “the opportunity of a decent home in safe, healthy and sustainable communities” is a central objective of the Welsh Assembly Government's housing strategy.  

5.90
The NPA can support community vitality and viability in four ways:

A.
Permitting Housing

B
Enabling community facilities

C.
Promoting the conservation and enhancement of local distinctiveness

D.
Recognising infrastructure for living.

E.
Preventing inappropriate development.

The Supply of Housing Land

5.91
The main housing issues the NPA needs to consider in the UDP are listed below.  The list is not exclusive, but reflects the main concerns raised by Members, officers, applicants, members of the public, conservation and community groups, and developers, formally or informally, during and since the preparation of the now adopted Local Plan: 

· the threat to viable rural communities, 

· a shortage of affordable housing, 

· the need to ensure that development does not solely encourage and satisfy externally derived demand unrelated to the economic and social needs of the resident population,

· the range of circumstances found across the Park,

· the need to ensure that where limited land is available that it is utilised to best advantage to strengthen rural communities by securing housing for identified local needs,

· the need to ensure that where there is a greater choice of land available in the larger centres, that new development provides a wide range of housing types, tenure, sizes and prices,

· the need to ensure appropriate phasing and managed release of land according to sustainability criteria and to ensure that land take-up is not sterilised by non-implementation,

· the conservation and reuse of traditional buildings - where is this appropriate and what buildings qualify.

5.92
The issues of housing development and the provision of land for housing are a crucial part of the UDP process.  Local planning authorities need to ensure that sufficient land is genuinely available to provide a 5 year supply of land for housing at all times.  Integrating this with the need to conserve and enhance the natural beauty, wildlife and cultural heritage of the National Park means that the process can be contentious.  

5.93
The existing pattern of settlements, the availability of existing planning consents and housing land allocations to a large extent determine the future pattern of house building.  It is hoped that this UDP will assist in the sustainable development of settlements.  In this regard, the detailed policies in this section set out, firstly, how development can be accommodated through the conversion, adaptation or re-use of old and/or redundant buildings and, secondly, through the development of new sites in accordance with Policy S1 Sustainable Use of Land.

	Part 1 Policy 12: Supply of Housing Land

The UDP will make provision for 1980 new dwellings.  The supply and demand for land for housing will be regularly reviewed.


5.94
The contributions that allocations, conversions and infill make to the total housing requirement for the National Park are shown in Chapter 1.

Ensuring Community Vitality and Viability 

Our Detailed Policies

A.  Providing Housing 

5.95
Housing provision can come in many forms.  This section is divided as follows:

A a)
Retaining Homes

A b)
Converting Adopting and Renovating

A c)
Building New

A d)
Providing Affordable Housing

A e)
Sites for Gypsies and Travellers

A a)
Retaining Homes

Holiday and Second Homes
5.96
In some parts of the UK, the degree to which existing housing stock is used for holiday or second homes by non-residents is causing a shortfall in the supply of housing for some sectors of the resident community.  Whilst there are a number of holiday or second homes in the Brecon Beacons National Park, research undertaken for WAG
 found that second and holiday homes are not a .stand-alone problem, rather they cause concern when allied to other issues.  It also confirmed local perceptions that this is not a significant issue for this National Park.  As a consequence this UDP does not have a specific policy covering these matters.  The NPA will rely on the present planning system, whereby a dwelling, a second home and a holiday home all fall within the same use class category.

A b) Converting, Adapting and Renovating

Conversion of Farm and Other Buildings to Dwellings

5.97
As explained in paragraph 5.47 above, the NPA will adopt a sequential approach to determining planning applications for the reuse of rural buildings to ensure that, in the more promising locations, commercial opportunities are fully explored before applications for conversion to dwellings are considered.  

5.98
Conversions will be subject to stringent conditions, to conserve the Park’s landscape and ensure that only suitable buildings are given permission.  Any extensions required in converting such a building to a dwelling must not have an unacceptable impact on its character.  Not all traditional buildings can easily be adapted to the requirements of modern living, so a degree of compromise may be necessary.  For example, in order to preserve the character of the internal roof structure it may be appropriate to have the living space upstairs and the bedrooms on the ground floor.  Permitted development rights in the curtilage may be removed, in order to control the effect of development on the character of building and its setting.  New or improved road accesses will need to be well integrated with the landscape.
  The conversion of listed buildings to dwellings will be considered under the policies in Chapter 3.

Policy ES24: Conversion of Farm and Other Buildings to Dwellings

The conversion of rural buildings to dwellings outside development boundaries will only be permitted where:

i)
it has been demonstrated that every reasonable attempt has been made to secure suitable commercial, tourism, sport or recreation use; or

ii)
the proposal is for a live-work scheme in accordance with Policy ES10; and

and all the following criteria are met:

a)
they are suitable for the specific re-use;

b)
their form, bulk and general design are in keeping with their surroundings;

c)
they are capable of conversion without major or complete reconstruction;

d)
where the building is of historical and/or architectural interest conversion does not result in unacceptable impacts upon the structure, form, character or setting; and

e)
it can be demonstrated that the proposed use would not give rise to a demand for additional buildings which would have an unacceptable impact on the landscape of the National Park.

Renovation of Former Dwellings

5.99
In certain circumstances the NPA will support the renovation of former houses where use as a dwelling has been abandoned.  Maintaining the character of the dwelling and its setting are important elements of this policy.  This should contribute to the conservation of the Park’s rural character.  Where necessary a structural survey will be required and the NPA may consult with the building control service on any proposal submitted under this policy.

Policy ES25: Renovation of Former Dwellings 

The renovation of former dwellings in the countryside will be permitted where:

i)
at the time of application the existing building is demonstrated to possess the fundamental characteristics of the former dwelling in that:

a)
the original wall structure is substantially intact and sound without the need for major or extensive demolition and rebuilding works and clearly shows the size, number and location of original window and door openings; and

b)
the building shows evidence of the original roof height, shape and features;

ii)
any renovation required, where appropriate, retains or faithfully reproduces the size, number and location of original door and window openings and roof structure;
iii)
the proposal, including any extension, the provision of services and changes within the curtilage, is appropriate to the scale and design of the original building and its setting.  If necessary to keep control of this, permitted development rights may be removed;

iv)
no new or enlarged curtilage is required; and

v)
any new or enlarged road access can be provided without significant damage to the setting of the proposal or surrounding landscape.

Demolition and Replacement of Dwellings
5.100
This policy allows an existing dwelling to be replaced by a new building that is more appropriate in the National Park.  The design and curtilage should be at least as sympathetic to the setting as the original dwelling.  Planning permission is not required to demolish a building unless:

a) it is a listed building; or

b) it is in a conservation area.  

5.101
Excluding these two circumstances, in the event of someone wishing to demolish a building used as a dwelling and not replace it, the NPA must be notified at least 28 days in advance.  This will allow time for a site visit and any concerns about adjoining or neighbouring properties or schemes of reinstatement to be considered.  The NPA may then ask for a planning application to control such schemes.

Policy ES26: Demolition and Replacement of Dwellings 

Applications to demolish and replace an existing habitable dwelling will be permitted if the design and curtilage of the proposed replacement is sympathetic to the setting and where:

i)
the existing dwelling is of no particular architectural, historic or visual merit, for which it should be conserved; and

ii)
the proposal, including its access and curtilage, conforms to other policies in this UDP.

In determining planning applications to demolish a dwelling house without replacement, the NPA will have particular regard to the effect on neighbouring properties and the details of reinstatement of the site.

House Extension and Ancillary Buildings

5.102
Whilst not wishing to be unduly restrictive to householders wanting to modify their properties, the NPA is concerned that a balance of dwellings of varying sizes remains in the Park, and that dwellings after extension have adequate parking and amenity areas.  Extensions should in the main be the subordinate part of the overall finished structure, and not be dominant or intrusive.  A minimum of 60 square metres private open space in the curtilage of an extended dwelling will normally be required.  Some buildings in the garden or curtilage of a dwelling, such as small garden sheds, do not require planning permission.  Larger structures such as garages and stables do need specific permission.  The NPA will apply its general planning and design policies in Chapter 2  to such applications.  In the countryside, where an occupant may own or control more than just a garden, the NPA will be concerned to protect the Park’s landscape by preventing a spread of buildings away from the main group around the house.

Policy ES27: House Extension and Ancillary Buildings

Extensions to dwellings will be permitted where:

i)
the proposal is appropriate to the scale and design of the existing dwelling;

ii)
no loss of on-site parking space will result, and adequate on-site parking provision can be provided for the extended dwelling;

iii)
sufficient curtilage is retained to provide an area of private open space compatible with the proposed size of the dwelling; and

iv)
there is no significant loss of privacy to an adjoining property.
In the countryside, new buildings ancillary to domestic use should be grouped with the house.
A c) Building New

Allocated Sites and White Areas

5.103
Each settlement within the settlement hierarchy has been surveyed and an area has been designated within which future development will be considered in accordance with Policy G3 “Development in the National Park”.  This area is called the “white area”.  The extent of these white areas is shown on the Proposals Map.  Any site outside the white area that is not specifically allocated is considered to be within the countryside and is thus subject to more restrictive policies in line with national guidance.  

5.104
New dwellings in the countryside away from existing settlements require special justification, and will only be permitted if an essential need can be demonstrated for the dwelling to be located there (see Policy ES15).  The purpose of the policy is to allow for genuine needs while preventing sporadic development in the countryside.

5.105
In addition to the sites that are immediately available and are of a size that merit allocation, there are a considerable number of both small infill plots and larger “windfall” sites which come forward on an ad hoc basis.  It is anticipated that such sites will make a significant contribution to providing for both general and local housing need.  For a more detailed analysis see Chapter 1.  

5.106
Sites with existing consent or an allocation for housing in the adopted Local Plan may no longer be appropriate for development.  Some remain valid despite a lack of interest by their owners to actually complete them.  Where such sites are located within the white area of a settlement the NPA will consider whether the site remains suitable for development given the changes in circumstances and policy since the original permission was given.  Where appropriate the NPA will seek to use time limited permissions to try to ensure the implementation of the permission.

Provision of Open Space in Housing Sites

5.107
New developments must contribute in a positive manner towards the quality and local distinctiveness of the environment and thus our quality of life.  The provision of amenity space within developments is an important element in achieving this goal but can be problematic.  This is because the scale of individual schemes in the National Park is often not large enough either to lever provision of open space by the developer, or to require a commuted sum as a contribution to off site provision and the future maintenance arrangements.  The NPA however recognises the importance of amenity space within developments.  Where such provisions can be provided, the NPA will seek to enter into a Section 106 Agreement
 with the developer and the relevant Unitary Authority to ensure that maintenance costs are provided for by the developer, before planning permission will be granted.  In considering the requirement for amenity space the NPA will have regard to the National Playing Fields Association (NPFA) standard for outdoor playing space of 6 acres per 1,000 population
, English Nature’s guidance
 and existing recreation space and the types of dwellings proposed.  

Policy ES28: Provision of Open Space in Housing Sites 

Development of housing will only be permitted where the following criteria are complied with:

i)
adequate amenity space is provided for each household and, where appropriate, open space around the dwellings is incorporated in the proposal;

ii)
for new housing developments of 10 or more the NPA will require the applicant to demonstrate that amenity space is provided in line with the National Playing Fields Association (NPFA) standards.  Where appropriate, the NPA will seek to enter into a Section 106 Agreement with Developers to ensure maintenance costs are met.

A d) Providing Affordable Housing

5.108
The NPA is responsible for developing, implementing and monitoring policies to enable the provision of affordable housing in the National Park.  The provision of affordable social housing, including tenure-neutral schemes (i.e.  those available either for rent or shared ownership) is the responsibility of the respective unitary housing authorities and housing associations.  

5.109
Central to any strategies to bring forward proposals for affordable housing is the need for it to be supported by a housing needs survey.  These surveys are usually carried out for housing authorities by specialist consultants, but surveys carried out by community councils can also be used, and provide detailed information at the local level.  Appendix 7b sets out the Housing Needs Surveys which have been undertaken within the National Park.

5.110
The NPA is committed to working with the key organisations to enable the provision of affordable housing in the Park in two ways.


i)
By seeking to negotiate with developers an element of affordable housing on housing sites.


ii)
By exceptionally allowing residential development on sites outside the designated development boundaries of settlements.

5.111
For the purposes of the UDP “affordable housing” is defined as properties for rent at registered social landlord (RSL) benchmark rent levels and intermediate housing, such as properties available for low cost home ownership
, in accordance with Welsh Assembly Government
 or other recognised criteria.

5.112
Permissions will be subject to conditions or a Section 106 Agreement will be negotiated, to ensure all initial and subsequent occupiers will be local people in housing need who will benefit from the affordable status of the dwelling.  Permitted development rights may be withdrawn so that control may be exercised over the enlargement or alteration of dwellings in ways that would change their affordability for future occupiers.

5.113
To qualify as ‘local’ persons would have to:-


•
be currently living in the community, or


•
demonstrate a link with the community or 


•
be needed to fulfil a social service, or 


•
be employed in an important local service

5.114
Reference to current appropriate evidence such as local housing surveys, community housing needs surveys, and Authorities’ waiting lists, would be required to establish the availability or otherwise of affordable housing to meet the needs of local persons in need of it.  

5.115
The area in which needs will normally be considered local will be defined by a widening cascade approach of first the community council area within which the site lies in or outside the Park (some communities straddle the Park boundary); then the neighbouring community council areas within the Park; and finally the whole of the relevant Unitary Authority area within the Park.

5.116
The design of the affordable housing should reflect the characteristics of the locality and/or the rest of the housing site.  The mix of house types/sizes and tenure should reflect local needs and the existing affordable housing stock in the area, the location (in terms of the proximity to local services and facilities and access to public transport) and the topography of the site and the need to avoid management problems

i)
Negotiating with developers an element of affordable housing on housing sites.

5.117
Where there is evidence of a proven need, the NPA will seek to negotiate with developers the provision of an element of affordable housing on all housing sites of  3 or more dwellings.  The element of affordable housing will be a minimum of 20% of the total number of dwellings to be provided on the whole site.  A greater percentage may be negotiated where there is evidence of a greater need.

5.118
If appropriate, where there is a proposal for 3 or 4 dwellings the NPA may agree to either: 


i)
a “land swap” – which is an agreement with the relevant UA for an equivalent piece of land to be provided on which to develop the affordable housing; or to 


ii)
accept a commuted sum of equivalent value to be payable to the relevant unitary housing authority, to enable the provision of affordable housing in the local area.

Policy ES29: Enabling Affordable Housing

Where there is evidence of a proven need, the NPA will seek to negotiate with developers the provision of an element of affordable housing on all housing sites of  3 or more dwellings.  The element of affordable housing will be a minimum of 20% of the total number of dwellings to be provided on the whole site.  The NPA will ensure that the housing provided is always available as affordable housing for local people.  

Where a proposal is for 3 or 4 dwellings the NPA may agree to a land swap for an equivalent piece of land on which to provide the affordable housing, or exceptionally to accept a commuted sum payable to the relevant Unitary Housing Authority to enable the provision of affordable housing in the local area.

ii)
By exceptionally allowing residential development on sites outside the designated development boundaries of settlements.

5.119
Where there is a proven local need development may be located on sites outside the development boundaries of settlements as an exception to normal planning policies.  

Policy ES30: Enabling Affordable Housing Outside Development Limits

Exceptionally, development for affordable housing will be permitted on sites in or adjoining and forming a logical extension to appropriate settlements, to meet a proven local need that cannot be met in any other way, where a local need has been established by a housing needs survey.  Such permission will only be granted if:

i)
the dwellings can be controlled, tied to a legal agreement or other mechanism which restrict their occupancy to people with a proven local need for accommodation that cannot be met in any other way; and

ii)
the proposal can demonstrate that any dwellings built will be affordable to those for whom the need is proven, and that the benefit of affordable housing will be enjoyed by successive as well as the initial occupiers of the property. 

A e) Sites for Gypsies and Travellers

5.120
The NPA has no legal requirement to provide sites for gypsies or travellers.  However proposals for the provision of private sites may well be received.  It is prudent therefore to set out the conditions to be satisfied for any site on which gypsies and travellers were to take up permanent or temporary residence.  

Policy ES31: Sites for Gypsies and Travellers

Gypsy and travellers’ caravan sites will be permitted where: 

i)
the proposed development will not adversely affect wildlife, habitats, landforms, archaeological and cultural features;

ii)
the proposed development will not adversely affect the character, amenity and natural beauty of the National Park and shall be designed in local materials and be adequately screened;

iii)
the proposed development will not adversely affect the amenity and privacy of existing buildings, or the utility and security of neighbouring buildings and land uses;

iv)
the proposed site will be provided with a satisfactory level of services; and

v)
the proposed site will have an adequate means of access, and traffic to or from the site will not adversely affect highway safety.

B.  Providing Community Facilities

5.121
The NPA is largely dependent on other organisations to bring to its attention the future land requirements for community facilities such as schools, doctors’ surgeries and village halls.  It is an important element of this consultation process that those organisations with community remits make known the likely future needs for community facilities so that allowance can be made in the UDP.

Retention of Existing Community Facilities
5.122
The existence of many community facilities depends to a large extent on the work of local government, national agencies, local and voluntary organisations and communities themselves.  The NPA is unable to provide such facilities itself, but will continue to work with other local authorities or agencies in sustainable initiatives.  

5.123
The Unitary Authorities in the Park have a responsibility to prepare a Community Strategy to facilitate the economic, social and environmental well-being of its area and to promote sustainable development.  The NPA, the local community, community councils and other interested parties will be involved in establishing objectives, setting priorities, action plans and implementation.  The Community Strategies and the UDP will need to be complementary and land use implications of the strategies will be taken into account in the UDP where they are available.

5.124
The term “community facility” covers a whole range of land uses.  It includes village halls, libraries, churches, schools, residential homes and health clinics, and also sites used for outdoor recreational facilities to serve local communities such as playing fields, children’s play areas, allotments and accessible natural greenspace.  The NPA is concerned that sites and buildings currently in community use should be protected from other forms of development.  Sites known to be in existing community use at the time of this Deposit are shown on the Proposals Map.

Policy ES32: Retention of Existing Community Facilities

The development of land which would adversely affect the operation of a community facility or result in its loss will only be allowed where: 

i)
the existing facilities can best be retained or enhanced through redevelopment of the site; or

ii)
alternative provision of equivalent benefit is made available.
Where it can be clearly demonstrated that a community facility is no longer required then alternative uses will be considered where they accord with other policies in the UDP.
New or Extended Community Facilities

5.125
As planning authority the NPA grants planning permission for any new schools, hospitals, car parks, denominational graveyards, recycling facilities or other community facilities such as children’s play areas, where there is a need and the development accords with the policies of the UDP.  Sometimes the NPA will be in a position to allocate land for facilities where the provider is able to give a firm commitment and a timescale for commencing work.  However, in many cases, appropriate applications will be determined on the basis of relevant policies in the UDP.  The NPA works in close consultation with the relevant council or trust and with the local community, including groups representing the interests of disabled people, to ensure that the best location and design can be achieved.  Generally community facilities will be sited within settlements in order to best serve the community.  However the NPA accepts that this is not always possible and therefore sites adjacent to settlements may be appropriate.  Proposals for development which provide privately run facilities for community use e.g.  residential care homes, health clinics, crèches etc. will also be considered under this policy.

Policy ES33: Development of New or Extended Community Facilities 

Proposals for new, or extensions to existing, schools, village halls and other community facilities such as community recreation or sports facilities will be permitted where:

i)
the development is located within or immediately adjacent to settlements or accessible by public transport; and

ii)
the proposal has no unacceptable detrimental effect on the amenity and privacy of existing dwellings, nearby properties or the general public.

Multiple Use of Community Facilities
5.126
The use of school and college buildings for community and visitor purposes can provide facilities that would otherwise not be available.  The NPA will support such use providing there would be no detrimental effect on traffic levels, quiet enjoyment or the amenity of neighbours.  Management arrangements should ensure that good use is made of evenings and holidays.  

C.  Providing and Protecting Local Distinctiveness

Important Open Space in and Around Settlements

5.127
The way settlements have evolved and developed is a key part of local distinctiveness, which has a direct impact on the National Park’s landscape and the enjoyment of this landscape.  The setting of a settlement within the landscape and the landscape features within the built up area itself are all important aspects which the NPA will seek to conserve and enhance where appropriate.  

Village Design Statements
5.128
The NPA will be supportive of communities wishing to carry out a village or community design statement.  The purpose of Village or Community Design Statements is to set out the qualities and features that are particularly valued by local people and which give the village or community its special character.  Design Statements could go on to be adopted by the NPA as Supplementary Planning Guidance to the UDP.

The Welsh Language
5.129
Language plays a major role in the character and way of life of communities, and is a key part of Welsh culture.  Government guidance requires that language issues be taken into account in land use planning policies, and the NPA wishes to facilitate the continued and growing use of the Welsh language.  

5.130
According to the 2001 Census, communities in the west of the Park speak more Welsh than those in the east.  Welsh-speaking communities need to be protected from developments that would lead to dilution of the language and therefore the social and cultural characteristics of the community.  Phasing may be required to allow for the gradual, natural absorption of new developments into an area.  In addition, appropriate economic, residential and social developments that would strengthen Welsh culture should be encouraged.  

5.131
The policy will normally be applied in Community and Town Councils areas with over 30% Welsh speaking population, as identified in the Census.  Where the community average does not reflect the existence of concentrations of Welsh speakers within villages in the community or Town Council areas, a more qualified and sensitive measurement will be required.  To this end and subject to the outcome of National research, the NPA may conclude that it is necessary to prepare Supplementary Planning Guidance (SPG) to  provide detailed guidance on making judgements as to whether the use of the language forms part of the social fabric of the Plan area; to measure impact of policies and proposals on the Welsh Language and to produce a Welsh Language Impact Assessment Methodology.  In the interim a precautionary approach may be adopted where it is considered that a proposal would pose a significant threat to the language within a community.

Policy ES34: The Welsh Language

Proposals for development in areas where the Welsh language is an important part of the culture and social life of the community will be permitted where:

i) it can be demonstrated that the proposal would not have a detrimental impact on the social, linguistic and cultural characteristics of the community; and

ii) phasing of development can take place if necessary to allow for the gradual absorption of new development.  

D.
Providing Infrastructure for Living

5.132
This section covers the provision of a range of facilities essential for modern living, as follows:

a)
Provision of transport Infrastructure, including roads, public transport, walking and cycling 

 b)
Water supply and sewerage

 c)
Fuel and power supply

 d)
Telecommunications installations

D a) Provision of Transport Infrastructure

Roads

5.133
The road network is essential to the life of residents, businesses and visitors.  However, highway policies should not be developed at the expense of the environment.  Section 62 of the Environment Act 1995 requires any relevant authority to have regard to the National Park purposes in carrying out any function in relation to, or which might affect, land in the National Park.  Increased road building and upgrading have a significant impact on the landscape and should only take place in the National Park in exceptional circumstances.  Government policy is clear: "no new trunk road will be constructed and no existing road will be upgraded in national parks unless there is a compelling need that cannot be met by any reasonable alternative means." 

5.134
The UDP’s first aim is to conserve and enhance the Park’s natural beauty, wildlife and cultural heritage.  The NPA's view therefore is that the road system should be maintained largely as it currently exists, tailoring future traffic to the character of existing roads, and not the roads to traffic.  The responsibility for road building and improvement in the Park is shared between WAG and the Unitary Authorities.  Since local government reorganisation the NPA now deals with nine Unitary Authorities with highway functions.  In addition five of these Authorities act as agents for WAG in matters connected with trunk roads in the Park.  The NPA itself is not a highway authority, but is responsible for strategic land use planning and for determining applications for highway works which require planning permission.  The NPA is keen to work closely with highway authorities in the production of integrated transport and land use strategies.
Design and Maintenance of Roads

5.135
The ways in which existing roads are maintained and road improvements are designed can have a significant effect on their character and on the beauty of the Park as seen by residents and visitors alike.  The NPA will work with WAG and highway authorities to ensure that the scale of schemes and the design and materials used are the best that can be achieved, consistent with safety.

5.136
The NPA will expect proposals to construct any new roads or upgrade existing road schemes within the National Park to demonstrate that environmental quality has been the primary consideration in their planning and design, subject only to the needs of road safety.  Policy ES34 will apply in the case of new roads that require planning permission.  In other cases the NPA will use it when commenting on consultations from WAG or highway authorities.

Policy ES35:  Design and maintenance of roads

Proposals to construct new roads or upgrade existing roads within the National Park must:

i)
demonstrate that environmental quality has been the primary consideration in their planning and design, subject only to the needs of road safety;

ii)
take the opportunity to maintain and enhance important wildlife links and habitats;

iii)
ensure that the scale, design, type and alignment of materials used for kerbing, signing, lighting, treatment of verges, boundaries and crash barriers are appropriate to the setting and do not introduce urban elements into the countryside; and

iv)
ensure that any landscaping proposed uses native species of local provenance.

Construction of New Routes

5.137
The Park is crossed by several trunk roads.  WAG is responsible for their building, maintenance and periodic review.  The A470 and the A465 are part of the core network of strategic routes of national importance linking South to North Wales, East to West Wales and in providing access into Mid Wales.

5.138
The National Park road hierarchy recognises the A465 Heads of the Valleys road and the A470 as being routes for national through traffic (see Appendix 2).  The A40 and A479, although trunk roads are classed as regional distributor routes.  As the result of an earlier trunk road review, the A40 in Mid Wales is no longer seen as a major strategic east-west route, reflecting the adverse impact such a development might have on its rural setting.

5.139
The NPA recognises that small schemes which improve safety standards on all roads should be broadly welcomed but it is also aware that incremental, piecemeal improvement to trunk roads can attract additional through traffic and increase its speed, to the detriment of the environment and local residents.

Policy ES36: Construction of New Routes

The NPA will oppose any proposal to construct a new route through the National Park, or any programme of major improvements to existing routes that would cater for, or encourage their use by, additional through traffic, with the exception of the A465, A470, A479 and any other trunk road sections already protected by a Road Line Order.

Trunk Road Proposals

5.140
There are two proposed trunk road improvement schemes within the National Park.  The NPA has very limited control over these proposals, although government policy requires that it is consulted on any scheme.  They are at different stages of preparation, as set out below.  While the NPA may have objected to a scheme at an earlier stage, once a Road Line Order has been made by WAG the NPA as local planning authority is obliged to protect the chosen line from development.  Such protected lines are shown on the Proposals Map.

· A465 Heads of the Valleys Road

5.141
WAG has brought forward proposals to widen the A465 Heads of the Valleys road from three lanes to a dual carriageway between Abergavenny and Hirwaun, for both economic and safety reasons.  The NPA supports these proposals in principle, as they would help direct east-west through traffic off the A40 and improve safety on the A465.  However, they have a significant effect on the National Park: in the narrow and spectacular Clydach Gorge, the Taf Fawr valley north of Merthyr Tydfil and the area north-east of Hirwaun.  It will require the highest level of landscape and engineering skills if damage to these areas of recognised importance is to be minimised.

5.142
The NPA will work with WAG to achieve a scheme of the highest quality, which protects the natural beauty and historical interest of all three areas.  Of equal importance, the NPA will expect the maximum benefit to be gained for the local communities in the construction of this road scheme.  There are opportunities to create new vehicle, pedestrian and cycle links, and for improvements to the physical environment of many of the affected settlements.  A Road Line Order has now been published for the whole route and the NPA has a duty to protect those sections within the Park from development.  

· A479 

5.143
The proposal to bypass the constricted historic core of Talgarth has been the subject of public consultation and a public inquiry into the proposals was held in 1998.  After considering the Inspectors report on that inquiry WAG decided to consult further on options to resolve the problems in Talgarth.  The NPA along with other organisations and the Town Council responded to those further options.  WAG has now published the preferred route and are currently engaged in the public consultation process.  Meanwhile the preferred route is protected by the NPA from development. 

County Road Proposals

· A4059 Upper Penderyn

5.144
At the deposit stage of the BBNP Local Plan in 1995 Mid Glamorgan County Council formally requested the NPA to safeguard the line of a proposed bypass/improvement to the A4059 at Upper Penderyn.  The proposal, first suggested in 1970, lay outside Mid Glamorgan’s five-year capital programme, but in 1995 there was a reasonable expectation of its construction by its successor authority, Rhondda Cynon Taff, within the Plan period.  Consequently, the NPA safeguarded the route from development that would prevent its construction.  However it now looks as though this scheme is very unlikely to be built and the intended improvements for pedestrians and residents can probably now better be delivered with new techniques of traffic management.  As a consequence this route has not been safeguarded on the Proposals Map and the NPA has approached Rhondda Cynon Taff County Borough Council to formally delete the bypass scheme and remove the uncertainty that this proposal still creates.

Brecon town centre

5.145
After public consultation, Powys County Council obtained planning permission for the construction of new streets in Brecon, and for development required in the implementation of complementary traffic management measures.  The final section, phase 3, is currently under construction.  

Policy ES37: Brecon Inner Relief Roads

Land shown on the Proposals Map of the adopted Local Plan continues to be safeguarded for the construction of the Brecon Inner Relief Roads.  Other development will not be permitted on the land if it would be likely to prejudice the construction and implementation of these schemes.  

Road Layouts and Open Spaces

5.146
Where development proposals, whether for housing or industrial uses, involve the construction or improvement of highways, the highway authority requires certain standards of design and layout, to ensure that new roads, rights of way or permissive paths are adequate and safe.  However the NPA believes that standard designs should not be imposed with unnecessary rigidity where the character of an area would be compromised.  

5.147
In the past, estate roads have been designed primarily with the car user in mind and often laid out in a ‘tree’ shaped pattern terminating in cul-de-sacs.  Whilst this has produced discreet closes of development and prevented unsuitable roads becoming short cuts or ‘rat runs’ it has had a detrimental effect on accessibility for pedestrians and cyclists.  It is essential therefore that new layouts create more accessible routes for pedestrians and cyclists, allowing them easy access from close to close and linkages through to town centres, facilities and public transport nodes.

5.148
While building work is in progress, developers of new estates have no obligation to put in roads to a standard at which they can be adopted by the highway authority.  This can be a serious problem to the occupants of the first properties.  A condition on any planning permission will require the developer to make up the base course prior to the start of building, and to complete the road before the first property is occupied.

Policy ES38: Road Layouts and Open Spaces

Proposals for development will be permitted where:

i)
the road layouts are clear to motorists and highly accessible to pedestrians and cyclists;

ii)
the proposal allows for public space provision and incorporates safe and convenient linkages and routes for pedestrians and cyclists to promote the use of forms of transport other than the car.  Where appropriate, the development should adopt such engineering measures as wide pavements, improved lighting, pedestrian friendly road crossings and traffic calming; and

iii)
before building operations commence, any new roads should be drained and finished to an adoptable base course standard.

Boundary features

5.149
Much of the character of towns, villages and country roads derives from traditional roadside features such as hedgebanks, hedgerows and stone walls.  Removal of these to gain access to a newly permitted development or to improve visibility often results in the suburbanisation of otherwise rural areas.  Where it has the power to do so, the NPA will impose planning conditions to conserve or replace such features.  

Policy ES39: Boundary Features

Where development requires a new or improved access from the highway, existing traditional boundary features should be retained as far as possible.  Where boundaries must be set back to improve visibility, the same boundary type must be re-created on the new line.

Traffic Management and Traffic Calming

5.150
In the larger towns and villages within the Park, it may become necessary to introduce strategies which integrate land use proposals with new highway schemes.  In such circumstances, the NPA will work closely with the highway authority.

5.151
Integrated transport and land use strategies, produced by the highway authority in conjunction with the NPA, and subject to public consultation, will be adopted as Supplementary Planning Guidance.  They will be used by the NPA to augment relevant policies in this UDP in determining applications for development.

5.152
Problems caused by traffic dominating towns and villages are frequently raised by members of the public, with support voiced for effective traffic management.  Traffic management comprises measures to improve road safety and the environment, including traffic calming, which helps to reduce vehicle speeds and improve driver behaviour.  

5.153
Support for traffic calming is growing, and various schemes are currently being implemented by highway authorities.  The NPA will campaign for schemes wherever necessary, and where appropriate make it a condition for development proposals, including provision for disabled people.  The NPA will support highway authorities where they seek to improve driver behaviour and responsibility to pedestrians, cyclists and the local environment.  Traffic calming along trunk roads is the responsibility of WAG.

Policy ES40: Traffic Calming

The NPA will work with relevant highway authorities to ensure that traffic calming proposals are carried out in ways which respect the environment and the amenity of nearby residents.  

Parking

5.154
Car parking provision is a major influence on the choice of means of transport and the pattern of development.  Government guidance is that minimum parking standards are no longer appropriate and new development should provide lower levels of parking than have generally been achieved in the past.  This is easier to achieve in urban areas where there is more choice of alternative transport modes to the car than in rural areas such as the Park.

5.155
There is dedicated parking for cars, motorcycles and cycles in the central areas of Brecon, Hay, Crickhowell and Talgarth.  Space for these purposes is limited, to either the narrow historic shopping streets or larger pay-and-display car parks beyond.  Powys County Council owns and manages these car parks.  The NPA is working with the Council to develop an integrated traffic strategy for these towns.  These will aim to make public transport more attractive and accessible, reduce unnecessary car journeys and improve the pedestrian environment for everyone, including those with disabilities.

Policy ES41: Parking in Towns

The NPA will allocate land and grant planning permission for further car, motor cycles and cycle parking  for the towns of Brecon, Hay, Crickhowell and Talgarth where this is proven to be necessary as part of an integrated traffic strategy.  Proposals must be accompanied by a landscaping scheme and show appropriately positioned parking spaces for disabled drivers.

5.156
The Local Plan public meetings showed several places in the rural areas where there is conflict between residents and visitors over parking space.  This is particularly acute where access to popular walking areas and routes start or finish in a village.  The residents expect to be able to park outside their homes; the visitors, mindful of car theft, prefer to leave their vehicles where they are not completely isolated, but have the benefit of being in the public eye.  Such a need may be seasonal in nature.  

Policy ES42: Parking in Villages and Rural Areas

The NPA will grant permission for car, motorcycle and cycle parks in villages and rural areas where there is a need, on appropriate sites that conform to the National Park road hierarchy and are agreed with the Local Authority and Community Council.  

Public Transport

5.157
Enhanced public transport use has the potential to change existing travel demands, even in a rural area where the use of the private car predominates.  Public transport is a necessity for those sections of the community who do not have access to a car for journeys that are not possible by walking or cycling.  Public transport also provides an alternative mode of travel to the car.

5.158
There are no railway stations in the Park, but there are stations on the Heart of Wales Line just outside at Ffairfach, Llandeilo, Llangadog and Llandovery, on the Newport to Hereford line at Abergavenny, and at Merthyr Tydfil with the Valley Lines link to Cardiff.  These stations are important gateways to the National Park and provide opportunity for disseminating tourist information and acting as transport interchanges.

5.159
The Brecon Mountain Railway is a tourist train currently running from Pant near Merthyr Tydfil, just outside the southern boundary of the Park, to Dolygaer in the Park.  The operators currently have planning permission to extend the service as far as Torpantau.  The NPA supports initiatives which bring visitors to the Park by alternative forms of transport and will work with other agencies seeking to expand the alternatives.  In particular, the NPA would be supportive of any proposal to re-establish former rail links within the National Park.

5.160
Buses provide the main form of public transport within the National Park and these services are provided by commercial operators and the Unitary Authorities.  A recreational bus service, Beacons Bus has been run experimentally by the NPA on Sundays and Bank holiday Mondays from May until September, incorporating a bike trailer service on selected routes.

5.161
Besides conventional public transport, there are other services, such as post buses, Dial-a-ride and community car schemes.  The NPA’s involvement in these is a matter for the National Park Management Plan.

5.162
The NPA will work with bus companies and Unitary Authorities to improve public transport services as far as it can.  As local planning authority it will grant permission for transport interchanges, car parks or other facilities that are part of an integrated transport package.

Policy ES43: Improving Public Transport Facilities
Planning permission will be granted for facilities that would improve public transport services that form part of an integrated transport scheme.

Walking

5.163
The NPA is keen to promote walking as the main mode of transport for the shorter trips of everyday life and as a recreational activity in its own right.  The NPA is currently drafting a Walking Tourism Strategy.

5.164
Consideration will be given to ways in which areas and developments can be made more attractive and safer for pedestrians through the arrangement of land use and urban design.  The NPA will support and work with the Highway Authorities to:

· audit existing provision for pedestrians to identify the network of routes and locations where the needs and priority of pedestrians will be given priority;

· support initiatives which encourage walking such as safer routes to school; secure access to river banks, canal towpaths or disused railways;

· ensure that new development encourages walking as the prime means of access and encourage high density and mixed use development which is highly accessible to walking in town centres and near major transport interchanges;

· promote where appropriate the adoption of such engineering measures as wide pavements, improved lighting, pedestrian friendly road crossings, and traffic calming which encourage walking;

· support the use of pedestrianisation and restricted access schemes; and

· foster inclusive design so that routes provide access for the widest possible range of people.

Policy ES44: Provision for Walking

Development proposals which involve the creation of pedestrian routes or will enable the implementation of specific measures to make walking safer and more attractive will be permitted where they:

i)
form routes to schools, community facilities and work places;

ii)
are designed to encourage walking as a prime means of access by giving careful consideration to location, access arrangements and design;

iii)
link closely with public transport facilities;

iv)
adopt appropriate engineering measures such as wide pavements, improved lighting, pedestrian friendly road crossings, and traffic calming; and

v)
support the use of pedestrianisation and restricted access schemes.

Cycling

5.165
Cycling is an important recreational pursuit.  It also has the potential to act at times as a substitute for shorter car journeys or, form part of a longer journey when combined with public transport.  The National Cycling Strategy set a target to double the number of cycle trips made in 1996 by 2002, and double them again by 2012.  The Transport White Paper and the Welsh Transport Policy Statement have endorsed these targets.  At the local level, local highway authorities are required to produce a local cycling strategy as part of their Local Transport Plan.  

5.166
The NPA has published its own cycling strategy which caters for both visitor cycling and the needs of the resident population.  The vision of this strategy is that the Brecon Beacons National Park will be known as a welcoming, attractive place where visitor and resident can cycle safely, for social, utility and casual recreational purposes, amid spectacular scenery.  The strategy investigates how to develop the cycling market to both increase the number of leisure cyclists and to develop cycling as a form of transport within the area.  The strategy suggests a number of projects with land use and traffic management implications as follows:

· a comprehensive network of national, regional and local routes;

· development of supporting facilities such as cycle parking;

· improving integration between cycling and public transport through innovative projects such as the Beacons Bike Bus.

5.167
Routes have been categorised as follows:

National Routes: forming part of the National Cycle Network (NCN), these feature a mixture of on and off-road routes that are suitable for family cyclists, short break cyclists and, in particular, longer distance cycle tourers.

Regional Routes: these provide links between the NCN routes and provide some of the main links between the major origins and destinations within the National Park.  The majority of regional routes are on-road and are therefore most suitable for cycle tourers.  In combination with local routes, parts of regional routes (especially near the main towns and villages) can also be used by short break cyclists.

Local Routes: these are the most numerous and primarily provide opportunities for circular cycling routes for family cyclists and, in particular, mountain bikers.  Local routes can also provide short links between regional routes and therefore can help to facilitate circular routes for short break cyclists.

5.168
Where cycle routes are proposed alongside rivers there is a need to ensure that local habitats and/or fisheries are not impacted upon.  Where proposed routes are subject to flooding, contact with the Environment Agency is advisable at an early stage.
Policy ES45: Provision for Cycling

Development involving proposals for the creation of new routes, or that will enable the implementation of specific measures to make cycling safer and more attractive will be permitted.  

Appropriate measures include:

i)
improvements to the network of routes, (particularly where they link communities), and locations where cyclists' needs and safety are given priority;

ii)
new cycle routes utilising existing highways (including public rights of way where appropriate) disused railway lines, forest tracks, space alongside rivers and canals and linear parks where appropriate and where deficiencies in the existing network have been identified;

iii)
provision of secure parking and (where relevant) changing facilities in developments with car parks, town centres, transport interchanges and educational institutions;

iv)
provision of cycle routes and priority measures in major developments with new roads; and

v)
the adoption of engineering measures which encourage cycling such as traffic calming, cycle priority at junctions, and the reallocation and segregation of carriageway space to cyclists.
D b) Water and Sewerage Supply

Water Storage

5.169
Water is an essential resource and its presence and purity is paramount for the sustainability of life.  Despite an apparent abundance of water it is at constant risk from misuse.  New abstractions can have a detrimental impact on existing abstractors and the environment.  Pollution of surface and groundwaters can render the resource unsuitable for use by man and be damaging to the environment.  Throughout this Plan the NPA is committed to ensuring that any development or activity does not put controlled waters at risk, as shown by clause xii) of Policy G3.
5.170
There are 19 reservoirs in the Park, some of considerable size.  They were built before the Park was designated and supply much of South Wales.  Any new surface reservoir, or a substantial enlargement of an existing one, would have a significant effect on the Park's landscape, and take up land with agricultural, historical or nature conservation value, in particular, the rivers Usk and Wye and their tributaries which have been designated as cSACs.  It is more appropriate to locate these developments outside the Park.  However, in exceptional circumstances, there may be a requirement for essential water treatment works or other plant to be built in the countryside.  Any proposal of (UK) national significance will be dealt with under Policy G2.  Policy ES46 covers proposals relating to water supply or sewage disposal for the South or Mid Wales region.

Policy ES46: Water Storage

Developments relating to water supply or sewage disposal designed mainly to serve areas outside the Park will not be permitted in the Park unless it is shown that there is no operationally suitable alternative site.  Where a location in the Park is essential, the structure will be required to conform to other policies in this UDP.
Water and Sewage Supply for New Development

5.171
There are water supply and sewerage constraints on further development in some areas of the National Park and the policies and proposals contained in this UDP reflect the advice and forward planning proposals of the statutory undertakers responsible for upgrading such infrastructure.  The NPA will work closely with Dŵr Cymru Welsh Water to encourage improvements in the service wherever possible.  
5.172
In some cases developers may be required to fund improvements to infrastructure and ensure that they are carried out in advance of development.  In such cases planning permission will only be granted subject to a suitable planning condition or by a planning obligation by agreement under Section 106 of the Town and Country Planning Act 1990.  Developers should also enter into appropriate management and aftercare arrangements with Dŵr Cymru, Welsh Water.

5.173
Where improvement works are proposed which are likely to cause obstruction or diversion of a water course, developers are advised to first consult with both the Environment Agency and the NPA  
Policy ES47: Water and Sewage Supply for New Development

Development will only be permitted if adequate water and sewerage infrastructure exists or can be provided without detriment to water quality, nature conservation interests or residential amenity.  Where appropriate the NPA will impose a planning condition or obligation to ensure that adequate services are available to serve the development.

5.174
Proposals for the installation and excavation for water pipelines will be considered in the same manner as all other pipelines and will be dealt with by Policy ES49.
Non Mains Sewerage Solutions

5.175
Drainage legislation requires that when drawing up proposals for any development, the first presumption must always be to provide a system of foul drainage discharging into a public sewer.  However, in many areas of the National Park there is no access to the main sewerage system.  Septic tanks are traditionally the most appropriate alternative, although sealed cesspits and biodiscs are other options.  

5.176
The NPA is also keen to promote the use of sustainable drainage systems, such as reed beds.  The benefits for biodiversity are recognised in the LBAP, which contains targets to increase the number of reed beds within the Park.  Alternative drainage systems also have the potential to divert sewage water from traditional sewage facilities and thus contribute in the long term to easing capacity constraints.  

5.177
When assessing the effects of proposals for all forms of non-mains drainage applicants should have regard to the requirements of Circular 10/99.
Policy ES48: Use of Non Mains Sewerage Solutions

The use of non mains sewerage will only be permitted where:

i)
connections to the public sewerage system are not feasible in terms of either cost or practicability;

ii)
ground conditions, in terms of drainage and porosity are suitable and will not give rise to pollution problems.  Applicants will be requested to submit an independently prepared percolation test to confirm the suitability of ground conditions;

iii)
the quality of surface and/or groundwater will not be adversely affected; 

iv)
the interests of neighbouring properties are not unacceptably adversely affected in terms of smell or other physical nuisance; and

v)
the interests of public health are not unacceptably adversely affected.
D c) Fuel and Power Supply

Construction and Maintenance of Supply Pipelines

5.178
The Park is crossed by buried oil, gas and water pipelines, and while it is often still possible to see where they run, their effects on the landscape in the medium and long term have generally not been unduly harmful.  However, in the first instance every effort should be made to avoid harm to the landscape and special features and only after this has been exhausted should adequate mitigation and site restoration be considered. 

5.179
Most pipelines do not require planning permission from the NPA because they are operational.  However, in those circumstances where permission is required the NPA will seek to ensure that any necessary excavations do not cause unacceptable harm any aspect of the Park's special qualities.

5.180
Pipelines that are part of a national distribution network and will not serve specific premises within the Park will be considered under Policy G2 Developments of National Significance in the National Park.  Where applicable, an environmental assessment will be required.

Policy ES49: Construction and Maintenance of Supply Pipelines

Development proposals involving pipelines will only be permitted where it can be demonstrated that their construction, associated development and on-going maintenance will conform to other policies in the UDP and will not cause unacceptable harm to:

i)
the qualities for which the National Park was designated – its natural beauty, wildlife and cultural heritage; and

ii)
the enjoyment by the public of the Park’s special qualities.
Electricity Transmission Lines

5.181
Some electricity transmission lines already cross the Park.  The large pylons are prominent and generally intrusive features in the Park's landscape, including some of its remoter parts, and can also adversely affect people living near them.  Distribution networks on a smaller scale, and lines supplying streets and isolated properties, can also have a very damaging visual impact on the Park's landscapes and townscapes.  However, burying them is a costly option; the excavations could adversely affect important interests, as with pipelines, and extra buildings are required along the route of high-tension lines.

5.182
Proposals for new electricity supply lines, except an overground circuit under 20kv to a single customer, require the consent of the Department of Trade and Industry, which will consult the NPA on all proposals.  In all cases the undertaker will be obliged to have regard to the Park's statutory purposes.  The NPA may respond to consultation by either raising objections or by granting planning clearance.

5.183
The NPA is concerned that the supply of electricity should not damage the special features and natural beauty, wildlife and cultural heritage of the Park.  Lines should therefore be put underground unless the benefits of this would be outweighed by damage to other interests.  Where, exceptionally, planning clearance is given for overground lines, the NPA will require them to be routed so as to minimise their impact, and to avoid areas of particular sensitivity.  Where applicable, an environmental assessment will be required.

5.184
Electricity transmission lines that are part of the national distribution network should generally be routed around the Park boundary.  They will be considered under Policy G2:Developments of National Significance in the National Park.  

Policy ES50: Planning Clearance for Electricity Lines

Proposals for electricity lines that are to be placed underground will be given planning clearance if it can be demonstrated that their construction, associated development and on-going maintenance will not have an unacceptable  impact on the Park's special qualities, natural beauty, wildlife or cultural heritage.
Policy ES50A: Planning Clearance for Overground Electricity Lines

The NPA will raise an objection to applications for clearance of overground electricity lines unless the option of placing the line underground has been shown to be physically impracticable or damaging to the Park’s special qualities, the proposed route is clearly  demonstrated to cause no unacceptable harm to the Park’s natural beauty, public enjoyment or the amenity of residents, and that harm has been minimised.

D d) Telecommunications Installations

Provision of Telecommunications 

5.185
There are a number of television, radio and telecommunications relay masts in and around the Park, which are required to extend reception in this mountainous area.  Telecommunications installations can give an urban feel to the countryside.  The NPA recognises the need for them, but seeks to reduce their impact on the Park’s landscape.  The government is keen to facilitate the growth of telecommunications, and many installations do not require planning permission.  However, operators must be licensed, and are encouraged to share facilities.  Where permission is required, the NPA will seek to reduce the impact of any proposal on the Park's landscape and will pay particular regard to encouraging the use of innovative design solutions.  Where possible, masts should be sited on an industrial estate or similar location, and the scale of structures kept to a minimum, having regard to technical and operational requirements.  Any permissions will be subject to a condition requiring the removal of redundant apparatus and structures.

Policy ES51: Telecommunication Installations

Telecommunication masts and installations required by statutory undertakers, telecommunications providers and the emergency services will be permitted where they conform to other policies in this Plan and where:

i) they are demonstrated to be essential for their operation; and

ii) there is no satisfactory alternative means of providing for the facility nor an appropriate opportunity for sharing an existing facility.

Chapter 6

Avoiding Hazard

Avoiding Hazard

Our Strategic Approach

6.1
There are two types of hazard which are relevant to land use planning.  These are:

· Natural hazards which may threaten existing or proposed development e.g.  flooding

· Man-made hazards e.g. mining, leading to land stability problems, previous development which has resulted in contamination, or new developments which cause pollution or noise nuisance etc.

6.2
The planning system must consider how these hazards may affect the current and future uses of land.  Often detailed advice and guidance must be sought from other statutory bodies such as the Environment Agency or the Health and Safety Executive.  The role of the planning system is to take these natural and man-made hazards fully into account in considering the location and design of new development, so that the need for any future mitigatory measures can be avoided and any risks to existing development, the community or the environment can be minimised.

6.3
In some cases the nature of risk from a hazard is unknown or poorly understood.  In such cases the precautionary principle, one of the key principles of sustainable development, will be applied.  This works on the basis that where there are significant risks of damage to the environment, the local planning authority should seek to limit risks, even where scientific knowledge is not conclusive, if the balance of costs and benefits justifies it.  

Avoiding Hazard 

Our Detailed Policies

Unstable Land

6.4
There is no register of unstable land in the Park and the NPA has does not have the statutory responsibility to produce such a register.  However there are areas where land stability is likely to be an issue.  The responsibility lies with the developer to ensure and effectively prove that the proposed development will not be affected by instability or trigger ground movements off-site.  Where unstable land is suspected, the NPA will require applications to be accompanied by a stability report prepared by a geo-technical specialist, describing and analysing the issues relevant to ground instability and indicating how they would be overcome.  Such a report would be required to demonstrate:

· whether the land is capable of supporting the loads imposed over the expected lifetime of the development; and
· whether the development would threaten the continuing stability of the site and its surrounds through the processes of excavation, changing drainage or groundwater regimes, changes in land use etc.
Policy H1: Development on Unstable Land

Proposals for development on potentially unstable land will only be permitted where it can be demonstrated that the site is stable or could be made stable and that development is unlikely to trigger any form of instability within or beyond the boundaries of the site.  The applicant will be required to provide a stability report, undertaken by a suitably qualified person and agreed with the NPA, on how the factors relevant to ground instability would be overcome.

Development on Land Liable to Flooding

6.5
It is important to ensure that new development is safe and not exposed unnecessarily to flooding.  Development may also impair the effectiveness of the floodplain in conveying and storing water, causing an increased risk of flooding elsewhere.  Flood plains should therefore be allowed to continue to function for their natural purposes and be protected from inappropriate development.    The Welsh Assembly Government advice note TAN15 ‘Development and Flood Risk’ provides advice as to the areas and zones where development could be considered and where it should be resisted.  TAN15 is supported by development advice maps showing the flood risk zones as follows: 

-
Zone C2 – areas of the floodplain without significant flood defence infrastructure; 

-
Zone C1 – areas of the floodplain that are developed and served by significant infrastructure including flood defences; 

-
Zone B – areas known to have flooded in the past evidenced by sedimentary deposits; 

-
Zone A considered to be at little or no risk of fluvial or tidal/coastal flooding.
6.6
Further detailed guidance on considering risks from flooding can be found in TAN15.  The terms used in Policy H2 below find detailed expression in TAN15.  The Environment Agency will be a key consultee in the NPA’s application of this policy.

Policy H2: Development  and the Risk of Flooding

Development, including the raising of land, will not be permitted where that development would:

ia)
be on land at high risk of flooding

i)
result in an unacceptable risk of flooding either on or off site;

ii)
adversely affect flood management or maintenance schemes; 

iii)
impede flood flows or result in changes in flow regime; or

iv)
result in a net loss of flood-plain storage.
Where, exceptionally, development is allowed on land at high risk of flooding,  such exceptional circumstances will be justified where it can be demonstrated that:-

· It needs to be located in a high risk area, or be part of a local strategy sustaining the settlement; or
· It is necessary to contribute to key employment objectives; 
and
· The proposal is on previously developed land; and

· The potential consequences of flooding have been considered and found to be acceptable.

Highly vulnerable development will not be permitted on land at high risk of flooding where that land is without significant flood risk infrastructure.  

Reducing the Risk of Flooding

6.7
Attempts should be made in all development proposals to reduce to a minimum the rate of run-off caused by new development.  The NPA will encourage the development and use of sustainable drainage systems and of rainwater recycling in general.  Sustainable drainage systems use techniques to control surface water run-off as close to its origin as possible, before it enters a watercourse.  Such systems include filter strips and swales, filter drains and permeable and porous pavements, infiltration devices and basins and ponds.  

Policy H3: Reducing the Risk of Flooding 

Development will only be permitted where:-

(i)
it can be demonstrated that there is no increased risk of flooding locally or elsewhere due to additional surface run-off or changes in flow regime; or 

(ii)
where adequate mitigation works which are necessary to achieve such aims can be provided.  

Notifiable Installations

6.8
Under health and safety legislation, certain sites and pipelines are designated as "notifiable installations" by virtue of the quantities and type of hazardous substances stored or used.  Consultation with the Health and Safety Executive, and other relevant organisations such as the Environment Agency, is required if further installations are proposed.  The Executive has defined consultation zones around such installations, mostly gas pipelines, and requires to be consulted if development is proposed within them.  It may be necessary to refuse permission for residential and some other types of development within these zones.

Policy H4: Notifiable Installations

Development proposals for notifiable installations or proposals affecting notifiable sites will not be permitted unless the NPA is satisfied that there is no risk to public health and safety, following consultation with the Health and Safety Executive and other relevant bodies.
Chapter 7

Site Specific Allocations
Allocation of Land for the Development of Housing

Allocation of Land for the Development of Housing in the First Tier Settlements 

7.1
This policy deals with all the housing allocations in the First Tier Settlements.  These sites are considered to be immediately available and contribute to a five year supply of land.  A number of these sites have already been granted planning permission at the time of this Deposit Draft.  Allocations are shown on the Proposals Map.
Policy SS1: Housing Land in the First Tier Settlements

Within the First Tier Settlements of Brecon, Hay-on-Wye, Crickhowell, Sennybridge, Talgarth, Gilwern, and Govilon, the following sites are allocated for residential development of 6 or more units. 

	Settlement
	Site Code
	Site Name
	No of Units
	Brownfield (B)
or

Greenfield (G)
	WITH PERMISSION
	Without Permission
	Sewerage
Constraints
See Notes

(( or (

	
	
	
	
	
	Built or

Under Construction
	Not Started
	
	

	 Brecon
	B1
	Girls' Grammar School
	17
	B
	17
	-
	-
	

	 Brecon
	B2
	St Johns Mount
	18
	B
	18
	-
	-
	

	 Brecon
	B3
	Camden Road
	9
	B
	9
	-
	-
	

	 Brecon
	B4
	Gasworks
	12
	B
	-
	12
	-
	

	 Brecon
	B5
	Fryers Yard
	14
	B
	14-
	
	-
	

	 Brecon
	B6
	Adj. Swlch House
	9
	G
	9
	
	-
	

	 Brecon
	B7
	Camden Crescent
	12
	G
	12-
	
	-
	

	 Brecon
	B9
	Elston's Garage
	18
	B
	-
	18
	-
	

	 Brecon
	B10
	Gwttws Fields
	34
	G
	34-
	
	-
	

	 Brecon
	B11
	Old Highway Depot, Watton Link Rd*
	61
	B
	61
	
	-
	

	 Brecon
	B19
	Silver Street
	10
	B
	
	10
	
	

	Brecon Total
	
	214
	
	174
	40
	-
	

	 Hay
	H1
	Tavra Site
	4
	B
	4
	-
	-
	

	 Hay 
	H2
	Like’s Garage
	43
	B
	43
	-
	-
	

	 Hay
	H3
	Gypsy Castle Lane
	38
	G
	38
	-
	-
	

	Hay Total
	85
	
	85
	-
	-
	

	Sennybridge
	S1
	Old Station Yard
	6
	B
	1
	-
	5
	

	Sennybridge Total
	6
	
	1
	-
	5
	

	 Talgarth
	T1a
	New House, Trefecca Rd
	18
	B
	-
	3
	15
	(

	 Talgarth
	T1b
	Trefecca Road
	6
	G
	-
	3
	3
	

	 Talgarth
	T2
	Regent’s St Garage
	13
	B
	-
	13
	-
	

	 Talgarth
	T3
	adj. Neuadd Felin-Back Lane 
	6
	G
	-
	6
	-
	

	 Talgarth
	T4
	School Street
	6
	B
	-
	4
	2
	

	 Talgarth
	T9
	North of Doctors Surgery* $
	36*
	G
	-
	-
	36 *
	

	Talgarth Total
	170
	
	-
	29
	56
	

	 Gilwern
	GW1
	Ty Mawr
	25
	B
	-
	-
	25
	(

	 Gilwern
	GW2
	Adj. Broadmead, Lancaster Drive 
	79
	G
	-
	-
	79
	

	Gilwern Total
	104
	
	-
	-
	104
	

	 Govilon
	GV1
	Ty Clyd Close
	9
	G
	-
	-
	9
	(

	Govilon Total
	9
	
	-
	-
	9
	

	Total Dwellings from Allocated Sites
	588
	
	260
	69
	174
	


*     The Developer to submit a Development Brief to take into account the spatial context of the area
$    Based on 30 Dwellings to the Hectare

Table 7.2
First Tier Housing Sites: Available 6-15 Years
	Settlement
	Site Code
	Site name
	PP granted
	Brownfield (B) or 

Greenfield (G)
	Hectares
	Indicative Number of Units

See Note ( 
	SEWERAGE

CONSTRAINTS?

See Notes 

(( or (

	 Brecon
	B15
	Cwmffalldau Fields
	N
	G
	2.4
	72
	(

	Brecon Subtotal
	2.4
	72
	

	 Hay
	H4
	Broad Street Garage
	N
	B
	0.3
	9
	(

	 Hay
	H5
	Hendersons
	N
	B
	0.5
	15
	(

	Hay Subtotal
	0.8
	24
	

	 Sennybridge
	S2
	Castle Farm
	N
	G
	1.4
	42
	

	Sennybridge Subtotal
	1.4
	42
	

	
	
	
	
	
	
	
	

	Total 
	5.9
	138
	


(
Dwr Cymru have confirmed that improvements for Talgarth STW have been programmed for improvement by 2005.   Should this site be promoted for development in advance of this investment then developers may be required to fund the essential infrastructure improvements.

(
Development of this site is constrained by problems with the public sewerage network for which no Regulatory improvements are planned under Dwr Cymru Welsh Water's current Capital Investment Programme (April 2000-March 2005).   Should this site be promoted for development in advance of DCWW investment developers may be required to fund the essential infrastructure improvements.

(
 Dwr Cymru have confirmed that improvements for Aberbaiden STW have been programmed for improvement by 2005.   Should this site be promoted for development in advance of this investment then developers may be required to fund the essential infrastructure improvements.

(
Indicative numbers only, based on 30 units to the hectare.

Allocation of Land for the Development of Housing in the Second Tier Settlements 

7.2
Some of the sites listed in this policy are existing allocations in the adopted Local Plan which are being carried forward.  Others are sites which have been identified through the recent surveys of all settlements across the National Park.  Allocated sites are shown on the Proposals Map.

Policy SS2: Housing Land in the Second Tier Settlements

Within those settlements in the second tier of the sustainability hierarchy, the following sites are allocated for residential development. 

Table 7.3
Second Tier Housing Sites: Available 0-5 Years
	Settlement
	Site Code
	Site name
	Brownfield (B)

or Greenfield (G)
	No of units:
	WITH PERMISSION
	WITHOUT PERMISSION
	SEWERAGE

CONSTRAINTS
See Notes

(( or (

	
	
	
	
	
	Built or

Under Construction
	Not Started
	
	

	 Libanus
	LB1
	Tair Bull
	G
	21
	13
	8
	-
	

	 Ynyswen
	Y1
	Riverside Gardens
	G
	23
	23
	0
	-
	

	 Llangynidr
	LGY1
	Adjacent Glan-yr-Afon (
	G
	18
	-
	-
	18
	(

	 Llanfrynach
	LF1
	Adj. to White Swan
	G
	10
	-
	10
	-
	

	 Llangattock
	LGT1
	Adj. to Wharf  Bungalow

	G
	17
	 8
	9
	-
	

	 Llangorse
	LGS1
	Bwlch Road
	G
	8
	-
	8
	-
	

	 Pontsticill
	PST1
	Adj. to Ponsticill House
	G
	12
	-
	6
	6
	

	 Clydach
	CD1
	Danycoed
	G
	18
	14
	4
	-
	

	Pontneddfechan
	PNF1
	Tara Country Club
	G
	9
	-
	9
	-
	

	 Defynnog
	DF1
	Glannau Senni
	G
	20
	-
	-
	20
	

	 Talybont
	TB1
	Adj Telephone Exchange
	G
	6
	6
	-
	-
	

	Total Dwellings from Allocated Sites
	
	162
	64
	54
	44
	


Table 7.4
Second Tier Housing Sites: Available 6-15 Years

	Settlement
	Site Code
	Site name
	Brownfield (B) or Greenfield (G)
	No of units: (guide only) 
	WITH PERMISSION
	WITHOUT PERMISSION
	SEWERAGE

CONSTRAINTS
See Notes 

(( or (

	
	
	
	
	
	Built OR Under Construction
	Not Started
	
	

	Talybont
	TB2
	Maesmawr Farm  
	G
	15
	-
	-
	15
	

	Total Dwellings from Allocated Sites
	
	15
	0
	0
	15
	


(
Development of this site is constrained by problems with the public sewerage network for which no Regulatory improvements are planned under Dwr Cymru Welsh Water's current Capital Investment Programme (April 2000-March 2005).   Should this site be promoted for development in advance of DCWW investment developers may be required to fund the essential infrastructure improvements.

Development of Land for Housing in the Third Tier Settlements

7.3
Those settlements within the third tier of the sustainability hierarchy have little to offer in terms of providing a location for sustainable development on any significant scale.  They are remote from social, cultural and retail facilities and generally have few if any brownfield sites which might be considered suitable for development.  However they remain important and vital settlements which have a considerable role to play in the cultural identity and survival of local communities.  Development in these locations will, by its very nature, be primarily for locally derived housing need.  The white areas of these settlements are shown on the Proposals Map.

Policy SS3: Development in the Third Tier Settlements

The development of individual infill plots within the third tier settlements will be permitted within the designated white areas.

Allocation of Land for Employment Uses

7.4
The NPA has reviewed all non-housing allocations in the Local Plan to ascertain which allocations were unrealistic and which therefore can be (some already have been) used for housing or mixed use development.  In line with WAG guidance, the UDP concentrates allocations for employment use on key sites which meet the criteria laid down in the employment strategy (see Chapter 5).  These sites and the white areas of settlements are shown on the Proposals Map. 

7.5
On land identified for industrial and business purposes, the NPA will expect any new or refurbished buildings to be designed to the highest standards.  Because of their size, bulk and service requirements, such buildings can have a dramatic impact on their surroundings.  Particular attention should be given to design criteria as specified in Chapter 2.  The integration of such developments into the landscape is also of prime importance in a National Park setting.  Existing trees and other features should therefore be retained wherever possible and sensitive planting and screening near buildings will be required.  Landscaping including planting will generally be conditioned to occur within 12 months of receiving permission, or at the next planting season, whichever is the sooner.  Details of landscaping proposals must be agreed by the NPA.  All development on these allocated sites will be required to comply with Policy G3 Development in the National Park.

Policy SS4: Allocation of Land for Employment Uses

Land is allocated for industrial and business uses at the following employment and redevelopment sites.  The supply and take up of land will be regularly reviewed.

Table 7.5
Sites Allocated for Employment Uses 
	Settlement
	Site Code
	Site Name
	Site Area (ha)
	Appropriate Use
	Site Description and Comments

	BRECON
	B16
	Warren Road, Brecon
	3.15
	General Industrial (B2)
	4 plots still undeveloped at Warren Road.

	BRECON
	B17
	Opposite High School, North of Hospital
	5.00
	Regional Employment Site (B1)
	Site for Regional Employment use.  High quality development for knowledge economy subject to a design brief.

	TALGARTH
	T5
	Adjacent Brookside Cottage
	0.25
	General Industrial  (B2)
	Small Area still undeveloped

	TALGARTH
	T7
	Hay Road, Talgarth
	0.56
	B2 General Industrial
	An area of land allocated in the Adopted Local Plan
	Dwr Cymru have confirmed that improvements for Talgarth STW have been programmed for improvement by 2005. 

Should these sites be promoted for development in advance of this investment then developers may be required to fund the essential infrastructure improvements.

	HAY-ON-WYE


	H7
	Forest Road
	0.50
	Possible extension to existing site (existing site in B1 use)
	0.5 ha allocated in UDP

	HAY-ON-WYE

	H8
	Brecon Road
	0.84
	B1 and B8 Use only
	Has planning permission

	HIRWAUN
	HW1
	Hirwaun Industrial Estate
	4.20
	General Industrial (B2)  
	Part of the Hirwaun Industrial Estate falls within the National Park.  Land is available for industrial use. 



	CRICKHOWELL
	C2
	Crickhowell & Llangattock :  Granada Park
	1.00
	General Industrial (B2)


	A small extension to the Granada Park estate requires resolution of Sc106

Llangattock is subject a  Village Design Statement (see Appendix 7A) 




Allocation of Previously Developed Land for Mixed Use

7.6
There are a number of previously developed sites within the settlements of Brecon, Talgarth, Hay and Crickhowell which are suitable for redevelopment for mixed use.

Policy SS5:  Allocation of Previously Developed Land for Mixed Use

Land is allocated for mixed use on the following previously developed sites.  The table below indicates the type of uses that may be acceptable on the sites. 

Table 7.6
Previously Developed sites suitable for redevelopment as mixed use.

	Settlement
	Site Code
	Site name
	Site Area (Hectares)
	Appropriate Use
	Site Status
	Sewerage Constraints?

See Notes

(( ( or (

	Brecon
	B8
	Kendy’s Yard
	0.07
	Residential/Offices/

Leisure
	Minimal use
	

	Brecon
	B12
	North Side Canal Street
	0.7
	Mixed Use 
	Not vacant, variety of owners
	(

	Brecon
	B13
	Williams & Perrys
	0.5
	Residential/Office/Retail
	part vacant, part leased by one user
	(

	Brecon
	B14
	Tom Cross’s Yard
	0.46
	Residential/Leisure/

Offices
	Not vacant, one owner
	(

	Brecon
	B18
	Coal Yard, Cambrian Way
	0.5
	Commercial
	Not vacant, leased by one user
	

	Hay
	H6
	Former Health Centre
	0.7
	Residential/Offices/

Leisure
	Not vacant
	

	Talgarth
	T8
	Mid Wales Hospital
	4.5
	Mixed Use/Commercial
	Subject to SPG – See Appendix 7A.  

Access constraints, new ownership with commercial use
	

	Talgarth
	T10
	Hay Road, Talgarth (DSO & Wireguards)
	0.9
	Mixed use

The Developer to submit a Development Brief to take into account the spatial context of the area
	An area of brownfield land (0.9ha) on Hay Road with the empty DSO yard and Wireguards factory.  
	(

	Crickhowell/

Glangrywney
	C1
	Cwrt-y-Gollen 

Army Camp
	Residential: about 7.4 ha

Employment: about 2.1 ha

Parkland Setting: 
about 13.3 ha.


	Mixed Use: residential/ employment and recreational uses within park setting.

An indication of the extent of the areas for the specific uses is given in the development principles.  However, developers will be expected to produce a detailed site development brief, based on the development principles, prior to any applications being considered.


	Details to be determined by Development Brief
	Yes

	Hirwaun 
	HW2
	Hirwaun 
Brickworks
	2.13
	Suitable for employment use, subject to completion of road upgrade works proposed by Rhondda Cynon Taff B.C.  in the Cynon Valley Local Plan.
	Redundant and vacant
	


(
Development of this site is constrained by problems with the public sewerage network for which no Regulatory improvements are planned under Dwr Cymru Welsh Water's current Capital Investment Programme (April 2000-March 2005).   Should this site be promoted for development in advance of DCWW investment developers may be required to fund the essential infrastructure improvements.

(
Dwr Cymru have confirmed that improvements for Talgarth STW have been programmed for improvement by 2005.   Should these sites be promoted for development in advance of this investment then developers may be required to fund the essential infrastructure improvements.
Designation of Land for Community Uses

7.7
Land which is known to be in existing community or recreation use at the time of this Deposit is shown on the Proposals Map.

Designation of Land for Conservation Purposes

7.8
Sites designated for the following conservation purposes are shown on the Proposals Map

· National Nature Reserve (NNR)

· Site of Special Scientific Interest (SSSI)

· Scheduled Ancient Monument (SAM)

· Area of Archaeological Investigation (AAI)

· Conservation Area

· Historic Park or Garden

Section 3 Woodland and Moor/Heath are shown on the Section 3 Map and is available for inspection at the National Park Offices, Brecon.
Appendices

Appendix 1:  

Statutory and Non-Statutory Plans and Documents Used in Drafting this UDP

National Guidance:


People, Places, Futures - The Wales Spatial Plan


Planning Policy Wales (PPW) 



Minerals Planning Policy Wales


Minerals Technical Advice Note (Wales) 1: Aggregates


All Technical Advice Notes issued before December 2003.

Regional Strategic Guidance:


South East Wales Vol 1 January 2000





      Vol 2 June 2000


South West Wales  April 2000


Mid Wales Partnership-Integrated Transport Strategy


Employment Land Strategy

Constituent Unitary Authority Plans and Strategies:


Local Transport Plans


Local Agenda 21 Strategies


Economic Strategies


Housing Strategies


Community Strategies


Local Air Quality Management Plans
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Appendix 2: 

Brecon Beacons National Park Road Hierarchy

1.
National Through Routes

· A465T
· A470T including Brecon Bypass
These routes take national through traffic.

.

2.
Regional Distributor Routes

· A40T except Brecon Bypass

· A479T

· A4059

· A4067
These roads take through traffic flows within the south/mid Wales region, but alternatives are available for long-distance and heavy traffic (M4/M5, A465T, A470T).  

3.
Local Distributor Routes
· A4069 Brynamman - Llangadog

· A4077 Crickhowell - Gilwern

· A4078 Talgarth - Pontithel

· A4215 Defynnog - Libanus

· B4248 Brynmawr - Blaenavon

· B4350 Glasbury - Hay-on-Wye

· B4520 Brecon - Lower Chapel

· B4560 Llangynidr - Beaufort

· B4601 Brecon Dorlangoch

· B4602 Brecon - Bishop's Meadow - Troed-yr-harn

· Cefn Coed - Pontsticill

These roads connect settlements with each other or with higher categories of route.  While they may carry some commuter and commercial traffic with its origin or destination within the Park, they are not regarded as part of a through route network. 

4.
Local Routes
	· Ffairfach - Trapp - Carreg Cennen

· Trapp - Llandyfan - Twynmynydd 

· Ffairfach - Bethlehem

· Pontarllechau - Twynllannan - Trecastle

· Usk Reservoir spur

· Tafarn-y-garreg - Pont-ar-Hydfer

· Ystradfellte - A4059

· Cnewr - Heol Senni - A4215

· Heol Senni - Ystradfellte 

· Brecon - Cradoc 

· Aber - Talybont

· Talybont - A40

· B4558 Brynich - Talybont - Llangynidr - Llangattock

· Llanfrynach village

· Brynich - Groesffordd - Llanfihangel Talyllyn - Llangorse

· Crickhowell - Llanbedr
	· B4560 Talgarth - Llangors - Bwlch - Llangynidr

· Talgarth - Felindre - Llanigon - Hay-on-Wye

· Blaen Onneu - Llangattock Llangenny - Glangrwyne 

· Brynmawr - Cheltenham - Clydach

· B4248 - Llanelly Hill

· Clydach South - Llanelly Hill 

· Gilwern - Govilon - Llanfoist

· Govilon - Blaenavon

· Abergavenny - Forest Coalpit

· Abergavenny - Crossways

· Llanfihangel Crucorney - Llanthony

· Pandy - Oldcastle

· Pen-croes-oped – Mamhilad

· B4521 Abergavenny - Skenfrith 




This category includes many of the Park's most attractive roads, some carrying a significant proportion of recreational or visitor traffic, but without this being a serious problem.  They may connect rural areas with settlements, or provide an alternative to a higher category route, used by local or recreational rather than through traffic. 

5.
Tourist Pressure Routes
· Twynllannan - Llanddeusant - Llyn y Fan

· Ystradfellte - Pontneddfechan

· Comin y Rhos - Pont Melin Fach

· Libanus - National Park Visitor Centre

· Pontsticill - Aber

· Pant - Pontsticill - railway

· Ystradgynwyn - Neuadd Pumphouse

· Brynmawr - Llangattock Hillside

· UC583, UC584, UC585 Llangattock Hillside

· Forest Coalpit - Grwyne Fawr 

· Cwm Coed-y-cerrig

· Hay-on-Wye - Gospel Pass - Llanthony

· Sugar Loaf from Pentre, Abergavenny

These are roads which would come into categories 4 or 6, except that a very significant proportion of their use is by recreational traffic.  This causes problems to a varying degree.  

6.
Minor Roads
This category includes all the other roads in the Park, many of them very narrow lanes.  They generally serve hamlets, farms or other isolated dwellings, although some carry limited recreational traffic. 

Appendix 3: 

Tree Species Native to the Brecon Beacons National Park

The NPA is keen to ensure that the new planting uses species naturally occurring in the Park.

The plants used should be of local provenance
 where possible, verified if necessary by the Forestry Commission or another reputable agency.  If this is not possible, they should be of British stock.  

Details of schemes should always be agreed with the National Park Authority prior to planting.

	List 1:  

Species that are found throughout the Park
	List 2:

Restricted Range

	Trees
	Beech

	Ash
	Yew

	Oak (sessile and pedunculate)
	Black Poplar

	Wild Cherry
	Small leaved Lime

	Common Alder 
	Aspen

	Hazel
	Whitebeam

	Wych Elm
	

	Field Maple
	

	Silver Birch
	

	Downy Birch
	

	Rowan
	

	Holly
	

	White Willow
	

	Crack Willow
	

	Goat Willow
	

	Crab Apple.
	

	
	

	Shrubs
	

	Guelder rose
	

	Common Buckthorn
	

	Bird Cherry
	

	Elder
	

	Spindle
	

	Blackthorn
	

	Hawthorn
	

	Dogwood
	


Appendix 4: 

Sites of European Importance: Special Areas for Conservation (SACs)

Coed y Cerrig 

Llangorse Lake 

Cwm Cadlan

River Usk

River Wye

Cwm Clydach Woodlands

Usk bat sites

Sugar Loaf  Woodlands

Brecon Beacons

Blaen Cynon

Coedydd Nedd a Mellte

Candidate Special Areas for Conservation in the UK are also designated as SSSIs.  They are therefore shown as such on the Proposals Map.

Appendix 5:  

Register of Landscapes, Parks and Gardens of Special Historic Interest in Wales

Listed below are those sites shown on the Register that are within the Brecon Beacons National Park.  The Register is in two parts.

Part 1 : Register Of Historic Parks And Gardens

Powys Register of Historic Parks and Gardens

· Abercynrig
Grade II

· Buckland House
Grade II

· Craig-y-nos Castle & Country Park
Grade II*

· Ffrwdgrech
Grade II

· Glangrwyney Court
Grade II

· Glanusk Park & Penmyarth
Grade II*

· Gliffaes 
Grade II

· Hay Castle 
Grade II

· Llangattock Park 
Grade II

· Penpont 
Grade II*

· Plas Llangattock
Grade II*

· Treberfydd
Grade II*

· Trefecca Fawr
Grade II

· Penoyre, Brecon (the setting of)
Grade II

Gwent Register of Historic Parks and Gardens

· Abergavenny Priory Deer Park
Grade II

· Llanfihangel Court, Crucorney
Grade I

· Pontypool Park
Grade II*

· Trewyn, Crucorney
Grade II

Part 2: Register of Landscapes of Historic Interest in Wales
Part 2:1 Landscapes of Outstanding Historic Interest

· Black Mountain & Mynydd Myddfai

· Tywi Valley

· Blaenavon

· Middle Wye Valley

Part 2:2 Landscapes of Special Historic Interest

· East Fforest Fawr & Mynydd-y-glog

· The Clydach Gorge

· The Middle Usk Valley : Brecon and Llangors 

Appendix 6: Mineral Working 

There are 21 minerals sites with planning permission in the Park.  Four are in operation.  Six Interim Development Order permissions (IDOs) were registered, all for dormant quarries.  Seven other permissions relate to dormant sites.  The remaining eight, including four technically "active" but not currently operating, are subject to periodic review under the Environment Act 1995. 

Energy Minerals

The north crop of the South Wales Coalfield runs along the southern boundary of the Park.  Early coal workings have left large areas of archaeologically significant dereliction, especially in Monmouthshire where much of the area is now part of the Blaenavon Industrial Landscape World Heritage Site.  British Coal had no deep mines in the Park, and the last of several small private mines in the Monmouthshire area closed in 1990 owing to the reduced market.

The shallow coal seams are being widely exploited by opencasting, especially west of Hirwaun where the coal is increasingly anthracitic.  Celtic Energy's Brynhenllys Revised Opencast Coal Site straddles the Park boundary north of Ystradgynlais.  The application was allowed on appeal in 1993.  Coaling ended in 2003 and restoration should be completed by September 2004.

Table 1: Coal Working (as at November 2003)

	Site
	Area (ha)
	Active
	Current activity
	Employees on site
	Reserves
	Review due



	Brynhenllys, Ystradgynlais (part)
	19.8 in Park (229.0 total)
	Yes
	Coaling completed; restoration in progress
	Variable
	Nil 
	13.5.08
(but site will be closed by then)


Limestone

Limestone is the main mineral now quarried in the Park.  Historically, it was burnt for agricultural purposes and used as a flux in the iron and steel industry, but its chief use at present is for aggregates.  Two limestone quarries are currently working.  A further eight sites with planning permission are not working at present.  Three - Penwyllt, Vaynor and Blaen Onneu - were working between 1982 and 1995, so are regarded as active under the Environment Act 1995.  The remaining sites are dormant. 
Table 2: Limestone Quarries (as at November 2003)

	Quarry
	Area (ha)
	Active
	Current Activity
	Employees on site
	Reserves
	Review due



	Ammanford 
	12.0
	Yes
	Active.
	7
	Nil 
	2000 (missed)

	Penderyn 
	52.4
	Yes
	Active.  Large permitted reserve.
	21
	21mt plus
	4.8.10

	Vaynor (part)
	18.3 in Park (80.2 total)
	No
	Not working.  Phase 1 conditions application in hand.
	0
	c11mt (pro rata)
	In hand

	Penwyllt 
	16.3
	No
	Not working.  Phase 1 conditions application on hold.
	0
	Not known
	In hand

	Blaen Onneu 
	35.8
	No
	Not working.  Phase 1 conditions application on hold.
	0
	23.9mt
	In hand

	Daren Hillside
	2.3
	No
	Dormant Phase 1 site.
	0
	Not known
	Not applicable 

	Dan y Darren
	10.8
	No
	Dormant IDO. 
	0
	4mt 
	Not applicable 

	Craig y Gaer
	19.9
	No
	Dormant IDO.
	0
	c457,000t*
	Not applicable 

	Daren Felen Crossing 
	8.7
	No
	Dormant IDO.
	0
	c1.7mt *
	Not applicable 

	Clydach Station 
	13.9
	No
	Dormant IDO.
	0
	c607,000t*
	Not applicable 

	Total permitted reserves of limestone
c63mt


* estimates based on 1947 IDO permissions, likely to be inaccurate
Other Aggregates
Potentially significant resources of sand and gravel have been identified in the Usk valley near Brecon and Talybont and between Crickhowell and Gilwern.  No planning applications have ever been made in relation to these sites, and none are currently anticipated. 

A number of Old Red Sandstone and other hard rock quarries were in operation across the Park before and just after World War II, producing road and building stone.  Permissions and clearances for those operated by highway authorities have now lapsed, but two sites, both inactive, still have planning permission.  One is shown in Table 3; the other is subject to a conditions application to reopen for the quarrying of building stone, so it is included in Table 5.

Table 3: Other Aggregates (as at November 2003)

	Quarry
	Area (ha)
	Mineral
	Active
	Status
	Reserves
	Review due

	Cwar Glas, Llangadog
	3.1
	Shale / sandstone
	No
	Dormant Phase 1 site
	762,500t
	n/a


Secondary and recycled aggregates available in the Park include builders' rubble, road planings, railway ballast and quarry waste, all in relatively small quantities.  Some road planings are recycled and other material may be used for fill, but their contribution to the Park's aggregate output is probably negligible. 

Silica
The siliceous rocks in the Basal Millstone Grit were once widely quarried to make refractory bricks for the iron and steel industry.  Planning permissions granted in the early post-war period covered over 1000ha, mostly on common land.  Demand has now almost ceased, none of the quarries are active and many of the permissions have lapsed.  Six quarries still have planning permission (Table 4).  Cefn Cadlan is an IDO permission, for which registration was granted on appeal.

Table 4: Silica Quarries (as at November 2003)

	Quarry
	Area (ha) 
	Active
	Status
	Reserves
	Review due

	Carreg Dwfn, Llandyfan
	2.9
	No
	Dormant Phase 1 site
	365,750t
	n/a

	Brownhill, Llandybie
	2.6
	No
	Dormant Phase 1 site
	365,750t
	n/a

	River Amman, Rhosaman
	1.2
	No
	Dormant Phase 1 site
	negligible
	n/a

	Caerhowell, Penderyn
	12.8
	No
	Dormant Phase 1 site
	not known
	n/a

	Cefn Cadlan, Penderyn
	46.5
	No
	Dormant IDO
	not known
	n/a

	Hafod Farm, Brynmawr
	36.6
	No
	Dormant Phase 1 site
	not known
	n/a


Building Stone
Building stone must have been worked widely at one time, and tilestone was quarried where it could be found.  Most such quarries had closed before the Planning Acts came into force.  The quarry listed in Table 3 above may have supplied stone for building as well as roads.  Two small Old Red Sandstone quarries produce building stone on a small scale.  An application to reopen part of a larger dormant IDO quarry, also in Old Red Sandstone, for the same purpose is currently under consideration.

Table 5: Building Stone Quarries (as at November 2003)

	Quarry
	Area (ha)
	Current activity 
	Employees
	Reserves
	Review due

	Llanfair (Primrose Hill), Crickhowell
	8.9
	Dormant IDO Conditions application in hand
	None
	not known
	n/a

	Abercriban, Pontsticill
	0.4
	Active
	Part-time
	not known
	11.6.17

	The Pant, Forest Coal Pit
	0.5
	Active
	Part-time
	not known
	7.7.10


Other Minerals
Peat was extracted from two areas which are now within the Black Mountain SSSI, for use in a power station.  Operations ceased in 1955, and a commercial demand for peat in future is not anticipated.  These sites no longer have planning permission.

Iron ore occurs in Coal Measures rocks within the Park, particularly in Monmouthshire.  It supplied the iron industry in the area until the late 19th century, but is unlikely to be economic to work again.

Mineralisation is not a major feature of most of the rocks in the Park.  The only vein mineral to have been worked on a commercial scale to any degree is lead, found in the Silurian rocks south of Myddfai.  Although it is possible that gold, for example, could have been redeposited during the laying down of the sandstones, workable quantities are very unlikely. 

Proposals for Dormant Quarries
WAG requires mineral planning authorities to identify inactive sites which have not worked for at least two years and are unlikely to be reactivated for the foreseeable future, and to have a strategy for their future use.  One option is to make Prohibition Orders to ensure that no further extraction takes place without a new application for planning permission.  The NPA's proposals for dormant quarries, and for making Prohibition Orders in line with Policy S8A, are shown in Table 6.

Table 6:  Proposals for Dormant Quarries (as at November 2003)

	Quarry
	Current status
	Proposed action 

	Carreg Dwfn, Llandyfan
	Dormant Phase 1 site
	Access land.  Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Brownhill, Llandybie
	Dormant Phase 1 site
	Private land.  Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	River Amman, Rhosaman
	Dormant Phase 1 site
	Access land.  No sign of working.  Prohibition Order proposed.

	Cwar Glas, Llangadog
	Dormant Phase 1 site
	Private land by road.  Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Caerhowell, Penderyn
	Dormant Phase 1 site
	Restoration unlikely and not necessary as quarry is well weathered.  Public path across site.  Prohibition Order proposed.

	Cefn Cadlan, Penderyn
	Dormant IDO
	Access land.  Restoration required.  Prohibition Order proposed.

	Dan y Darren, Cefn Coed
	Dormant IDO
	Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Llanfair Crickhowell
	Dormant IDO
	Restoration unlikely and not necessary as quarry is well weathered and tree-covered.  Application to reopen the quarry with modern conditions under consideration.

	Daren Hillside, Llangattock
	Dormant Phase 1 site
	Restoration unlikely and not necessary as quarry is well weathered.  In use for rock climbing by agreement.  Prohibition Order proposed.

	Hafod Farm, Brynmawr
	Dormant Phase 1 site
	Private land.  Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Craig y Gaer, Clydach
	Dormant IDO.
	Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Daren Felen Crossing, Llanelly Hill 
	Dormant IDO.
	Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.

	Clydach Station, Clydach 
	Dormant IDO.
	Restoration unlikely and not necessary as quarry is well weathered.  Prohibition Order proposed.


Appendix 7: 

Definition of Previously Developed Land 

Definition contained in Planning Policy Wales at para 2.72.

Previously developed land is that which is or was occupied by a permanent structure (excluding agricultural or forestry buildings) and associated fixed surface infrastructure.  The curtilage (see note 1 below) of the development is included, as are defence buildings, and land used for mineral extraction and waste disposal (see note 2 below) where provision for restoration has not been made through development control procedures.  Excluded from the definition are:

*
land and buildings currently in use for agricultural or forestry purposes;

*
land in built-up areas which has not been developed previously, for example parks, recreation grounds and allotments, even though these areas may contain certain urban features such as paths, pavilions and other buildings;

*
land where the remains of any structure or activity have blended into the landscape over time so that they can reasonably be considered part of the natural surroundings;

*
previously developed land the nature conservation value of which could outweigh the re-use of the site; and

*
previously developed land subsequently put to an amenity use.

Notes: 

1.
The curtilage is defined as the area of land attached to a building.  All of the land within the curtilage of the site will also be defined as previously-developed.  However this does not mean that the whole area of the curtilage should therefore be redeveloped.  For example, where the footprint of a building only occupies a proportion of a site of which the remainder is open land (such as a hospital) the whole site should not normally be developed to the boundary of the curtilage.  The local planning authority should make a judgement about site layout in this context, bearing in mind other planning considerations such as policies for the protection of open space, playing fields or development in the countryside.  They should consider such factors as how the site relates to the surrounding area and requirements for on-site open space, buffer strips and landscaped areas. 

2.
This relates to minerals and waste sites which would otherwise remain unrestored after use because the planning permission allowing them did not include a restoration condition.  All other such sites will be restored to greenfield status, by virtue of the planning condition.

Appendix 7A : 
List of Supplementary Planning Guidance

Adopted SPG

	TITLE


	STATUS

	Llangattock Village Design Statement
	Adopted March 1995

	Talgarth Hospital – Development Brief


	Adopted January 1997



	Tom Cross’s Yard, Brecon – Development Brief


	Adopted October 2000

	Brecon Enterprise Park Development Brief 

(Warren Road)


	Adopted 1990

	Brecon Beacons National Park Building Design Guide
	Adopted 1988




SPG in preparation

	Affordable Housing


	In preparation (April 2007)

	Shopfront Design Guide


	In preparation (at October 2004)

	Guidance for Sustainable Design in Welsh National Parks


	Consultation draft (May 2007)

	Best Practice in Biodiversity and Geodiversity Conservation in the Planning and Development Sectors - Brecon Beacons NP

Co-funded by BBNPA and CCW, with overview also provided by Powys CC.   CCW intends for this to be a model SPG that is promoted to other LAs in Wales. 


	Due for consultation during November/December 2004, final version available ca.  February 2005.




Relevant SPG prepared by Unitary Authorities within the National Park

	Powys County Council Development Brief for Brecon Canal Terminus


	January 1991

	Gwent County Council – Design Guide for Industrial and Residential Infrastructure


	(Draft) Second Edition 1993

	Camarthenshire County Council – Highway Design Guide 


	March 1997

	Mid Glamorgan County Council – Design Guide for Residential Roads and Industrial Estate Roads
	1993

	
	


Appendix 7B : Local Housing Needs Surveys by the National Park’s Constituent Local Authorities

	Monmouthshire County Council
	Survey completed in 2002.  

The Survey predicted a need across the rural areas of the county (including the National Park) for some 70, predominantly rented, affordable houses per year until 2011.  

A more detailed survey by community council area is currently underway.

	Carmarthenshire County Council
	Survey commissioned which reported back in May 2000.  

This Survey split the county into 10 sub areas, three of which (Llandeilo, Llandovery and Aman) include parts of the National Park.  

Whilst it is not possible to extrapolate a specific need for the Park area, the Survey did establish that there was almost no low-cost market, or low-cost subsidised housing need in the county, whereas there was a need for social rented housing.  
The consultants also suggested that as the Council is both housing authority and (outside the National Park) the Planning Authority it should try to deal with need at the countywide level, attempting to satisfy it where sites are available rather than exactly where the need arises.

	Merthyr Tydfil County Borough Council 
	Survey commissioned in 1997/8.

Concluded that there was a net excess of dwellings and that a housing strategy was needed, so that development of new housing in Merthyr to meet specific housing needs would not risk creating voids (empty houses) elsewhere in the County Borough.  

There is therefore no indication that in the National Park part of the County Borough there is a need for affordable housing.

	Rhondda Cynon Taff County Borough Council
	No survey undertaken and no survey currently planned for the future.  

However the NPA understands that there is also no shortage of affordable terraced housing in the County Borough and no indication of an affordable housing need in that part of the National Park.

	Powys County Council
	Survey completed in 2003, with a final report published in April 2004.  

The survey was designed not only to make it possible to distinguish between areas either side of the National Park boundary but also to look at the wider picture of housing need in general rather than just focusing on the affordable needs element.  

The survey predicts a need for 79 dwellings per year in the Powys area of the Park


	Caerphilly CC

Neath Port Talbot CC

Torfaen CC and 

Blaenau Gwent CC
	These authorities have either very little or no housing within the National Park.

There is therefore no advantage in researching further housing need in the Park area of these authorities.




Appendix 7C : Use Classes and Descriptions
Use Class       Description

	A1 Shops
	Shops, retail warehouses, hairdressers, undertakers, travel and ticket agencies, post offices, dry cleaners etc

Pet shops, cats-meat shops, tripe shops, sandwich bars

Showrooms, domestic hire shops, funeral directors



	A2 Financial and Professional Services


	Banks, building societies, estate and employment agencies

Professional and financial services, betting offices



	A3 Food and Drink


	Restaurants, pubs, snack bars, cafes, wine bars, shops for sale of hot food

	Sui Generis
	Shops selling and/or displaying motor vehicles

Launderettes, taxi or vehicle hire business, amusement centers, petrol filling stations



	B1 Business
	a)     Offices, not within A2

b)     Research and development, studios, laboratories, high tech

c)     Light industry



	B2 General Industrial
	General industrial

	B8  Storage or distribution
Sui Generis
	Wholesale warehouse, distribution centres, repositories

Any work registered under the  Alkali, etc. Works Regulation Act, 1906



	C1 Hotels
	Hotels, boarding and guest houses



	C2 Residential

Institutions
	Residential schools and colleges

Hospital and Convalescent/nursing homes



	C3 Dwelling houses
Sui Generis
	Dwellings, small businesses at home, communal housing of elderly and handicapped

Hostel



	D1 Non – residential Institutions
	Places of worship, church halls

Clinics, health centers, crèches, day nurseries, consulting rooms

Museums, public halls, libraries, art galleries, exhibitions halls

Non –residential education and training centers



	D2 Assembly and Leisure
Sui Generis
	Cinemas, music and concert halls

Dance, sports halls, swimming baths, skating rinks, gymnasiums

Other indoor and outdoor sports and leisure uses, bingo halls, casinos

Theatres


The above is intended as a general guide only to aid the use of the Plan.  Reference must be made in the final instance to the relevant legislation.

Appendix 8 : Abbreviations

	BBNP
	Brecon Beacons National Park

	CCW
	Countryside Council for Wales

	cSAC
	Candidate Special Area for Conservation  (see SAC below)

	EU
	European Union

	GPDO
	(General Permitted Development) Order

	ICOMOS
	International Council on Monuments and Sites

	IDO
	Interim Development Order

	IUCN
	(World Conservation Union)

	LBAP
	Local Biodiversity Action Plan

	MBT
	Mechanical-biological treatment 

	MRF
	Materials recovery facility

	NNR
	National Nature Reserve

	NPA
	National Park Authority

	PDL
	Previously Developed Land

	RIGS
	Regionally Important Geological and Geomorphological Sites

	RCAHMW
	Royal Commission on Ancient and Historical Monuments in Wales

	RSPB
	Royal Society for the Protection of Birds

	RSL
	Registered Social Landlord

	SAC
	Special Area for Conservation (from the EU Habitats Directive)

	SAM
	Scheduled Ancient Monument

	SINC
	Site of Importance for Nature Conservation

	SPA
	Special Protection Area (from the EU Birds Directive)

	SPG
	Supplementary Planning Guidance

	SSSI
	Site of Special Scientific Interest

	TAN
	Technical Advice Note

	UDP
	Unitary Development Plan

	WAG
	Welsh Assembly Government

	WHS
	World Heritage Site


Appendix 9 : Development Principles
1. Introduction

1.1 Development Principles have been prepared for the following two sites:-

· Brecon Regional Employment Site  Cerrigochian Road, Brecon  (B17)
· Cwrt Y Gollen, Glangrwyney  (C1)
1.2 The sites identified in the development principles are considered to be key strategic sites in the UDP primarily due to their size and range of development opportunities.

1.3 The development principles have been produced in order to assist developers and landowners to understand the range of requirements on each of the sites at an early stage in the planning process. 

1.4 The following development principles are not an exhaustive or definitive list of what is required on each site.  They are a starting point reflecting preliminary investigation.  Developers will be expected to produce a detailed site development brief, based on the principles, prior to any application being considered.

1.5 The principles for each site are set out in a similar way with a brief site description, development constraints including brief descriptions of the expected development solutions and site specific requirements including education and community, access, landscaping, open space and play provision.

1.6 The development principles should be read in conjunction with the relevant policies in the UDP.  The policies are designed to be compatible with National Park purposes and to ensure that all development has regard to the concept of sustainability.

2.
Brecon Regional Employment Site
Site Description

2.1 An area of pastureland occupying the lower west facing slopes of Slwch Hill, overlooking the town.  The site is bordered and subdivided by overgrown hedgerows with occasional hedgerow trees, with a more substantial belt of mature trees along the southern boundary on either side of the sunken public bridleway known as Slwch lane.  In the north western corner is a small group of dilapidated, disused storage buildings and stables.  The site is bordered to the south by the grounds of Brecon Memorial Hospital and by open pasture sloping down towards the town, to the west by Cerrigcochion Road, and beyond this Brecon High School, Coleg Powys and Brecon Leisure Centre.  To the north are further college buildings and the new Ysgol-y-Bannau Junior School.  To the east open farmland rises steeply to the television relay mast on the summit of the Slwch.

General Site Limitations

2.2 The overall objective is to secure a form of development which provides floor space for ‘knowledge based’ educational and commercial uses falling within class B1 of the Use Classes Order,  without intruding onto the open hillside which forms a dominant backdrop to Brecon town and constitutes an important landscape feature in this part of the National Park.  This prerequisite eliminates the possibility of development on the upper part of the site i.e. OS Parcel No.1978, and means that building will initially be limited to the lower half of the remaining 3 fields nearest the road.  The upper sections of these fields would accommodate ‘open’ uses in connection with the buildings, i.e. access ways, car parking and soft landscaping/screen planting around parking areas.  As an alternative to leaving OS Parcel 1978 as open pasture it could be planted up as woodland, which would open up the possibility, once the woodland approaches maturity, of selective felling within it to provide for a limited amount of further building. 

General Building Design Constraints

2.3 All building will be subject to a height restriction related to the height and nature of landscaping and screening to be provided, and to a requirement for all external roof and wall materials to be dark coloured.  The objective of both is to minimise the visual impact of the development in the landscape, given the prominence of the site.

Landscaping Requirements

2.4 (i)
All existing hedgerows and trees around and within the site to be retained, and reinforced along the whole of the western and southern boundaries with a substantial belt of new tree planting.

(ii)
The two mature specimen oaks located on the line of the former field boundary between OS 0683 and OS 1978 to be retained and protected.


(iii)
The whole of former OS parcel 1978 to be planted up as mixed woodland.


(iv)
All new planting, including planting on OS parcel 1978, to be completed before any other work commences on site.

Access/Highway Factors

2.4.1 Vehicular Access.   Due to a 6m (approx) difference in levels between the site and Cerrigcochion Road at the southern end of the frontage, gradually reducing to approx 1 metre at the northern end, the only practical access point is at the northern end.

2.4.2 Pedestrian/Cycle Access should be incorporated in the vehicular access point in the northwest corner of the site, with an additional pedestrian/cycle access (probably in the form of a ramp) onto Cerrigcochion Road in the south-west corner.  The provision of a footway along the site frontage on Cerrigcochion Road should also be considered

Utilities/Drainage/Sewerage Constraints

2.5 None apparent.

Proposals Map

A broad indication of the location of uses is shown on the Proposals Map 45.  Please note that the exact boundaries may vary when detailed plans are prepared, to reflect identified needs and site specific considerations

3.
Cwrt Y Gollen, Glangrwyney

Site Description

3.1 The site comprises the major part of a former army camp in an area of otherwise open countryside in the Vale of Grwyney between Glangrwyney and Crickhowell .  The site is generally flat, with the south western half, adjoining the main road, consisting mainly of level grass sward with scattered trees and tree groups.  This area could broadly be described as ‘parkland’, though it does include one or two isolated buildings and the former parade ground – a large area of tarmac hard standing.  The eastern part of the site is occupied by two separate groups of 1, 2 and 3 storey 1960’s buildings, remnants of its former use, separated by a ‘tongue’ of open grassland extending to the woodland which borders the rear (north-eastern) boundary. 

3.2 To the southwest the site fronts the A40 trunk road which separates the site from the flat, open farmland of the river Usk floodplain.  To the northeast a wooded escarpment rises to higher ground beyond.  To the south east the site is separated from the village a Glangrwyney by an area of housing formerly part of the camp, and the Grwyne Fawr river.  To the north and northwest is an area of slightly elevated ground sill in MOD ownership, occupied by scattered houses and other buildings set amongst groups of trees and grassland.

General Objectives

3.3 The two primary objectives are;

· to enable redevelopment of the former army camp without compromising the open parkland setting and 

· to ensure that any development relates to and benefits the existing settlements of Crickhowell and Glangrwyney and the community of the Vale of Grwyney

Principal Development Constraints

· Building development to be restricted broadly to those areas in the eastern and northern parts of the site already built upon.
· The eastern areas to be mainly housing with associated community and possibly educational facilities.  The provision of live/work units or residential institutions (Class C2) would also be appropriate.  The number of dwellings will be determined though consultation at the detailed development brief stage.
· The northern area to be developed for B1 commercial employment uses.  Other employment generating uses such as education/training facilities or D2 leisure related businesses which could be linked to recreational use of the open space in the western section of the site, may be appropriate.  The area might also be a suitable site for a community waste recycling facility.
· The open parkland areas, including the tongue of open land between the two building groups, to remain open for recreational/amenity purposes, and existing isolated buildings within that area demolished unless, in individual instances, a strong case can be made for retention/adaptation for functional reasons.
· No building to be carried out on those parts of the site defined by the Environment Agency as at risk of flooding (See map.  Zone B and C2)
.
Site Specific Requirements

Housing

· Housing layout to be designed as far as possible around existing trees with lower density of building towards western edge to soften visual impact
· A range of sizes and house-types needed, including detached, semi-detached, terraces and apartments
· Minimum of 20% of properties to be affordable housing.
· Consideration to be given to inclusion of some home/work units
Landscape, Open Space and Play Provision

· A full, detailed tree/shrub survey to be carried out as part of detailed design brief for the site

· Existing trees and shrubs to be retained and protected wherever possible as integral part of any development scheme

· In addition a substantial belt of new planting, incorporating any existing trees and shrubs, will be required between the developed areas and the open space, in order to screen the buildings from the A40 and reduce the landscape impact of the site from high ground in the area (see map).

· Open space/children’s play areas to be provided within the housing and co-ordinated with the provision of more extensive recreational facilities in the western part of the site, all in accordance with N.P.F.A standards.

· The site and surroundings of the standing stone (Scheduled Ancient Monument) to be enhanced as a feature at the entrance to the site.

Access and Transport

· Vehicular access to be restricted to the existing access point onto the A40, modified and improved to provide better visibility and pedestrian safety island/s.
· Provision of pedestrian/cycle link between the housing areas and Glangrwyney village via existing housing (Dan Y Gollen), and also across, and linking with the Grwyne Fawr river corridor.  Links also to be formed/improved between the site and public footpaths in the area.
· Provision of a pedestrian/cycle link to Crickhowell.
Education and Community

· The developer will be expected to demonstrate how the development will relate spatially and socially to the existing settlements of Crickhowell and Glangrwyney and the community of the Vale of Grwyney

· In particular contribution to local education/community facilities will be required either by new on-site provision or contribution to improvement of existing facilities in the Vale of Grwyney and Glangrwyney Village.

· The possibility of providing a community waste collection/recycling facility within the commercial zone, will need to be explored.

Utilities/Drainage/Sewerage Constraints

3.4 Development of this site is constrained by problems with the public sewerage network for which no Regulatory improvements are planned under Dwr Cymru Welsh Water current Capital Investment Programme (April 2000 March 2005).  Should this site be promoted for development in advance of DCWW investment developers may be required to fund the essential infrastructure improvements
Proposals Map

A broad indication of the location of uses is shown on the Proposals Map 44.  Please note that the exact boundaries may vary when detailed plans are prepared, to reflect identified needs and site specific considerations
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� The statutory purposes of the National Park are:  to conserve and enhance the natural beauty, wildlife and cultural heritage of the National Park; and to promote opportunities for public understanding and enjoyment of the special qualities of those areas by the public.  ,


� In pursuing these purposes the NPA has a duty to seek to foster the economic and social well-being of local communities.


�Sustainable development is that which meets the needs of the present generation without compromising the ability of future generations to meet their own.


� Strategic Environmental Assessment of the Brecon Beacons National Park Unitary Development Plan.  November 2004.


� Planning Policy Wales, March 2002


� Copies of Analysis are available from the NPA upon request.  Initial analysis conducted March 2002 and updated December 2003 in response to consultation.


� with the exception of Cwmdu, Heol Callwen and Trallong: where the survey concluded that there were no further opportunities for growth.


� For further guidance on the detailed legislation on Advertisement Consent see the NPA's "Planning Advice Note 5: Displaying Advertisements"


� � Going Wild in Wales.  Welsh Assembly Government, 2003


� “Best Practice in Biodiversity and Geodiversity Conservation in the Planning and Development Sectors - Brecon Beacons NP” 





� Includes  Fallopia japonica/  Impatiens glandulifera/  Heracleum mantegazzeanum/  Rhododendron ponticum/ Cotoneaster sp





� Further guidance can be found in the “Guide to Good Practice on Using the Register of Landscapes of Historic Interest in Wales”.  CCW/WAG/Cadw, 2003


� Full criteria are set out in Part 2 of the Register, copies of which are available for viewing at the National Park Offices


� Further guidance can be found in the “Guide to Good Practice on Using the Register of Landscapes of Historic Interest in Wales”.  CCW/WAG/Cadw, 2003


� Appendix 3 of the Scheduled Ancient Monuments Act 1979 sets out the criteria used to determine whether a site is of National Importance


� Duty arises under S.8 of Planning (Listed Buildings & Conservation Areas)  Act 1990.


� RCAHMW – Royal Commission on Ancient and Historical Monuments in Wales


� Planning (Listed Buildings and Conservation Areas) Act 1990


� Directions under Article 7 of the Town and Country Planning (General Permitted Development) Order 1995 restricting development that would otherwise be permitted development, not requiring planning permission.


�The United Nations Conference on Environment and Development held in Rio de Janeiro in 1992 highlighted the principles of sustainable development.  


The Conference produced a comprehensive blueprint for global actions to effect the transition of sustainable development, i.e.  Agenda 21, together with


a set of 27 Principles defining rights and responsibilities of States, i.e.  the Rio Declaration on Environment and Development.


� Mid Wales Partnership “ Mid Wales Employment Land Strategy 2001-2016” May 2001


�Farm Diversification and the Planning System : A Report for the WAG February 2001


� Livestock or crop changes, Tir Gofal, Ty Cynnal, Farming Connect Improvement and Enterprise grants are also means of diversification.  However these do not require planning permission and are therefore not included on the chart


� Applications for the re-use of rural buildings for residential purposes are dealt with in paragraphs 5.97 – 5.99 and Policies ES24 and ES25.





� Planning Policy Wales, paragraph 7.6.8.  March 2002.


� Technical Advice Note (Wales) 6.  Agriculture and Rural Development.  June 2000.


� Technical Advice Note (Wales) 6, Agricultural and Rural Development, June 2000


� Technical Advice Note (Wales) 6.  Agricultural and Rural Development.  June 2000.


� Planning Policy Wales,  March 2002


� Second and Holiday Homes and the Land Use Planning System.   Bartlett School of Planning, UCL 2002


� "For further guidance see  "Converting Historic Farm Buildings in Wales: A Guide to Good Practice" 


by Edward Holland, Cadw 2004"


� Under the Town and Country Planning Act 1990.


� "The Six Acre Standard" (The National Playing Fields Association) 2001.


� English Nature's Research Report No. 153 "Accessible Natural Greenspace in towns and cities: a review of appropriate size and distance criteria".  


� The Affordable Housing Toolkit.  Welsh Assembly Government.  Draft May 2006


� Technical Advice Note 2: Planning and Affordable Housing, Welsh Assembly Government Feb 2006


� Planning Policy Wales.  Welsh Assembly Government, March  2002


� This Common Inheritance, Britain's Environmental Strategy; HMSO 1990


� See Llangattock Village Design Statement – Details at Appendix 7a,


� Local provenance means that the seed came from trees growing locally.  There are regional differences within the same tree species.


� Information correct at November 2005.  For more recent needs data please contact the NPA or the relevant Housing Authority..


�  Powys County Housing Needs Study.  April 2004 


� Zone B:  Areas known to have been flooded in the past.  Used as part of a precautionary approach to indicate where site levels should be checked against the extreme (0.1%) flood level.


Zone C2:  Areas of floodplain without significant flood defence infrastructure.  Used to indicate that only less vulnerable development should be considered subject to application of justification test including acceptability of consequences. 


Planning Policy Wales Technical Advice Note 15:  Development and Flood Risk.  Welsh Assembly Government.  July 2004.





Brecon Beacons National Park Authority

Authority Approved Unitary Development Plan, March 2007
iv
Brecon Beacons National Park Authority

Authority Approved Unitary Development Plan, March 2007
Brecon Beacons National Park Authority






Authority Approved Unitary Development Plan, March 2007

