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C E R R I G C O C H I O N ROAD, B R E C O N

1 INTRODUCTION

1.1 The site is allocated in the Brecon Beacons National
Park Authority Local Development Plan (adopted
December 2013) for mixed-use development
comprising 137 residential units including 27
affordable units and 0.5 hectares of employment space
under Policy 34 ‘Mixed Use Developments’. The LDP
identifies the requirement for a Development Brief to
be prepared for the site in advance of any planning
applications being determined.
1.2 This Development Brief is intended to guide
the future development of the site setting out the
parameters which any formal planning application(s)
should comply with. The Development Brief is
structured as follows (in accordance with the
Authority’s suggested template):
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Background & Planning Status



Site Description and Context



Character Assessment



Vision and Design Objectives



Development Framework and Parameters



Illustrative Layout



Community Benefits



Delivery & Phasing



EIA and Planning Application Requirements
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SITE LOCATION PLAN
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2 BACKGROUND & PLANNING STATUS

2.1 The site was previously allocated for employment
purposes in the UDP and within the Beacons
National Park Authority Local Development Plan
(adopted December 2013) (LDP), the site is
allocated for mixed-use development falling within
the defined settlement limits of Brecon.
Accordingly, the principle of mixed use
development at the site is firmly established.
2.2 An overview of other relevant LDP policies to the
determination of any future planning application
at the site is provided below:
2.3 Policy SP6 ‘Affordable Housing’ confirms that
all housing developments in Brecon will need to
provide an element of affordable housing. The LDP
also confirms that the preference is for onsite
provision whilst Policy 28 confirms that a target of
20% is set for the housing market area of Brecon
although the NPA will adopt a flexible approach
based on market conditions and the impact of
affordable housing on site viability. It is also stated
that:
‘The nature and level of contribution will be
determined in accordance with an assessment
process set out in Supplementary Planning
Guidance which aids the implementation of this
policy’.
2.4 Policy SP1 ‘National Park Policy’ confirms that
development proposals in the National Park will be
required to comply with the purposes and statutory
duty of the National Park and will be permitted
where it:
‘a) conserves and enhances the Natural Beauty,
wildlife and cultural heritage of the Park; and/or
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b) provides for, or supports, the understanding and
enjoyment of the special qualities of the National
Park in a way that does not harm those qualities; and
c) fulfills the two purposes above and
assists the economic and social well being of
local communities’.
2.5 Policy 1 ‘Appropriate Development in the National
Park’ confirms that all proposals for development or
change of use of land or buildings in the National
Park must comply with the following criteria, where
they are relevant to the proposal:
i) ‘the scale, form, design, layout, density, intensity
of use and use of materials will be appropriate to the
surroundings and will maintain or enhance the
quality and character of the Park’s Natural Beauty,
wildlife, cultural heritage and built environment;
ii) 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;
iii) 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; and
iv) the proposed development promotes
opportunities for the conservation and
enhancement of bio/geodiversity through
appropriate design and landscaping’.
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The Natural Environment
2.6 SP3 ‘Environmental Protection’ confirms that all
development proposals will only be permitted if

v. with respect to iii) & iv) above there is no
alternative solution, and compensatory measures

they do not have an acceptable impact on, nor

are secured to ensure that the overall coherence of

detract from, or prevent the enjoyment of the

the Natura 2000 network is protected’.

special qualities of the National Park; ecology and
biodiversity; the water environment; geodiversity;
cultural and historic heritage; the important network

2.8 Policy 4 ‘Sites of National Importance’ confirms that
proposals for development which may affect a Site of

of public open space and recreation facilities; soil

Special Scientific Interest will only be permitted

and air quality and agricultural land of Grade 1, 2

where: the proposal contributes to the protection,
enhancement or positive management of the site; or

and 3A.
2.7 Policy 3 ‘Sites of European Importance’ confirms
that proposals for development which may have

the developer proves to the satisfaction of the NPA
that the proposal has no unacceptable impacts; or the
need and reasons for the proposed development

significant effects on a European Site or potential
European Site, when considered alone or in

outweigh the value of the site itself; and there are no
alternative means of meeting the need for the

combination with other plans or projects, will not be
permitted unless:

development.

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

2.9 Policy 5 ‘Sites of Importance for Nature
Conservation’ confirms that development on nonstatutory sites of wildlife, geological or
geomorphological importance will only be permitted
where the need for the development outweighs the
nature conservation importance of the site; and the

ii. the proposed development will not adversely

proposals comply with Policies 6 and 7 of the LDP.

affect the conservation objectives associated with
the site or the integrity of the site;
iii.

where the site supports interests not identified

2.10 Policy 6 relates to Biodiversity and Development and
identifies that development will only be permitted
where:

as a priority habitat or species, there are imperative
development should proceed;

‘a) the developer proves to the satisfaction of the
NPA that there is no unacceptable loss or

iv. where the site supports priority habitats and/ or

fragmentation of a characteristic habitat or
landscape feature and/or increased isolation of

species, there are reasons of human health, public

important species as defined in the NPA’s LBAP,

reasons of overriding public interest why the

safety, beneficial consequences of primary
importance to the environment or other grounds
for overriding public interest that can satisfy the
requirements as to why the development should
proceed; and
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b) 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,
c) 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; and
d) there is no unacceptable loss/breaching of linear
features (e.g. hedgerows, woodland belts)
Development should seek to enhance linear habitat
features (e.g. hedgerow, woodland belts) ‘dark
corridors’ and roosts used by lesser horseshoe bats.’
2.11 Policy 7 relates to ‘Protected and Important Wild
Species’ and confirms that proposals on land or
buildings that support protected or important species
will only be permitted where; the need for the
development outweighs the nature conservation
importance of the site; positive measures are
provided to species and habitat conservation targets;
the developer proves to the satisfaction of the NPA
that 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 alternative areas are provided to
sustain at least the current levels of populations or
size of habitat affected by the proposal.
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2.12 Policy 8 relates to ‘Trees and Development’ and
identifies that any planning application affecting
trees needs to submit a Tree Survey and a Tree
Protection Plan in support of the proposals. Any
trees removed must be replaced by appropriate
planting.
2.13 Policy 12 refers to ‘Light Pollution’ and the need to
ensure that any proposals minimise light pollution. It
is also identified that proposals where lighting is
required shall include a full lighting scheme. Policy 13
‘Soil Quality’ confirms that development proposals
must demonstrate that they adhere to good practice on
the sustainable use and management of soil in
development and construction and developments
which have an unacceptable adverse impact on soil
quality will not be permitted. Policy 14 refers to ‘Air
Quality’ and identifies that proposals for development
will only be permitted where it is proven that no
detrimental impact, individually or cumulatively will
be had on air quality.
2.14 Policy SP 4 relates to ‘Climate Change’ with
proposals being expected to demonstrate how they
will be resilient and adaptable to the likely effects
of climate change; limit and mitigate the causes of
climate change and contribute to the aim of carbon
neutrality. Policy SP11 ‘Sustainable Development’
relates to and identifies that all proposals will be
expected to address the principles of sustainable
development.
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Economic Development
2.15 Policy SP 12 relates to ‘Economic Wellbeing’ and

Services and Facilities
2.16 SP 15 ‘Supporting Sustainable Communities’

confirms that proposals which improve economic

identifies that development which negatively impacts

and social wellbeing within the Primary Settlement

on the future sustainability of a community will not

of Brecon and sites allocated for mixed use

be permitted unless mitigation measures are provided

development will be supported. Policy 33

to the satisfaction of the NPA.

‘Employment Allocations’ confirms that the
Application Site is allocated for mixed use

2.17 Policy 53 ‘Planning Obligations’ confirms that, where

development including 0.5 hectares for employment

necessary, the NPA will require developers to enter

uses (Use Classes B1, B2 and B8). Policy 34 ‘Mixed

into Planning Obligations to ensure that no adverse

Use Allocations’ confirms that 4.55 hectares is

effect or unacceptable harm will occur to flora, fauna,

allocated at the Application Site (CS132 Opposite

cultural and heritage assets or the socioeconomic

High School, North of Hospital) for housing and 0.5

wellbeing of communities.

hectares is allocated for employment.
2.18 Policy SP 16 identifies that all development should be
well serviced by essential services to ensure an
adequate provision of utilities for local communities
both now and in the future.
2.19 Policy 49 ‘Rights of Way and Long Distance
Routes’ confirms that development that would
prevent or adversely affect the use of a public right
of way will only be permitted where an equivalent
alternative route can be provided.
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Utilities
2.20 Policy 10 ‘Water Quality’ confirms that development
proposals will only be permitted where they do not
have unacceptable adverse impacts upon the water
environment and they would not pose an
unacceptable risk to the quality and quantity of
controlled waters (including groundwater and
surface water). Policy 11 ‘Sustainable Use of Water’
confirms that all development proposals must
consider the incorporation of the highest standards
for water management.
2.21 Policy 56 ‘Water and Sewage Supply for New
Development’ confirms that development will only
be permitted if adequate water and mains 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.
2.22 Policy 58 relates specifically to Sustainable Drainage
Systems identifying that all new development
proposals will be required to consider the
incorporation of appropriate Sustainable Drainage
Systems.
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Sustainable Transport
2.23 SP 17 relates to ‘Sustainable Transport’ and the need
to ensure that development proposals improve and
promote accessibility and reduce the need to travel
by car. Policy 59 ‘Impacts of Traffic’ confirms that
development will be permitted where appropriate
access can be achieved. Paragraph 8.9.6 identifies
that a Transport Assessment is likely to be required
for larger developments.
2.24 Policy 60 ‘Provision for Cycling and Walking’
encourages the provision of cycle paths and
walkways.
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Sustainable Use of Land
2.25 Policy SP 18 ‘Sustainable Use of Land’ encourages
new developments to make the best possible use of
available development land through encouraging:
‘a) appropriate redevelopment to regenerate
buildings proven to be unfit for purpose in locations
compatible with the Settlement strategy;
b) the use of previously developed land within
development boundaries in preference of Greenfield
sites;
c) dwelling densities that make best use of the
available land, achieving minimum dwelling
densities relevant to the settlement.’
2.26 Policy 61 relates to the density of developments and
identifies that all residential development will be
required to be developed at a minimum density of 30
dwellings to the hectare, where this is compatible
with the existing character of the area. It is also
confirmed that only where it is proven that this
density cannot be achieved due to the incorporation
of measures to improve sustainability will a lower
density be permitted.

Heritage
2.27 Policy 17 ‘The Settings of Listed Buildings’
confirms that development proposals which would
adversely affect the setting of a Listed Building will
not be permitted. Policy 22 ‘Areas of
Archaeological Evaluation’ confirms that where
important archaeological remains are known to exist
or may exist within an area for archaeological
evaluation, the archaeological implications of
development proposals will be evaluated by
qualified and independent Archaeologists before
planning applications are determined.
2.28 In addition to the above, other “relevant material
considerations” include, in particular, policy
guidance contained within the National Park
Management Plan, Planning Policy Wales (July
2014) and associated Technical Advice Notes.
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3 SITE DESCRIPTION & CONTEXT

3.1 The site is situated within the settlement of Brecon
adjacent to the B4602 between Coleg Powys to
the north and Brecon War Memorial Hospital to
the south. The Site consists of low quality grazed
agricultural land which is partially enclosed by
hedgerows. The Site totals circa 5.05 hectares
and is accessed off the B4602.

3.5 The site is located in the Middle Usk Valley Historical
Landscape Area. However, the site does not contain
any Scheduled Ancient Monuments, Conservation
Areas or Listed Buildings. The site is however located
within 800m of 6 Scheduled Monuments and within
600m of Brecon Conservation Area. The town of
Brecon also contains numerous Listed Buildings.

3.2 The site is bounded by educational buildings to the
north (Coleg Powys) and agricultural fields. To the
east, the Site is bound by agricultural fields, to the
west the B4602 beyond which is located residential
development and Brecon High School. To the south
is an area of wooded land, agricultural fields and
Brecon War Memorial Hospital. A tree belt runs
along the southern boundary of the Site and is
subject to a number of Tree Preservation Orders. In
addition, a Public Right of Way (bridleway) runs
along the southern boundary (Slwch Lane).

3.6 The site is considered to be sustainably located
within the key settlement of Brecon in close
proximity to a wide range of services and facilities
including a supermarket, High School, Primary
Schools, hospital, public house and Leisure Centre.
Furthermore, the Site is located 750 m from the edge
of the town centre which boasts a range of facilities
including a number of comparison and convenience
stores, pharmacy, Post Office, opticians, estate
agents, banks and building societies and a range of
public houses and restaurants.

3.3 The site is located on a sloping, west-facing hillside
sloping from north to south at a reasonably uniform
gradient levels typically varying from 90 A.O.D in the
north to 175 A.O.D in the south.

3.7 The site is accessible to public transport facilities
with Brecon Bus Station being located within 200
m of the southern boundary.

3.4 No watercourses are located within the site and it
is not located within a floodplain, therefore it is not
susceptible to flooding as defined by TAN 15. The
nearest watercourse is the River Honddu which is
located approximately 500m to the west. The River
Honddu is separated by intervening development
including Brecon High School, Brecon Leisure
Centre and existing residential development. The
River Honddu is designated as a Special Area of
Conservation (SAC) and a Site of Special Scientific
Interest (SSSI). Other water bodies in the wider
area include the Monmouthshire and Brecon Canal
and several small ponds. In addition, a water main
traverses the Site.
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3.8 It is therefore evident that the Site lies in a highly
sustainable location in close proximity to a number
of services and facilities and is suitable for mixed
use development.
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SITE PHOTOGRAPHS
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Ecology
3.9 An Extended Phase 1 Ecological Survey was
completed by Just Mammals in June 2014. The
survey confirmed that no part of the application site
falls within a statutory designated site of nature
conservation value (e.g. a Site of Special Scientific
Interest (SSSI); Special Area of Conservation
(SAC); Special Protection Area (SPA); or National
Nature Reserve (NNR)). The River Honddu, which
forms part of the River Usk (Tributaries) Site of
Special Scientific Interest (SSSI) lies within 310
metres of the northernmost point of the development
site boundary. In addition, the site is also located
within 700 metres of River Usk (Upper Usk) Site of
Special Scientific Interest (SSSI). Both rivers
constitute part of the River Usk Special Area of
Conservation (SAC). Alexanderstone Meadows
SSSI is located approximately 2km to the north-east.
It is not anticipated that any of these special features
will be affected by the proposed development given
the separation distances involved and the intervening
development.
3.10 Of the site, 80-90% consists of semi-improved
grassland of varying quality. There are also two
mature oaks present within the grassland. A species
intact hedgerow of approximately 1-1.5 meters
surrounds the site. This is a mature hedgerow with a
number of mature trees making for a varied habitat
along the site’s southern and south eastern
boundaries. Species composition changes slightly
along the road to a more tree dominated hedgerow.
The rest of the site consists of bare ground.
3.11 The ecology survey confirmed that no dormouse are
present although bird activity was noted and it was
considered likely that breeding occurs on site.
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3.12 There is a well-known breeding site for great crested
newt approximately 175m to the north. However
there is no open water space, or watercourses on the
site, and the isolation from the Penlan breeding pond
makes the presence of this species highly unlikely
particularly given the intervening buildings.
3.13 Consideration was given to the possible presence
of reptiles, but it was concluded that the site does
not offer the types of habitats that this group of
animals normally seek.
3.14 It was also identified that bats are likely to be using
the site for foraging purposes and roosting may
occur in some of the hedgerow trees. In light of
this, activity surveys were carried out by Just
Mammals in August 2014. The survey confirms
that bat activity across most of the site is relatively
low with the southern hedge / tree lines bounding
Slwch Lane being important for foraging and
commuting bats. Currently Slwch Lane is unlit
thereby offering excellent habitat for foraging and
commuting bats. It is therefore recommended that
this area is retained to remain a dark area within
any future development. It is also recommended
that tree and hedgerow retention is maximised due
to their importance for commuting bats.
3.15 The Brecon Beacons National Park will need to
assess the project under Regulation 61 of the
Conservation of Habitats and Species Regulations
2010 (as amended), and sufficient information
should be provided by the applicant to enable such
an assessment.
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Access and Transport
3.16 The site is located some 750m from Brecon town
centre and in this regard the wide range of services
and facilities provided within the town will be easily
accessible to the development’s future residents.
There is a continuous footway along the B4602 that
links the site to the town centre. Additional
pedestrian crossing facilities will be provided on
Cerrigcochion Road to better link the development to
the existing pedestrian infrastructure.

3.20 Residents have expressed concerns about traffic
movements along Cerrigcochion Road due to
parked vehicles. Discussions should be held with
Powys County Council to ensure that the proposed
development does not exacerbate existing traffic
problems in the vicinity of the site.

3.17 Cerrigcochion Road forms part of the national
cycle network (Route 8) and so the development
will be easily accessed by cyclists.
3.18 There are bus stops located on Cerrigcochion Road
adjacent to Coleg Powys, a short distance to the
north of the site. These provide access to regular
services to and from the town centre. The bus
station within Brecon is located within easy
walking distance of the site.
3.19 Vehicular access to the site will be formed by a
new roundabout located on Cerrigcochion Road.
Cerrigcochion Road is subject to a 30mph speed
limit.

15

C E R R I G C O C H I O N ROAD, B R E C O N

Landscape
3.21 The site lies on the north eastern edge of Brecon on
comparatively elevated land which is visible from a
number of locations both within and outside the
settlement. The built development of Coleg Powys
already extends to the north of the site along the
B4602 and forms part of the northern site boundary.
Other boundaries are enclosed by hedgerows
containing a significant number of specimen trees.
Two fine oak trees lie within the site. A small belt of
trees, protected by Tree Preservation Orders, forms
part of the southern boundary. Highway planting on
the embankment along Cerrigcochion Road provides
a substantial screen for passing traffic.
3.22 A sunken lane containing a public footpath and
bridleway follows part of the site’s southern and
south eastern boundaries and is well used. There is
significant tree and hedgerow cover in the wider
vicinity of the site, including the heavily wooded
River Honddu valley to the west and blocks of
woodland on the slopes of Slwch Tump to the south
east. Given the general sensitivity of the site within
the BBNP landscape, it will be important to retain
as much of the boundary vegetation as possible,
reinforcing it, where necessary, to provide a strong
planted framework for the development. The
massing and built form of any future development,
together with the choice of materials and detailing,
should respect and respond to the special qualities
and context of the BBNP. Such an approach would
ensure the assimilation of the development into its
surroundings and protect the visual amenity of
residents, users of the rights of way network and
other visual receptors.
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3.23 A Landscape and Visual Assessment will need to
accompany any formal planning application but
the initial appraisal undertaken to support this
Development Brief confirms that the retention
and enhancement of boundary features along the
southern and eastern boundaries is important.
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Cultural Heritage
3.24 The Clwyd-Powys Archaeological Trust conducted a
Cultural Heritage Assessment for the site in April
2015.
3.25 The assessment identified six undesignated
heritage assets within the site, comprising two
former buildings, respectively of the 19th and 20th
centuries, and four finds of medieval and postmedieval date recovered by metal detector. There
are no designated heritage assets within the
development area itself, the closest being a Listed
Building some 180m to the north-west. Whilst it is
possible that sub-surface remains of the buildings
remain, their relatively recent date, likely
agricultural association and poor preservation
means that their archaeological value is likely to be
low.
3.26 None of the metal detector finds is necessarily
indicative of settlement in the immediate vicinity
and they perhaps represent an effect typical of the
long-term manuring of fields in close proximity to
a town.

3.28 On the basis of the evidence currently available, the
archaeological and heritage potential in terms of
direct impacts of any future development is
considered to be low. However, the assessment has
not considered the visual and cumulative impacts
which may arise from the development, particularly
in relation to those designated heritage assets within
the surrounding area, and in particular the Scheduled
Ancient Monuments of Slwch Tump and St Eluned’s
Chapel and Well (SAMs Br0038 and Br0236
respectively), both of which lie less than 0.5km to the
east-south-east. The site also lies within the Middle
Usk Valley Registered Historic Landscape and its
potential impact on this, and the Llanddew Historic
Landscape Character Area (HLCA 1173) within it
will need to be assessed via the ASIDOHL2 process
to satisfy National Park Policy 21. Whilst the site is
not within the Brecon Conservation Area, the
potential impact on it will need to be assessed to
satisfy National Park Policy 19.

3.27 Within the site there is also the possibility that
buried remains may be present for which there
are no surface indications.
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Trees
3.29 An Arboricultural Assessment was undertaken in
June 2015 in accordance with British Standard
5837:2012. The Assessment recorded 47 individual
trees and tree groups at the site. Of the tree / tree
groups recorded, 8 fall within Category A, 30 fall
within Category B and 8 fall within Category C. In
addition, 1 tree has been previously removed from
the site following being blown down by the wind.
Furthermore, 6 of the tree / tree groups are subject to
Tree Preservation Orders with 4 located along the
south eastern boundary, one along the southern
boundary and two 25 m north of the southern
boundary of the site. A plan showing the location of
the trees is contained within Appendix 1 and the
accompanying report concludes that a 20m
exclusion zone needs to be placed around these trees
during the construction phase with no built
development taking place within these areas.

Drainage
3.30 TAN 15 Advice Maps confirm that the site falls
within Flood Zone A and is therefore not at risk of
flooding. Initial investigations confirm that future
development at the site can be drained via gravity
into the existing Public Sewer Network located
within the B4602 – Cerrigcochion Road. Dwr Cymru
Welsh Water has confirmed that the public sewerage
network is able to accommodate the foul flows from
the proposed development site.
3.31 Dwr Cymru Welsh Water has confirmed that
the proposed development site would overload
the Brecon WwTW, therefore BBNP should
restrict development until after the programmed
improvements, which are due to be completed
by 31st March 2018.
3.32 Discussions will need to be held with Dwr
Cymru Welsh Water at the point of submission
of a planning application to ascertain whether
any capacity exists to allow some development
to be occupied in advance of April 2018.
3.33 Site investigations have confirmed that surface water
run-off from any future development can be drained
into soakaways to enable the runoff to be infiltrated
into the underlying ground strata. Soakaways will
have to be designed in accordance with the
requirements of Build Research Establishment
Digest 365, Building Regulations and TAN15 with
run off maintained at greenfield rates.
3.34 The site is traversed by a 6” water main for which
protection measures, either in the form of an
easement width or diversion will be required.

18

1

C E R R I G C O C H I O N ROAD, B R E C O N

4 CHARACTER ASSESSMENT

4.1 An analysis of the existing surrounding area and
built form within Brecon has been undertaken to
ensure that the character of the new development of
the site is harmonious with its surroundings. The
development should provide a distinct and
innovative design response that creates a strong
character and sense of place.
4.2 To help identify the character elements four
headings have been established. These headings aim to
draw out a discussion of elements such as form, scale,
massing and materiality and architectural detail which
will help to provide a number of positive contextual
references for the proposed development. These
headings are listed below:


Urban Form;



Built / Plot Form;



Open Spaces; and



Details and Materials.
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4.3 The following areas of Brecon have been reviewed:


Parc Dewi Sant;



Beacons Park;



Alexandra Road / Camden Road; and



Parc Pendre.
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PA RC DEWI SAN T

Urban Form

Open Space



Medium density

• Informal open space located to the south of the site



Small front gardens

• Properties overlooking the open space

Built Plot Form

Details and Materials

•

Scale is predominantly 2-storey

•

Buildings are predominantly render

•

Mixture of detached, semi-detached and small
terraced dwellings

•

Traditional stone at feature buildings

•

UPVC windows

railings and stone walls

•

Tarmac roads and footpaths

Roofs are pitched with gable ends

•

Yellow brick paved private driveways serving 2

•

•

Boundary treatments predominantly consist of metal

or more properties
Car Parking
•

Mixture of on-plot, garage and courtyard parking
arrangements

•
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Some informal on-street visitor parking

•

Raised red brick pavers at junctions

•

Occasional street lighting
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P I TCHE D R OOFS AN D G A BLE EN DS

P R OP ER T I E S OV ER LOOKI N G OP E N SP ACE

MEDIUM DENSITY

ME TAL RAI LIN GS BOUN DARY TRE ATMENT
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B E A CO N S P A R K

Urban Form

Open Space

 Low density



the north-western corner of the site

 1980s cul-de-sac development
 Generous front gardens with properties set back

Modernised children’s play area and playing fields to



Informal open space situated to the centre of the site



Neither areas of open space are overlooked by
residential properties

Built Plot Form
 Scale is predominantly 1-2-storey



 Roofs are pitched with gable ends

Details and Materials

 Garages with a mixture of pitched and hipped roofs



The predominant building material is red brick

Car Parking



Occasional render and wooden panelling

 Car parking is predominantly on-plot to the front of



UPVC windows



Tarmac roads and footpaths



Standard street lighting

the dwelling
 Occasional integral garages
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Occasional trees throughout the area
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OVERLOOKED OPEN SPACE

ON PLOT CAR PARKING

WOODEN PANELLING

TARMAC ROADS AND PAVEMENTS
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ALEXANDRA ROAD / CAMDEN ROAD

Urban Form

Open Space



Medium/High density





Predominantly terraced housing



Occasional detached and semi-detached properties



Predominantly on-road parking



Generous front gardens with properties set back



No garages

Built Plot Form


Scale is predominantly 2-3-storey



A mixture of pitched and hipped roofs



Boundary treatments consist of a mixture of stone

Car Parking

Design & Materials


Dormer windows



Generally large plots with generous front and back
gardens
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Brick chimneys

Buildings are a mixture of stone, render and red brick
with some mock Tudor detailing



Predominantly wooden windows with some stained
glass detailing

and red brick walls with hedgerows


Green verge between street and main road



Roofs are a predominantly slate tiles with
occasional red / brown concrete tiles



Tarmac roads and footpaths
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DORMER WINDOWS

TERRACED HOUSING

ON ROAD PARKING

MOCK TUDOR DETAILING
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PARC PEN DRE

Urban Form

Design & Materials

•

Low density

•

Brick walls

•

Bungalow development

•

Brown concrete tiled roofs

•

Generous front and back gardens

•

Tarmac roads and footpaths

•

Standard street lighting

•

UPVC windows

Built Plot Form
•

Scale is predominantly 1-storey

•

Pitched roofs

•

Scarce boundary treatment

•

Large plots with large front and back gardens

Car Parking


Car parking is predominantly on-plot to the front or
side of dwelling
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GENEROUS FRONT GARDENS

LOW DENSITY

BUNGALOWS

UPVC WINDOWS
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Employment
4.4 An analysis of the existing employment
developments within Brecon has also been
undertaken to identify key local characteristics.
However due to the limited number of modern
employment premises with the town, we have looked
beyond the settlement limits of Brecon to identify the
design quality and characteristics which should shape
the proposals for the employment element of the
scheme. These areas include:


Dyfi Eco Park, Machynlleth; and



Tredomen Innovation Centre Phase II, Nelson,
Caerphilly.

4.5 Within Brecon we have looked at Powys County
Council’s offices.
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POWYS COUNTY COUNCIL OFFICES

Urban Form

Car Parking

•

Medium density

•

Car parking located to the rear of plot

•

Pitched roof

•

Disabled parking spaces located at main entrance

•

UPVC Windows

Built Plot Form

Design & Materials
•

Red brick walls, paved roads and boundary treatments

•

2-2 1/2-storey office building

•

Brown concrete tiled roofs

•

Brick boundary treatment

•

Occasional shrubbery

•

UPVC windows

•

Feature street lighting
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D Y F I E C O P AR K

Urban form

Car parking

•

Medium density

 Car parking on plot to the front or side of office
building

•

Pitched roofs

•

Predominately timber / glass facades

Design and Materials

Built Plot form

 Building consists of a mixture of timber, slate and
glass



Scale is predominantly 2-storey



Tarmac and brick paved car parking



Pitched roofs



Standard street lighting and low level bollards



Boundary treatments consist of grass verges and an
array of shrubs and trees

DY F I E CO P A R K
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T REDO MEN IN N O VA T IO N CEN T R E – P H A SE I I

Urban form
 Low density
Built Plot form
 Scale is 2 storey
 2 wings off central atrium
 Gently sloping roofs
 Boundary treatments consist of grass verges and
associated scrubs
Car parking
 Car parking on plot to the front of office building
Design and Materials
 Each wing consists of a glass front with stone gable
ends and rear walls
 Metal surrounds to buildings
 Wooden facades to add detail to wings
 Tarmac paved car parking
AERIAL OVERVIEW

 Low level bollard lighting

EASTERN WING
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5 VISION AND DESIGN OBJECTIVES

5.1 The above analysis of the site and character
assessment identifies a number of key drivers and
consideration which will influence the design of any
future development of the site. These objectives are
derived from its location, surroundings and the
opportunities afforded by its allocation within the



The creation of an access off Cerrigcochion Road to
serve both the residential and employment elements;



Giving priority to pedestrian and cycle movements;



Creating a dark corridor along Slwch Lane whilst
retaining its sense of place;

BBNPA LDP.
5.2 The following are the most fundamental issues
influencing design decisions on the site:



Providing appropriate open space on site;



Providing up to 137 new homes with affordable
housing pepper potted at appropriate locations within



Development should be based on the environmental
capacity of the area;



The development needs to work with the topography
of the site and respect its visual prominence;

the site;



Providing 0.5ha of employment space;
Utilise renewable energy opportunities in accordance
with building regulations where appropriate; and

 Respecting the site’s visual prominence and its
location within the Middle Usk Valley Registered
Historic Landscape;



 The development needs to make the most of the site’s

5.3 The above issues are translated into a vision for the

natural setting taking full account of key views into

Achieving a high quality design that reflects the status
of the National Park.

site as set out below:

and out of the site;
‘Our vision is to craft a development that creates a
 Incorporating a sustainable urban drainage system;
 The need for a landscape buffer along the southern
and eastern boundaries of the site;

sense of place with a built form that responds to the
special qualities and context of the Brecon Beacons
National Park. Our vision supports the organic
growth of Brecon through the creation of a new

 The need for a link to the town of Brecon;

integrated and sustainable residential and

 The need to retain the TPO trees and provide
adequate buffer zones;

walking distance of Brecon town centre’.

employment development located within easy

5.4 In order to deliver this Vision a series of Design
Objectives have been developed which are set out
below:
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A New Edge

Sustainably Located

a. Create a new edge that links the development
to its surroundings with integrated easy, safe and
direct pedestrian and cycle routes.

g. Aid sustainable connections to surrounding
facilities and destinations, wherever possible.

b. Retain and enhance existing landscape
features and tree planting wherever possible
to aid integration of the development into its
surroundings.
c. Provide a green environment that aids social and
community benefits but also enhances biodiversity
and ecology.

A Distinctive, High Quality Place
d. Enhance existing green features of the site
providing a distinct character for the development
that aids the creation of a strong sense of place.
e. Encourage community ownership and pride
through the design of a place where people want
to come and stay.

h. Utilise successful elements of the existing
context to inform both the form and identity of
the development.
i. Utilise renewable energy where appropriate
in accordance with building regulations.

Promote Healthy, Happy Living
j. Provision of green spaces with a range of uses
including recreation and play.
k. Create strong visual links between dwellings,
green space and planting.
5.5 The way in which the development proposals will be
expected to respond to these objectives is set out
in the following sections.

f. Design high quality spaces and built form that
have been informed by site and context assessment.
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6 DEVELOPMENT FRAMEWORK & PARAMETERS

6.1 The framework plans below set out the main
linkages, spaces and development blocks which will
form the basis of any detailed application. Due to a
number of on going studies, the plans may be
subject to refinement.


Access and Movement



Land uses



Landscaping and Green Spaces



Building Heights
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ACCESS & MOVEMENT
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LAND USE
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LANDSCAPING & GREEN SPACES
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B UI LDIN G HE IGH TS
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7 ILLUSTRATIVE LAYOUT

7.1 The illustrative layout below has been developed
in response to the constraints and opportunities
identified within the previous sections.
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The layout is however draft with the details to be
confirmed via the planning application process.
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8 POTENTIAL HOUSE TYPES AND MATERIALS

8.1 The architectural design of the scheme should be
informed by a character assessment carried out of
the surrounding context with a range of materials
and styles being used. Materials may include:


Stone;



Render;



Brick;



Wooden, stone and railing boundary treatments;



UPVC fascia and rainwater goods;



Tarmac and brick roads; and



Front doors will be UPVC in a variety of
colours, containing varying amounts of glass.
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8.2 Below are pictures of potential houses and example
elevation drawings are continued in Appendix 2.
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9 COMMUNITY BENEFITS

9.1 The development at Cerrigcochion Road will
provide, during its construction and beyond, a
number of community benefits, the detailed terms of
which will be secured through a S.106 Agreement
between the landowner and BBNPA.
The benefits will include:
1

A range of housing types;

2

Up to 20% affordable housing;

3

Employment opportunities;

4

Increased children’s play facilities;

5

Delivery of a large LDP allocation within the BBNPA;

6

A sustainable extension to Brecon which creates a
new urban edge;

7

Ecological enhancement and long-term
management; and

8

The provision of pedestrian and cycle routes through
the site.

9.2 Powys County Council has confirmed that they
will seek appropriate contributions to enhance bus
services/ frequencies.
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10 DELIVERY & PHASING

10.1 The phasing of the site may involve the submission
of separate planning applications for the site access
and the residential / employment elements in order
to expedite the infrastructure delivery.
10.2 During the construction phase, the developer
should endeavor to use local craft and trades
when appropriate.
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1 1 EIA & PLANNING APPLICATION REQUIREMENTS

Application(s) Documentation
11.1 This section of the Development Brief sets out the
application documentation that will be required to
support any future planning application at the site.
11.2 The site has been subject to an Environmental
Screening Request under Regulation 5 of The Town
and Country Planning (Environmental Impact
Assessment) Regulations 1999 as amended. The
Screening Opinion issued by the BBNPA confirmed

11.3 A full planning application at the site will need to be
supported by:


Application Forms and Certificates;



Site Location Plan;



Statutory Application Fee;



Plans and Drawings (sufficient for a full planning

that an Environmental Impact Assessment will be
required to support any future application at the site.

application including block plans and elevations of
proposed development);

The Environmental Statement will need to address
the following matters:



Environmental Impact Assessment;

•

Socio-Economic;

•

•

Ecology and Nature Conservation;

•

ASIDOHL2; and

•

Arboriculture;

•

Planning Statement including Heads of Terms for a

•

Access and Movement;

•

Landscape and Visual;

•

Archaeology and Heritage; and

•

Application Forms and Certificates;

•

Hydrology and Hydrogeology.

•

Site Location Plan;



Statutory Application Fee;



Plans and Drawings (sufficient for an outline
planning application);



Environmental Impact Assessment;



Design and Access Statement;



Planning Statement including Heads of Terms for a
S106 Agreement; and



ASIDHOL.

Design and Access Statement;

S106 Agreement.
11.4 An outline planning application at the site will need
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to be supported by:
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1 2 APPENDIX 1 - TREE PROTECTION ORDER PLAN

TPO PLAN
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1 3 APPENDIX 2 - HOUSETYPES

T Y P E P SE M I DE T A CH E D H OU SE

FRONT ELEVATION

SIDE ELEVATION

B 2 & B3 S E M I D E T A CH E D , T Y P E L DE T A C H E D , B 2 & B3 SE M I T E R R A CE D & T Y P E H H O U S E

FRONT ELEVATION

SIDE ELEVATION

REAR ELEVATION

T Y P E X H OU SE

FRONT ELEVATION

SIDE ELEVATION

T Y P E P DE T A CH E D H OU SE

FRONT ELEVATION

SIDE ELEVATION
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T Y P E L SE M I DE T A C H E D H OU SE

FRONT ELEVATION

REAR ELEVATION

SIDE ELEVATION

T Y P E S DE T A CH E D H OU SE

FRONT ELEVATION
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REAR ELEVATION

SIDE ELEVATION
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APARTMENT BLOCK
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14 APPENDIX 3 - RESPONSE FROM PPC
COUNTRYSIDE & OUTDOOR RECREATION OFFICER

Danielle French
From:
Sent:
To:
Cc:
Subject:

Stephan Butcher (CSP - Outdoor Recreation) <stephan.butcher@powys.gov.uk>
31 December 2015 09:18
Strategy
Stuart Mackintosh (CSP - Policy Unit (Recreation and Countrys...; Susan Simpson
(CSP - Communications Services)
Planning Response

Follow Up Flag:
Flag Status:

Follow up
Completed

Dear Sir / Madam
With regards to the proposed housing development at Cerrigcohion Road in Brecon. Our (Powys County Councils)
preferred situation would be for any developer to manage and maintain their own play facilities, either organised by
themselves or through a residents organisation, or potentially by working with the local town or community council.
Powys County Councils Outdoor Recreation Service will only ask for a Section 106 contribution, only if the
proposed developer should not provide suitable play provision for their residents, under the LAP, LEAP & NEAP
planning arrangements included in the Six Acre Standard as set out by the Fields in Trust.
To reiterate, if the developer decided not to provide adequate play space on their land, and if Powys County
Council dose have a play facility with fixed play equipment within a short distance or neighbouring housing area
then Outdoor Recreation would seek a monetary package to upgrade our existing playing fields and playgrounds.
As part of the 106 planning gain, Outdoor Recreation Service’s usually apply the following terms –
All social housing, size or number of bedrooms is not a factor is £ 800.00 per property.
All private housing up to three bedrooms is £ 1000.00 per property.
All private housing over three bedrooms is £ 1200.00 per property.
If you have any further questions please do not hesitate to contact
me. Regards
Stephan Butcher
Stephan Butcher
Countryside & Outdoor Recreation Officer
Powys County Council
Tel – 01874 61 2288
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