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Reason for Committee 
 
This application is being reported to the Planning Committee following the receipt of 
more than one objection from third parties. 
 

Site 
 
The application site is a 0.2 ha parcel of land approximately 650m to the South West 
of Llwynteg.  Llwynteg is characterised by a scattering of individual houses in the 
open countryside which forms a loose hamlet approximately 1.2km to the East of 
Llannon.  The site was formerly part of the Cwmhowell estate, however is now in 
separate ownership. 
 
The application site edged red includes the access from the county road, the track 
leading to a forestry building, the area of hard standing immediately around the 



building, and an area of unauthorised hardstanding that is proposed to be removed, 
along with the surface water system. 
 
The rest of the land within the applicant’s ownership (referred to as the wider land) 
has traditionally been used for forestry with commercial crop planting attempted, but 
is understood to have failed due to ground conditions.  The furrowed hallmarks of the 
commercial plantation are evident on Arial photos.  The land is underlain with peat 
so is wet in nature.  The site has been a candidate SSSI for some time, however 
NRW has never formally designated it.  It is understood that a forestry EIA would be 
required in order to replant the land, however the licencing regime is outside the 
realms of planning as it is controlled by NRW. 
 
Planning permission was granted in 1983 for the controlled tipping of material on the 
wider land in the applicant’s ownership.  The only point of access onto a public road 
was the location now proposed to be retained as part of this application site as the 
rest of the land was land locked.  The principle of an access for larger vehicles has 
therefore been accepted previously.  It should be noted however that this permission 
was not implemented as the applicant, Llanelli Borough Council, found an alternative 
site for the controlled tipping.  The wider peat land (outside the application site) has 
been used for forestry and bears the hallmarks of its traditional use.  The site is 
understood to be underlain with peat and forms a lowland fell on the habitat 
classification maps.  The site and its wider context is a candidate SSSI however is 
not designated for any ecological reasons on a local or national level. 
 
A notification was received in 2016 for the erection of a forestry building.  The 
applicant’s stated intention at the time was the commercial growing of trees, namely 
the establishment of a Christmas tree growing rural enterprise.  The building was 
considered reasonable for forestry purposes, for the keeping of machinery and 
equipment along with the preparation and storage of the Christmas Trees ready for 
sale.  It was therefore considered that prior approval was not required for the 
building.  It was noted that there were only two dwellings within 500m of the building, 
Llwyn Tew at approximately 150m and Llwyn yr Eos at approximately 315m so the 
siting of the agricultural building was not considered likely to have amenity 
implications.  Access at the time was via an existing gate and track through an area 
of overgrown woodland.  There was no indication of a new track or hardstanding in 
the notification so it was assumed that the existing gate and track would serve the 
building.  The building is on the proposed retained area of hardstanding so is within 
the application site, however it is considered that the notification established that 
planning permission was not required for the building as it was considered permitted 
development for forestry purposes.  The building itself is not therefore under 
consideration as part of this application. 
 

Subsequent to the notification, land was subject to the deposition of hard core 
material to form a hard standing along with the widening of the access and formation 
of a formal track into the site, hence the retrospective application to retain the access 
and hardstanding which was not covered by the notification.     
 
An application (S/34438) was submitted and refused in 2016 for the retention of the 
access and hardstanding on the following grounds. 
 



(i)  The hard standing is excessive and unjustified to serve the forestry building 
which was subject to notification (S/33871) to the detriment of the character 
and amenity of the open countryside.  

 
(ii)  The hard standing of this scale is detrimental to the biodiversity of the site 

given its habitat status as a lowland fen. 
 
(iii)  The hand standing of this scale is detrimental to the hydrology of the site 

given the nature of the lowland fen and surface water issues evident. 
 
A further application (S/35699) for retention of the access and hardstanding was 
submitted in 2017 and refused on lack of information as follows:- 
 
(i) There is a lack of information to demonstrate that the hard standing and 

surface water system as proposed is not detrimental to the biodiversity of the 
site given its habitat status as a lowland fen. 
 

(ii) There is lack of information in respect of the proposed hydrology of the site 
given the nature of the lowland fen and surface water issues evident. 

 
(iii) There is a lack of information in respect of potential contamination of the 

hydrological regime from the tipping of material on the site. 
 

(iv) There is a lack of information in respect of the traffic generated by the forestry 
use of the site in terms of potential customers for the proposed Christmas tree 
enterprise and the adequacy of the access and hard standing to 
accommodate the traffic. 
 

(v) Insufficient information has been submitted to confirm that surface water can 
be addressed in an appropriate manner without causing detriment to any third 
party property and highway safety. 
 

(vi) Insufficient information has been submitted to demonstrate that the removal of 
material and formation of the attenuation pond as proposed can be achieved 
to minimise the damage to the peat habitat which underlies the unauthorised 
material. 

 

The refusal was subject to appeal which was dismissed on the grounds that the 
Inspector agreed that there was insufficient information to demonstrate that the 
proposal would not have an unacceptable adverse impact.  The applicant was 
advised that any further applications would have to be materially different or it would 
not be considered. 
 

Proposal  
 
The application seeks the drying and storage of biomass produced on the wider land, 
and retention of an access and hardstanding to serve a forestry building which was 
subject to a forestry notification under S/33871.  The proposal is materially different 
in that the only hardstanding retained is the minimum to allow access to and around 
the building and provide turning facilities.  The application also has an amended 



surface water scheme with an attenuation sump to the north east of the building 
rather than south west to address previous third party concerns. 
 
The applicant has changed the stated purpose of the site and building.  Having 
acquired a local joinery, the company is seeking to use the wider land (outside the 
application site) for willow coppicing which requires wet conditions, to provide 
biomass for the drying of timber at the joinery.  The building (within the application 
site but outside the scope of the application) is proposed for the drying and storage 
of the biomass which is considered to be a forestry use in accordance with the 
notification. The growing of trees and storage of timber from the wider land are not 
subject of this application. 
 
In terms of the application site, the applicant has deposited a significant amount of 
material on wet peat / wooded land to form an improved access and hardstanding 
which is proposed to be retained in a reduced form.  Some removal has already 
taken place, however much of the unauthorised engineering works remain in situ.  
After discussion, the applicant proposes to reduce the hard standing to the minimum 
which is necessary to provide an access and turning area to serve the building so 
the area which is now evident is proposed to be reduced.   
 
In terms of drainage, since the last application, to address third party concerns, the 
applicant has proposed an amended surface water system with attenuation pond to 
the north east of the building rather than south west, which is proposed to collect 
surface water and drain the site to an existing water course at a controlled rate.  The 
scheme has established that the hardstanding is porous and a degree of water 
would percolate to the underlying hydrology so would remain as it was prior to the 
deposition of material.  Any excess water from the access road is proposed to be 
diverted to the attenuation system at two points of interception and any remaining 
water being intercepted before the highway and diverted into an existing ditch which 
enters the surface water culvert crossing the road.  There are therefore 3 means of 
intercepting surface water from the access track so it does not enter the road.  A 
drainage report has been submitted and scrutinised by the County drainage 
engineers who have no objection. 
 
Access is proposed to be retained as built, with the proposed addition of drainage, 
which is an improvement over the original gateway which was evident when the 
building was subject to a notification.  The access gates are set back off the road 
which would allow vehicles to leave the road safely before opening the gates to 
access the site.  The access includes improved visibility and drainage compared with 
the original gateway.  The applicant has confirmed that there would be no public 
access to the site. 
 
The application provides ecological information which assumes presence of dormice, 
and seeks to demonstrate that the favourable conservation status would not be 
harmed. 
 

Planning Site History 
 
S/35699 Retrospective application for widening of existing access,  
  creation of track and hardstanding in front of steel framed  



  forestry building, creation of surface water attenuation  
  pond and removal of unauthorised fill material.  
  (Resubmission of S/34438 Refused 17/11/2016.)  
  Full planning refused      17 August 2017 
  Appeal Dismissed       11 July 2018 
 
S/34438  Retrospective application for widening of existing  
  access & track with hard standing in front of steel  
  framed building  
  Full planning refused      16 November 

2016   
 
S/33871  Proposed building  
   Prior Notification - PP not required    08 June 2016 
 
D5/7148  Controlled tipping of refuse  
   Full planning permission     12 December 
1983 
 

Planning Policy 
 
Carmarthenshire Local Development Plan (Adopted December 2014) (‘the LDP’)  
 
SP1 Sustainable Places and Spaces       
SP2 Climate Change         
SP14 Protection and Enhancement of the Natural Environment  

GP1 Sustainability and High Quality Design 
EQ3 Regional and Local Designations 
EQ4 Biodiversity 
EQ7 Development within the Caeau Mynydd Mawr SPG Area 

EP2 Pollution 
EP3 Sustainable Drainage 
 
Carmarthenshire Supplementary Planning Guidance   
 
National Planning Policy and Guidance is provided in Planning Policy Wales (PPW) 
Edition 10,  December 2018 and associated Technical Advice Notes (TANs) 
published by Welsh Government. 
 

Summary of Consultation Responses 
 
Head of Transportation & Highways - Had queries on the original submission, 
however after clarification that there is no general public access, has no objection to 
the scheme subject to the imposition of appropriate conditions. 
 
Head of Technical Services (Drainage) – Has no objection to the revised scheme. 
 
Head of Public Protection -  
 

http://www.cartogold.co.uk/CarmarthenshireLDP/english/text/00_Contents.htm
https://www.carmarthenshire.gov.wales/home/council-services/planning/planning-policy/supplementary-planning-guidance-spg
https://gov.wales/sites/default/files/publications/2019-02/planning-policy-wales-edition-10.pdf
https://gov.wales/technical-advice-notes


Air Quality - Has no objections to the proposal, however states that if timber 
processing is proposed, a permit may be required under Environmental Permitting 
(England and Wales) Regulations 2016 (as amended). 
 
Noise – Has no objection subject to the imposition of a condition regarding 
construction times. 
 
Contaminated Land – Has no adverse comments. 
 
Llannon Community Council – Has the following observations:- 
 

 It is noted that the application includes reference to works which are currently the 
basis of a previous refusal on appeal for planning consent and for which 
enforcement action is being prosecuted by the Council. Llannon Council is of the 
opinion that all works required to be completed to comply with the enforcement 
action should be excluded from any consent granted against this application. 

 

 Members of the Council expressed concerns regarding the impact of the 
development on the drainage of this area and the potential flooding problems. 
Also, concern was expressed regarding the potential contamination of water 
courses in the area. 

 
 

 As this area consists of a peat bog, it is felt that this habitat should be preserved 
and 
concern was expressed on the impact of the proposal on the local ecology. 

 
Local Member - Councillor E Dole objects to the scheme and has requested that the 
application be reported to Planning Committee if recommended for approval.  County 
Councillor E Dole requests a Planning Committee site visit so Members can 
appreciate the proposal on site.  Councillor D Jones is a member of the Planning 
Committee and has made no prior comment. 
 
Natural Resources Wales – Has no objection, however provides advice regarding 
afforestation (outside the application site) and concur with the conclusions of the 
ecological report that the surface water pond is not likely to have an adverse effect 
on the favourable conservation status of dormice. 
 
Wildlife Trust of South and West Wales – Has concern regarding species 
especially dormice and fen habitat. 
 
All representations can be viewed in full on our website. 
 

Summary of Public Representations 
 
The application was the subject of notification by way of site notices on initial 
submission and re-consultation on receipt of amended details.  
 
61No. representations were received (including 2No. from the local MP) objecting 
and the matters raised are summarised as follows:- 

http://online.carmarthenshire.gov.uk/cccapps/english/planning/PlanAppSearch.asp


 

 Principle of the application. 
 

 Recent appeal has been dismissed. No change from what the Inspector 
considered. 

 

 Ground conditions. 

 The land is classed as deep bog. 

 Previous owner surveyed the site and there is 9m of peat (1.5m cubic 
metres). 

 The land should be restored to peat bog. 
 

 Intentions of the applicant. Reference to unlawful existing premises. 
 

 Land has been raised without planning. 
 

 Ecology. 

 Loss of hedgerow – impact on dormice. 

 Loss of trees in nesting season. 

 Adj to Rhos Cefn Bryn nature reserve with dormice, Marsh Fritillary 
Butterflies, Adders, etc. Loss of dormouse habitat. 

 Lack of Environmental Impact Assessment. 

 You can’t plant trees on peat bogs. 
 

 Use of building.  

 It has been erected in advance of planting licence. 

 It will be used for commercial manufacturing purposes. 

 There are industrial estates more suitable for the use. 

 Barn should not be deemed permitted development. 
 

 Highway safety.  

 Insufficient visibility at entrance and crossroads. 

 Nature/size of vehicles proposed.  

 Use of single track lane. 

 Impact on horse riders & cyclists. 
 

 Surface water.  

 History of flooding on highway – not solved by recent alterations. 

 Pond will fill and overflow. 

 The submitted drainage report and resultant scheme is inadequate. 

 Contamination of water courses. 

 The road would be dangerous in the ice. 
 

 Hard standing. 

 Potentially contaminated fill material – asbestos, cables, glass & plastic used 
not clean stone as stated. Needs to be removed. 

 Surface water from hard standing flows onto the highway. 

 Evidence contradicts the tipping paperwork submitted. 



 

 No tree planting licence has been obtained and no licence will be granted on 
peat.   

 

 Queries over whether the proposal has a sprinkler system and fire management 
plan? 

 
All representations can be viewed in full on our website. 
 

Appraisal 
 
The material planning considerations are set out below. 
 
Principle of the application 
 
The principle of a third application after two refusals and an appeal dismissal has 
been raised by one Local Member and third parties.  The appeal Inspector opined 
that there was a lack of information submitted and that the original scheme had 
some fundamental questions in terms of impact on the environment that had not 
been adequately addressed.  The applicant has therefore amended the scheme in 
terms of the amount of hardstanding proposed to be retained, and the location and 
nature of the surface water drainage system, so it is considered to be materially 
different from previous applications, and has been in discussion with the Local 
Planning Authority and Natural Resources Wales.  It is now considered that there is 
sufficient information to make an informed decision. 
 
Biodiversity Impacts 
 
The nature of the site as a candidate SSSI and presumed presence of dormice is 
noted.  However the competent authority for both matters is NRW and they have 
been consulted on the proposal.  In respect of the status of the land, this is not 
relevant to this application as the amount of hard standing is being reduced 
significantly to that required for access and turning.  The wider land is outside the 
application site and therefore is not subject to this proposal.  In respect of the 
application site, the submission states that the peat environment will recover from 
the deposition of material and the remaining part is relatively small compared with 
the wider site and is reasonably related to the building.  It should be noted that the 
application site has no environmental designations and NRW has not objected on 
the basis of the access and track.  In terms of the matter of dormice, there has been 
extensive dialogue between the applicant and NRW.  The presumed presence is 
accepted and it is concluded that there is not likely to be any loss of favourable 
conservation status. 
 
The adequacy of the habitat survey has been questioned, however as stated above, 
the wider land is not subject to this application and NRW have raised no objection to 
the scheme.  The county ecologist has questioned the long term management of the 
reinstated peat environment and reiterates the fact that separate licencing from NRW 
would be required for afforestation of the wider land.   It is recommended that if 
approved, there should be a condition seeking a long term management plan of the 
reinstated area where the hardcore has been removed. 

http://online.carmarthenshire.gov.uk/cccapps/english/planning/PlanAppSearch.asp


 
Highway Impacts 
 
The Head of Transport has assessed the site and surrounding road network and has 
no objection on the basis that there is no general public access.  The access onto 
the public highway is considered to be a significant improvement over the original 
gateway in that vehicles can pull off the county highway and open the gates rather 
than causing an obstruction.  The visibility has also been improved making it safer 
for vehicles leaving the site and for general road users.  There have been concerns 
raised over people using the cross roads, and crashes due to speeding vehicles, 
however the level of usage from planting and harvesting biomass is not considered 
to be significant and the principle of larger vehicles was accepted in 1983 and again 
established with the forestry notification in 2016.  Impact on highway safety is not 
therefore considered likely to be unacceptable. 
 
Surface Water 
 
There is concern over the impact of the scheme on historic pre-existing drainage 
problems on the highway.  It is noted that due to complaints over the pre-existing 
highway drainage problems, work has been recently carried out on the highway to 
improve the flow into an existing surface water culvert to alleviate the problem.  The 
application includes a surface water scheme including attenuation to ensure that the 
surface water from the building and the majority of the access track is attenuated to 
greenfield rates so there is no additional rate of water flowing into the surface water 
drains which cross the highway.  Any remaining water from the access track is 
proposed to be diverted to an existing ditch.  The scheme is therefore designed so 
water from the access and track is not considered likely to have an adverse impact.  
The county drainage engineers and NRW have been consulted on the application 
and have no objection to the proposal.  
 
Hard Standing 
 
There is concern that hazardous substances have been buried under the 
hardstandsing. This has been subject to complaints to public protection, planning 
enforcement and NRW.  It should be noted that site visits have taken place which 
concluded that no action was necessary. 
 
 
 
The Use of the Building 
 
There is speculation that the applicant intends using the building for the 
manufacturing of timber frame buildings.  This is not within the permitted use as a 
forestry building and would require change of use.  Such premises are directed 
towards business parks and employment sites rather than open countryside 
locations.  It is noted that the applicant has acquired a joinery on an industrial estate 
in Llanelli and any expansion would be encouraged in locations such as this.  The 
applicant states that the building is to be used for forestry purposes for the drying 
and storage of biomass produced on site with willow coppicing.  It should be noted 
that the principle of the building does not form part of this application as it was 



considered permitted development for forestry, and the use of the wider land does 
not form part of this application and requires a planting licence from NRW.   
 
Other Matters  
 
Matters related to planting licences, fire management, and the applicant’s other 
premises in Five Roads are not considered to be material considerations.  
 

Planning Obligations 
 
Not applicable. 
 

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

Conclusion 
 
After careful consideration of the scheme as submitted it is concluded on balance 
that the application has sought to address the reasons for refusal or dismissal of 
previous applications.    
 
There are concerns from neighbouring occupants that the applicant is seeking to 
relocate its business to this location into the forestry building, however it should be 
noted that the application is just seeking the retention of some of the hardstanding 
along with the access track and surface water scheme.    
 
It should be noted that the potential re-use of the building and the growing of 
commercial willow crop on the land that is owned by the applicant is not part of the 
application and concerns are not relevant to the determination of this application.  
The applicant is aware of the need to obtain a licence to grow willow on the land 
however this is a separate process to planning and is covered by other legislation.  A 
planting licence was not a pre-requisite for construction of the building under 
notification S/33871, however if the building is not used for a forestry purpose, it will 
be subject to enforcement action for its removal.   
 
Based on the proposal under consideration, the access is considered to be an 
improvement over the original gateway and the access track and surface water 
system are not likely to have an adverse impact on third parties.  Therefore the 
application is recommended for approval. 
 

 



 
RECOMMENDATION – APPROVAL 

 

Conditions  
 
1 Notwithstanding the time limit given to implement planning permissions as 

prescribed by Sections 91 and 92 of the Town and Country Planning Act 1990 
(as amended) this permission, being a retrospective permission as prescribed 
by Section 73A of the Act, shall have been deemed to have been 
implemented on 11 May 2018. 

 
2 The development hereby permitted shall be carried out strictly in accordance 

with the following schedule of plans dated 11 October 2018:- 
 

 1:1250 & 1:2500 scale Site Block and Location Plan. Drawing No. LP-01A; 

 1:500 & 1:1250 scale Proposed Site Plan. Drawing No. 01; 

 1:200 & 1:20 scale SW Drainage Strategy Plan and Section.  Drawing No. 
02C;  

 1:100 & 1:10 scale Site Access Plan and Details. Drawing No. 7478-01-
RevC. 

 
3 The new vehicular access shall be laid out and constructed strictly in 

accordance with Typical Layout for agricultural accesses specification, prior to 
the commencement of any other work or development.  Thereafter it shall be 
retained, unobstructed, in this form in perpetuity. 

 
4 Any access gates shall be set back at 10.0 metres from the highway 

boundary, and shall open inwards into the site only.   
 
5 The gradient of the vehicular access serving the development shall not 

exceed 1 in 10 for the first 10.0 metres from the edge of the carriageway.   
 
6 There shall at no time be any growth or obstruction to visibility over 0.9 metres 

above the adjacent carriageway crown, over the site's whole C2130 Road 
frontage within 2.4 metres of the near edge of the carriageway. 

 
7 The access, visibility splays and turning area required, shall be wholly 

provided prior to any part of the development being brought into use, and 
thereafter shall be retained unobstructed in perpetuity.  In particular, no part of 
the access, visibility splays, or turning area, is to be obstructed by non-
motorised vehicles. 

 
8 The parking spaces and layout shown on the plans herewith approved shall 

be provided prior to any use of the development herewith approved.  
Thereafter, they shall be retained, unobstructed, for the purpose of parking 
only. In particular, no part of the parking or turning facilities is to be obstructed 
by non-motorised vehicles.  

 



9 All surface water from the development herewith approved shall be trapped 
and disposed of so as to ensure that it does not flow on to any part of the 
public highway.   

 
10 The private access shall be hard surfaced in a bonded material for a minimum 

distance of 10.0 metres behind the highway boundary within 60 days of the 
date of this permission and thereafter maintained in perpetuity. 

 
11 Within 3 months of the date of this permission, a long term management plan 

for reinstated peat environment shall be submitted to and approved by the 
Local Planning Authority. 

 
12 Within 3 months of the date of this permission, a revised timetable for 

mitigation planting and removal of inert waste shall be submitted to and 
approved in writing by the Local Planning Authority.  The works shall be in 
accordance with Appendix 6 of the Preliminary Ecological Appraisal reference 
WWE18007.PEA_Rev E dated 11 October 2018. 

 
13 The surface water scheme as shown on Drawing No. 02C dated 11 October 

2018 shall be implemented within 6 months of the date of this permission. 
 
14 There shall be no drying or storage of timber or any other form of biomass 

grown on sites other than the land edged blue submitted with this application. 
 
15 There shall be no external storage of timber or any other form of biomass on 

the land edged red or blue submitted with this application. 
 

Reasons 
 
1 To comply with Section 73A of the Town and Country Planning Act (as 

amended). 
 
2+15 In the interests of visual amenity in accordance with Policy GP1. 
 
3-10 In the interests of highway safety in accordance with Policies TR2 and TR3. 
 
11+12 In the interests of biodiversity in accordance with Policy EQ4.  
 
13 To prevent flooding in accordance with Policies SP2 and EP3. 
 
14 To protect the amenities of neighbouring properties in accordance with Policy 

GP1. 
 

Notes/Informatives 
 
1  Please note that this permission is specific to the plans and particulars 

approved as part of the application.  Any departure from the approved plans 
will constitute unauthorised development and may be liable to enforcement 
action.  You (or any subsequent developer) should advise the Council of any 



actual or proposed variations from the approved plans immediately so that 
you can be advised how to best resolve the matter. 

 
  In addition, any conditions which the Council has imposed on this permission 

will be listed above and should be read carefully. It is your (or any subsequent 
developers’) responsibility to ensure that the terms of all conditions are met in 
full at the appropriate time (as outlined in the specific condition). 

 
  The commencement of development without firstly meeting in full the terms of 

any conditions which require the submission of details prior to commencement 
if development will constitute unauthorised development.  This will necessitate 
the submission of a further application to retain the unauthorised development 
and may render you liable to formal enforcement action. 

 
  Failure on the part of the developer to observe the requirements of any 

conditions could result in the Council pursuing formal enforcement action in 
the form of a Breach of Condition Notice. 

 
2 Comments and guidance received from consultees relating to this application, 

including any other permissions or consents required, is available on the 
Authority’s website (www.carmarthenshire.gov.uk). 

 
3 Please note an EPS licence is required for dormice. 
 
 
 

 
 

http://www.carmarthenshire.gov.uk/

