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1. Introduction
The requirement to undertake pre-application consultation applies to all planning applications for
major development (full or outline) and applications for Developments of National Significance
(DNS).
This new procedure came into effect in August 2016 and was following New Development
Management Procedures that resulted from the Planning (Wales) Act 2015.
In light of this, the above development is for a proposed poultry unit at Old Impton, Norton which
will have an approximate floor area of 1911m², and therefore considered a major development and
this is the reason behind the pre-consultation undertaken on this project.
The Government guidance on Pre-application consultation sets out relevant procedures, which has
to be followed during the pre-consultation process, which includes:
•
•
•
•
•
•

Make the draft planning application available publicly.
Display a Site Notice for a minimum of 28 days on or near the site.
Write to any owners or occupiers of land adjoining the site.
Consult community, specialist consultees and local members
Consider if EIA is required
Submit a pre-application consultation report (PAC) as part of the planning application.

2. Draft application
A draft planning application was made available on www.rogerparry.net together with a paper copy
in the Welshpool Office at 1 Berriew St, Welshpool on the 4th of June 2018 and has remained publicly
available until the 2nd of July 2018. The draft application fully described the proposal put forward and
enabled the public and consultees to make full comments on the proposal.

3. Site Notice
The proposed development was advertised by use of a site notice on the end of Mynd Road for a
minimum of 28 days. We ensured when erecting the site notice that the principles set out in Circular
32/92 (publicity for planning applications) was strictly followed. You will find a copy of the site notice
displayed, on the page below:

4. Owner/Occupier’s Adjoining the Site
The Welsh Government guidance emphasises that developers need to make a judgement when
considering who comprises of adjoining owners and occupiers of a proposed application. It is noted
that Powys’ planning department are no longer sending any neighbour notification letters out on
planning applications, and that displaying a site notice is sufficient.
In this instance, the proposed unit is surrounded by the applicant’s land, and all properties in the
vicinity were deemed to be an appropriate distance from the proposal not to be consulted.
Despite this, the site notice has been displayed on the farm access for over 28 days, and therefore all
surrounding residents have had the ability to comment on this proposal.

5. Notices to Community and Specialist Consultees
The following consultees have been consulted through the pre-application consultation process:
•
•
•
•
•
•

Presteigne and Norton Town Council.
Cllr Beverley Baynham
Natural Resources Wales (NRW)
Powys County Council Highways
Dwr Cymru
CADW

A covering letter and relevant notice was sent to all consultees which are attached below:

Dear Sir/Madam,

Pre-application consultation – Article 1 of the Town and Country Planning (Development
Management Procedure) (Wales) (Amendment) Order 2016.
Erection of a poultry pullet rearing unit and silos and associated works at Land at Old Impton Farm,
Norton, LD8 2EN
I’m writing to you in relation to the above proposed planning application and in line with the new
DMPWO (2016) that requires major development proposals to pre-consult any statutory consultee
prior to formally submitting the planning application.
The consultation period is 28 days from the date of the notice, and gives you the opportunity to
make any comments on the proposal within 28 days.
The details of where the proposed submission can be found and the way to comment is noted on
the attached notice. Any queries, please do not hesitate to contact me.
Yours Faithfully

Gerallt Davies BA MSc
Planning Consultant

6. Pre-Application Consultation Responses from statutory publicity
The guidance stipulates the need to summarise all the issues raised in response to the display
of the site notice or letters to owners and occupiers, and whether or not these raised issues
are being addressed.
We received 26 notifications from persons who stated they would strongly oppose to the
proposal (See the Appendix for copies of the correspondence). The main reasons for objection
throughout the numerous notifications are as follows and the points will be addresses below:
•
•
•
•
•
•
•
•

Manure Storage
Contamination to the Spring which supplies water to Norton Manor Park (NMP)
Noise
Contamination to nearby water courses and land
Increased Traffic Movements
Current inadequate Highway Network in Norton, particularly Mynd Road
Manure – Storage, spreading in proximity to NMP and smell
Health issues/risk caused by the proposal to nearby residents

•
•
•
•

Devaluing properties
Water source for the shed and consumption rates
Expansion of the unit in the future
Public footpaths

Manure Storage – As confirmed in the DAS and Manure Management Plan, the manure will
be removed from the unit every cycle (approximately 2-3 cycles a year). The manure will be
taken from the shed in covered trailers and then stored in a covered manure store with a
concrete base. It will then be spread on the land when weather permits (in accordance with
the SSAFO regs and Code of Good Agricultural Practice (COGAP), with every field only
receiving manure once a year at most.
Contamination to the spring that serves Norton Manor Park – A number of comments were
received which concerned manure spreading close and up hill from the spring that supplies
water to the Park. Having found out its location, we have removed a field from the manure
spreading maps, which leaves a minimum distance of 160m between any manure spreading
and the spring. This is 3 times the distance required, to ensure no pollution, and therefore is
over and above NRW and Environmental Health’s requirements.
Noise – The unit is over 400m away from any residential property, and therefore the building
will not give rise to any noise issues. This is confirmed in the calculations below, where the
shed will have a maximum of 10 fans:
Number of
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fan to
receptor –
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In respect of vehicles and lorries travelling up Mynd Road, the nature of the proposal means
there is limited vehicle movements, with only 2 feed movements a month and then bird
delivery and collection only 2/3 times a year (dependent on the first cycle time). Feed
movements can be controlled to be in the daytime to appease some concern regarding the
potential noise.
Contamination to nearby watercourses and land – Manure spreading (including poultry
manure) occurs irrespective of this proposal, with importation of manure to fertilise a
common practice within the agricultural world. Environmental legislation ensures that
manure is spread correctly and not pollute the land and watercourses with certain buffers
around waterbodies and supplies and limit to nitrogen deposition on the land. If pollution
does occur, this is controlled again by the competent authorities.
Manure spreading occurs currently on the land in question, and this proposal will be no
different, with the same amount of manure spread to fertilise the land. Again manure
spreading will be undertaken so that it complies with SSAFO and COGAP regs.
Increased traffic movements – The increased traffic movements are negligible, with only 2
feed movements a month and 2/3 bird deliveries/collections a year. This is nothing compared
with the existing movements of Mynd lane and what would occur if the applicant’s bought
extra cows/sheep in.
Current inadequate highway network – The road is unrestricted and currently serves a
number of properties and forestry lorries go up, and therefore 2 rigid feed lorries that go up
to the farm anyway a month is not considered to be unacceptable to the current road
network.
Manure – We have reduced the amount of spreading in close proximity to Norton Manor
Park, given the concerns raised. Although this isn’t technically required, the applicant is willing
to forfeit this ability to reduce the concern of the residents.
Health issues – There is no health risks known to be an issue with poultry units. The proposed
building will be over 400m from any property, and as clarified before, manure spreading
occurs currently on the fields directly adjacent the properties in question, as there is no law
against it.
Devaluing properties – The devaluation of properties is not a planning consideration, but we
question the ability of this proposal to devalue a property when the unit will not be visible
from any property. The manure spreading occurs now, and devaluation would have happened
before, if smell from manure spreading was an issue.
Water source and consumption – The farm have two bore holes and a well to serve the farm,
and this will be sufficient to supply the farm and the proposal.

The average consumption including wash out requirements of a pullet rearing unit is
approximately 2500 litres a day for 37,000 birds. This is low in comparison to beef farming,
with 70 cows and calves requiring a water usage of 5000 litres a day.
The current water sources on the farm is considered ample to deal with the potential water
consumption. On a worst case scenario the applicant could look to get rid of the cattle on site,
use mains water and use rainwater harvesting to wash out, and therefore the figures above
although acceptable could again be halved.
Expansion of the unit in the future – Any expansion would need to go through the planning
process same as this one, and therefore all material considerations would need to be
considered again, taking into account the potential existing building if approval is given for
this proposal.
Public footpaths – The shed is not obstructing any public footpaths, with the shed in a location
which complements the surrounding and seen in connection with the existing farm.

7. Statutory consultation responses
As stated in section 5, 6 consultees were informed of the proposal, and were given 28 days
to respond to the proposal.
The Highways Department did not respond to the consultation.
CADW

Cadw had no objection and therefore there are no comments to be addressed.

Councillor Baynham

Cllr Baynham raised concerns which the local residents raised, and we have addressed in
the public section of this document.

Presteigne and Norton Town Council

The concerns raised from the Town Council is similar to the public objections, which have
been addressed in the public section. To add to the vehicle movements issues, this
proposal only equates to 2 feed movements a month, of which currently come to the farm
anyway, and therefore the additional movements are considered negligible.

Dwr Cymru/Welsh Water

Dwr Cymru did not raise any objection and therefore no items need to be addressed.

Natural Resources Wales responded as shown below:

NRW’s response
Recalculation of the manure proposed has taken place to reflect correct figures.

Environmental Impact Assessment
Under Schedule 2 of The Town and Country Planning (Environmental Impact Assessment)
(Wales) Regulations 2016, the proposed development does not require an Environmental
Impact Assessment due to the proposal not being an intensive livestock installation as it will
provide places for 32,000 birds and therefore under the 40,000 threshold.

