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Glossary

AD

Abiotic Depletion

BMV

Best and Most Versatile

BPS

Basic Payment Scheme

CSA

Community Supported Agriculture

DEFRA

Department for Environment, Food and Rural Affairs

EIA

Environmental Impact Assessment

FDP

Food Development Programme

FIT

Feed-in Tariffs

IPCC

International Panel on Climate Change

LDP

Local Development Plan

LDS

Local Development Strategy

LPEC

Laverstoke Park Education Centre

MCC

Monmouthshire County Council

MW

Megawatts

NRP

Natural Resources Policy

NRW

Natural Resources Wales

SHEP

School Holiday Enrichment Programme

SMNR

Sustainable Management of Natural Resources

SWOT

Strengths, Weaknesses, Opportunities and Threats

WBFGA

Wellbeing of Future Generations Act
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Executive Summary
i.

Lower House Farm is a council-owned, tenanted farm situated in the
village of Llanfair Discoed in south Monmouthshire. Spanning 117
acres of grade two land, the farm´s most recent activity has been to
produce feed crops, but it was a medium-size dairy farm for around
40 years. The current tenancy is due to end in early 2022 and the
land will return to Council ownership.

ii.

The purpose of this report is to provide a balanced analysis of the
alternatives for land management and land use available to MCC
within the context of its own development pathway. It also offers an
account of the area’s historic background and existing assets and
should serve as a step towards creating a more in-depth feasibility
study for consultation, and subsequently a full business plan.

iii.

Evidence for this report was gathered in a very short timescale. After
an initial workshop, a site visit was carried out with stakeholders and
the current tenant. Interviews were carried out with MCC officers and
other stakeholders, including Gwent Wildlife Trust, NRW, Gwent
Energy and South East Wales Energy and external specialists such
as organic growers, horticulturalists and regenerative agriculture
practitioners. Stakeholders were asked to provide an appraisal of the
options for the site within their particular areas of expertise and some
attempt has since been made to bring these together to present a
range of possible whole-farm options for consideration.

iv.

Desk based research was carried out to present best practice
examples, offer an overview of the historic background and provide a
brief situational analysis to align potential uses with the relevant
policies and strategies. Given the scope of the proposal and the brief
period between inception and completion, this report is not fully
comprehensive and will require further discussion and detailed
research.

v.

These methods identified a range of competing pressures, such as an
urgent need to decarbonise, a desire to build short supply chains for
i
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food and drink and an understanding of the wellbeing benefits that
access to the rural landscape can provide. There is a web of
interlinking policies that are relevant at the national and local level.
Key themes were also identified for consideration in potential land
uses (see Figure 1). Section 5 of the report explores each theme fully
alongside a SWOT analysis in context.
National Policies
Wellbeing of Future Generations (Wales)
Act 2015
Environment (Wales) Act 2016
Sustainable Management of Natural
Resources
Natural Resources Policy
Net Zero Targets
Agricultural Land Classification
Basic Payment Scheme

Local Policies
Local Development Plan
MCC Food Development Action Plan
MCC Climate Emergency Strategy
Strategy for Social Justice

Themes for consideration

ii
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vi.

When considering whole farm approaches to land management it
should be recognised that the assets are wider than a single farm or
any one area. Through a longer-term strategic approach, there is the
scope to incorporate the whole of MCC’s farm assets (believed to be
some 1,000 ha) into a phased masterplan to maximise sustainability
outcomes for the long term, whilst maintaining an income at least
comparable with that currently achieved.

vii.

Four alternatives for a whole farm approach are considered. From
most positive to least positive for Monmouthshire these are:

viii.

•

Keeping the land under council control

•

Letting the land with conditions on use

•

Re-letting the land on current terms

•

Selling the land

Whilst selling the land maximises short-term financial gain and
removes long term management obligations for MCC, it is the least
optimal use of the site as it puts severe limitations on fulfilling
development goals and the Net Zero commitment. Keeping the land
under council control was widely seen as the most positive option by
interviewees. This option significantly increases opportunities to align
with a range of policy and development aims to serve a broader
environmental and public good beyond immediate monetary return. A
full options appraisal is contained in section 6.

iii
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Recommendations
A wider consideration
Given the range of policy commitments to sustainability, ownership should
remain with MCC to maximise long term financial, environmental, and
societal benefits.
This includes ownership of the whole farm site with no division through
selling individual sections in the short term.
This approach would allow other options to come to fruition and to consider
the wider agricultural estate in its entirety, ideally commissioning a
masterplan for the c1,000ha holding and associated buildings.

The Lower House site
Shorter term:
A more comprehensive and consultative study of the site needs to be
undertaken to develop a phased business plan for development of the farm,
with full consideration of the financial implications and the policy imperatives
to drive an innovative approach
A full biodiversity study of the site needs to be undertaken in order to gain
full knowledge of current and potential assets. This will also identify what
and where remediation work needs to be carried out
Governance and management structures will need to be agreed, to ensure
that risks to the council are minimised whilst maximising potential for
innovation
A range of potential partners should be engaged with, to work up individual
elements of the whole farm plan, including collaboration to ensure maximum
additionality is achieved beyond the value of each individual activity.

Moving forward
Explore a flexible, phased programme of development with multiple partners
to facilitate the diversification of uses of the core farm site. Examples of
complementary uses that could be developed early on without
compromising the wider picture are:
•

a vineyard (3- 5 ha),

•

small scale commercial and community horticulture (c.5 ha
initially)

•

education across the site.

iv

Vale of Usk Farm Options Study: Final Report

Consider an agricultural tenancy for the wider land holding, with some
flexibility to increase horticultural space within this. Ideally developed on a
partnership basis with a tenant committed to regenerative agricultural
techniques as a pre-requisite and with carbon KPIs as performance
measures. Through positioning as a pilot, the initial holding could be made
more attractive, with potential for additional land to be included over time if
the practice was successful.
Explore the scope for supply of food and drink into the public sector and
local commercial clients. By scoping out the level of demand through the
Monmouthshire data project, it should be possible to devise a means of derisking investment in the growing of fruit, vegetables and other produce for
commercial supply. This would also allow for planned scaling over a period
of time.
Install renewable energy sources for heat and electricity that will meet the
usage demands of the site.
Explore building development in the form of retrofitting existing structures
for energy efficiency and sustainable use by partners/tenants.
New building development should be restricted to previously developed
areas and be focused on the most sustainable practices and outcomes
possible. New build properties should be restricted to demonstrator
purposes and ownership retained by MCC or social partners if possible.

v
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1.

Introduction/Background

1.1

Lower House Farm is a council-owned, tenanted farm situated in the
village of Llanfair Discoed in south Monmouthshire. Spanning 117
acres of grade two land, the farm´s most recent activity has been to
produce feed crops, but it was for around 40 years a medium-size
dairy farm. The current tenant inherited the farm tenancy from his
father in 1974, but due to a lack of succession the land will return to
Council ownership in early 2022.

1.2

Monmouthshire County Council (MCC) and Vale of Usk LAG
commissioned this short report to review potential options for this site
and potentially for other similar holdings in council ownership. In the
past, MCC has been minded to dispose of sites such as this, both to
realise capital funds for reallocation elsewhere, and to avoid the issue
of liabilities for maintenance of older buildings which provide only
modest commercial returns through farm business tenancies. Now,
however, a range of competing pressures, such as an urgent need to
decarbonise, a desire to build short supply chains for food and drink
and an understanding of the wellbeing benefits that access to the
rural landscape can provide, implies that other solutions need to be
explored for future uses of the site

1.3

This presents a potentially significant opportunity for MCC to consider
a range of options for the holding, especially in the context of other,
contiguous land becoming available over the next few years. The
holding presents great strategic value not only for the development
aspirations and policy objectives of the County, but also to develop
solutions with resonance for Wales as a whole. Many of the operating
policies at the regional and national level rely on land availability for
the implementation of projects. This is the case for the MCC Food
Development Plan; the MCC Climate Emergency Strategy; the Local
Development Plan (LDP); and the Wellbeing of Future Generations
Act. From new housing development to sustainable agricultural

1
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production and biodiversity preservation, land is intrinsic to the
success of these plans.
1.4

This report focuses on providing a balanced analysis of the various
alternatives for land management and land use available to MCC
within the context of its own development pathway. It also offers an
account of the area’s historic background and existing assets and
should serve as a step towards creating a more in-depth feasibility
study for consultation, and subsequently a full business plan.

1.5

This initial research, conducted in a very short timescale, comprised a
scoping workshop and interviews with interested stakeholders from
MCC and other institutions, desk research for best practice examples
and further understanding of the historical and political context of the
land, and a site visit that included meeting the current tenant and
stakeholders.

2
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2.

Methodology

2.1

This report is based mainly on a qualitative approach and a
combination of stakeholder engagement within MCC and with external
partner organisations.

2.2

The first step was to moderate a workshop with a broad range of
stakeholders, including officers and members of MCC and others.
This session provided a baseline for the wide range of alternatives
that have been considered.

2.3

The research was informed by a site visit with the current tenant,
which several of the stakeholders listed above were able to attend.
The site visit provided additional context to the study and added value
to the subsequent interview process, since many interviewees had
seen the site at first hand.

2.4

Following the workshop and site visit, numerous one-to-one
interviews were carried out with MCC officers and other stakeholders,
including Gwent Wildlife Trust, NRW, Gwent Energy and Southeast
Wales Energy. Specialist interviews were conducted with organic
growers, horticulturalists and regenerative agriculture practitioners.
The nature of these interviews was to gain different perspectives on
the farm, particularly regarding the opportunities and risks of different
management and land use possibilities.

2.5

Stakeholders were asked to provide an appraisal of the options for the
site within their particular areas of expertise and some attempt has
since been made to bring these together to present a range of
possible whole-farm options for consideration.

2.6

Further desk research was carried out to present best practice
examples, offer an overview of the historic background and provide a
brief situational analysis to align potential uses with the relevant
policies and strategies.

2.7

This research aims to present an overview of the assets present at
Lower House and a balanced analysis of the alternatives and should

3
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serve as a first step towards deciding the future use of the site.
Nonetheless, given the scope of the proposal and the brief period
between inception and completion, this report is not fully
comprehensive and will require further discussion and detailed
research to present a truly comprehensive picture of the options
available.

4
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3.

Background and context
Lower House Farm

3.1

Lower House Farm is a traditional mixed farm holding of some 117
acres in the village of Llanfair Discoed. We understand that there is
currently an additional small parcel of land at Colomendy (close by, in
the village) and a further 70 acres in one parcel on the outskirts of
Pwllmeyric, approximately two miles distant.

3.2

The land is considered to be of high quality – towards the higher end
of Grade 2 and consists predominately of south facing, gently sloping
and well drained limestone and sand.

3.3

The current tenant took on the farm from his father in 1974,
developing a medium-sized dairy enterprise which ran until 2013.
Since that time, the farm has concentrated on in-calf heifers on
(housed) winter tack, growing sileage, maize and other feed crops in
the summer months to supply this business.

3.4

The current tenant reports that the ground is “hungry” and needs
occasional liming, but nevertheless productive – generating quoted
yields of 50t/ha of maize, 10t/ha of barley (against a UK average of 78t/ha) and 5t/ha of oil seed rape (UK average of 3-4t/ha)1.

3.5

There is a period farmhouse (Possibly late c17th) which was likely
part of the Kemeys Tynte Estate, along with the neighbouring Llanfair
Farm, which was the home farm for the Court House in the village. In
1920, the estate was liquidated, and the Court House Farm was sold
to Monmouthshire County Council2. The Court House and Llanfair
Farm were later sold to the Welsh Land Resettlement Society in 1937
(see below).

1

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_dat
a/file/868943/structure-jun2019prov-UK-28feb20.pdf
2 https://coflein.gov.uk/en/site/36724/
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3.6

Although some of the traditional barns have been sold off in the past,
there remains a number of useful buildings on the farm, including:
• Deadman’s Barn, a 15x5m westfacing traditional barn with unusual
arched doors. The interior offers
attractive roof timbers and a part
flagstone floor. The barn is in
reasonable condition and offers
potential for residential conversion
(subject to an access track being
developed) or use for light
commercial / tourism.
• A part set of low pig sties or similar buildings to the rear of the
farmhouse. It is understood that Llanfair Farm owns the western part
of the range. Although
not useful in their current
state, there would be
scope for development
into small living / tourism
or light commercial use if
the whole range could be
secured.
• A range of more modern
steel portal cattle sheds and general purpose farm buildings.
• Across the lane from the farm house there is a low stable block or
similar, which could potentially be repurposed for some light
commercial or horticultural use.

3.7

The Castrogi Brook runs through the farm, feeding the river Nedern
and providing a source of water to supplement the mains supply. A
borehole has recently been sunk, providing an alternative good
source of constant flow, from a depth of some 100m.
The Welsh Land Settlement Society in Llanfair Discoed

6
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3.8

This was an initiative which came out of concern for the high levels of
unemployment and poverty in the Welsh coalfields following the Great
Depression, which led to King Edward Vlll remarking that “something
must be done” on a visit to South Wales in 1936.

3.9

There had been a Quaker movement to devise schemes for
unemployed men to grow vegetables and produce poultry on small
parcels of land and this was further developed by the Carnegie Trust
to create a Land Settlement Association. The Special Areas Act had
recommended that land should be made available for men with little
prospect of employment, and this strengthened the movement.3

3.10

Llanfair Discoed was one of four original sites made available by
county councils in Wales for the development of growing sites and
282 acres was secured, including the creation of the garden village at
Trewen and another ten houses built in various sites around the
village. By 1950 the site encompassed almost 350 acres including 1.5
acres of glasshouses growing soft fruits and tomatoes for commercial
supply.

3.11

At its peak, the site produced 750 tons of vegetables and 50 tons of
tomatoes annually and made a net profit over ten years of almost
£80,000. A succession of poor harvests and unsuccessful
experiments with fertilisers led to losses and the site was returned to
the council in 1961. The land was then apportioned to a number of
council farms, including a parcel which was attached to Lower House
and which forms part of the current holding.

3.12

The movement has some resonances with the current zeitgeist, with a
growing desire amongst citizens to become involved in food
production and a drive from a policy perspective to develop short
supply chains for local, healthy food and sustainable employment in
food production.

3

A History of the Welsh Land Settlement Society. Roland Ward, 2016
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4.

Policy context

4.1

There is a web of interlinking policies that are relevant at the national
and local level. They fall broadly into the categories of the changes
brought about by Brexit, the demands of the climate change, and
short supply chains/making use of local resources.
National policy
Environment (Wales) Act 2016

4.2

The Environment Act4 recognises nature, land, water and air as
Wales’ ultimate resource. The act is designed to aid Wales to meet
the challenge of increasing pressure on this resource whilst also
meeting the need to create jobs, housing, and infrastructure in Wales.
These pressures are dynamic and natural resources require active
management in a sustainable way.

4.3

Sustainable Management of Natural Resources5 (SMNR)
principles are central to the act and provide a framework to make
sustainable natural resources management a core consideration in
decision-making.

4.4

The nine SMNR principles are:
Adaptable

Scale

Working together

All management needs to be flexible and to
plan, monitor and review. Practice will then
adapt as understanding increases.
The appropriate scale for action should be
identified and decisions taken at the right
level to make them happen.
Everyone has a role to play in sustainably
managing natural resources through
engaging in projects, providing evidence, or
cooperating and collaborating at the local,
regional, and national level.

4

https://gov.wales/sites/default/files/publications/2019-05/environment-wales-act-2016overview.pdf
5 https://gov.wales/sites/default/files/publications/2019-05/environment-wales-act-2016sustainable-management-natural-resources.pdf
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Engaging with the
public

Evidence

Understanding all of
the benefits we
receive from our
natural resources

Long term

Prevention
Resilience

4.5

Ensure that everyone has an opportunity to
have their say on how natural resources
should be managed at all stages of decisionmaking.
A full range of evidence is needed to better
understand how to sustainably manage
natural resources, including economic,
social, cultural, and environmental.
There is a need to increase the
understanding of the value of natural
resources and the ways in which they
support each other so that current and future
generations can continue to have economic,
social, cultural, and environmental benefits
whilst reducing the impacts on the
environment.
The impact of decisions and actions needs to
be considered in both the short and long
term.
Steps must be taken to prevent significant
damage to ecosystems.
Healthy ecosystems are more able to
withstand the increasing pressures placed
upon them.

Natural Resources Policy6 (NRP) is a statutory product of the
Environment Act. It sets out Wales’ opportunities, challenges, and
priorities when dealing with natural resources, and includes
embedding them in Welsh Government’s decarbonisation strategy.
The table below sets out the needs identified by the NRP for farming
and agriculture.
There is a need to:
sustain a range of farm scales and types.
ensure a viable future for farming.
recognise that patterns of farming may have to change.
develop creative opportunities that will support prosperous farm
businesses that build on the strengths and character of Wales.

6

https://gov.wales/sites/default/files/publications/2019-06/natural-resources-policy.pdf
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increase opportunities available to farmers.
develop markets for ecosystem services such as water and carbon
management.
maintain high environmental and animal health and welfare
standards.
address continued challenges with diffuse water pollution from
agricultural run-off and on-farm incidents.
decrease greenhouse gas emissions from animal wastes through
better nutrient management.
support businesses to diversify and take advantage of existing and
emerging markets.
improve resilience to risks associated with leaving the EU.
maintain and enhance farmland biodiversity, habitats and historic
features.
continue to co-ordinate and embed best practice for the sustainable
management of soil resources through monitoring to inform a better
understanding.

Wellbeing of Future Generations (Wales) Act 2015
4.6

The Wellbeing of Future Generations Act (WBFGA) puts in place
seven wellbeing goals to improve the social, economic,
environmental, and cultural well-being of Wales. Progress is
considered against 46 separate indicators, including:
• Capacity (in MW) of renewable energy equipment installed.
• Concentration of carbon and organic matter in soil.
• The Ecological Footprint of Wales.
• Percentage of people who feel able to influence decisions affecting
their local area.
• Number of properties (homes and businesses) at medium or high
risk of flooding from rivers and the sea.
• Percentage of dwellings with adequate energy performance.
• Emissions of greenhouse gases within Wales.
• Emissions of greenhouse gases attributed to the consumption of
global goods and services in Wales.
• Areas of healthy ecosystems in Wales.
10
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• Status of Biological diversity in Wales.
• Percentage of surface water bodies, and groundwater bodies,
achieving good or high overall status.
Agricultural Land Classification
4.7

Land grades are based on the long-term physical limitations of the
land for agricultural use.7 Factors that affect the classification of an
area of land are climate (including temperature, rainfall, aspect,
exposure and frost risk), site (gradient, micro-relief and flood risk) and
soil (texture, structure, depth and stoniness, and chemical properties
which cannot be corrected), and interactions between these factors
such as soil wetness, droughts and erosion.

4.8

National planning policy defines the Best and Most Versatile (BMV)
agricultural land as land within grades 1, 2 and 3a. This is good to
excellent quality land which can best deliver the food and non-food
crops for the future. Grading describes what the land is potentially
capable of and does not necessarily reflect current usage. The
planning systems in England and Wales seek to conserve the BMV
agricultural land and prevent the loss of quality through agricultural
practice or other development.
Basic Payment Scheme

4.9

The Basic Payment Scheme (BPS) is financial support provided to
farmers to promote farming output. Until 2020 this was part of the EU
Common Agricultural Policy Direct Payments scheme. The BPS
supports the financial viability of farming in Wales and in return places
conditions on how farmland can be used.

4.10

The scheme is due to end in 2025, with details of a replacement
scheme as yet unknown. It is likely that there will be an increased
obligation to produce public goods and promote the SMNR principles
in future schemes.

7

https://gov.wales/agricultural-land-classification-frequently-asked-questions
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Net Zero targets
4.11

Welsh Government has set a commitment to nationally achieve net
zero carbon by 2050.8 Ahead of this the public sector in Wales has
the target of achieving net zero by 2030.9 By focusing on the public
sector’s own footprint there is acknowledgement of the important
wider influence and leadership role of the sector. The transition to net
zero will take government, communities and businesses working
together to change how we travel, shop, heat our homes, and
switching to lower carbon diets. In all cases, large reductions in the
amount of energy and natural resources we use is necessary to
achieve the targets.10
Local policy

4.12

The Local Development Plan was introduced in 2011 and is active
over a 10-year period, until 2021. It provides a detailed overview of
Monmouthshire County Council´s objectives for the development and
use of land. It is intrinsic to the sustainable development of the area,
as well as of Wales. It sets out strategic policies to ensure sustainable
building and economic development, biodiversity and environmental
enhancement and protection, sustainable transport and heritage and
culture preservation.

4.13

The main objectives of MCC outlined in the LDP are summarised in
the following list:
• Inward investment and creation of local employment opportunities
• Regenerating the rural economy by diversifying land-use and
increasing and improving the range and quality of employment
available
• Creating more affordable housing

8

https://gov.wales/wales-commits-net-zero-2050-sets-out-ambitions-get-there-sooner
https://gov.wales/sites/default/files/publications/2021-07/a-route-map-for-decarbonisationacross-the-welsh-public-sector.pdf
10 https://gov.wales/sites/default/files/publications/2021-03/the-path-to-a-net-zero-walesadvice-report.pdf
9

12

Vale of Usk Farm Options Study: Final Report

• Protecting and improving biodiversity by creating strategic wildlife
networks and corridors
• Maintaining the legacy and cultural integrity of the region
• Progressing towards a circular economy
4.14

The MCC Food Development Action Plan was introduced to map
out opportunities to increase local employment, enhance local wealth
creation and reduce food miles, as well as to improve food security.
The plan notes opportunities for sustainable food procurement and
increased use of local food in the public sector.

4.15

The plan is aligned with numerous important regional and national
policies: MCC Corporate Plan, Monmouthshire´s Climate Emergency
Strategy, Strategy for Social Justice, Vale of Usk LDS, the Welsh
Government Sustainable Growth Action Plan for the Food and Drink
Industry and the UK Government National Food Strategy.

4.16

The challenges and aims for Monmouthshire presented in the plan
are grouped in the table below.

Challenges

Aims

Lack of volume and continuity of local
supply chains
Increase in food security and poverty
Lack of strategic coherence in
sustainable land use
Procurement strategy focusing on cost
minimisation rather than local wealth
creation
Difficult to compete with supermarkets
as local food chains produce small
quantities
Much of Monmouthshire food is
processed outside of the county due to
the lack of facilities

Reduce food miles
Local wealth creation
Bring smaller producers to the plate
Engagement with schools for reducing
food waste, introducing circular pilot and
procuring local food into meals
Improve diversity of local food production
Improve food security
Create shorter supply chains
Manage biodiversity
Maximise benefits of the land by
controlling flood risk, for example
Increase profitability of small-scale
agroecological farming
Produce for the own public plate

4.17

Soon after the County Council unanimously passed a motion
declaring a climate emergency in May 2019, the MCC Climate

13
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Emergency Strategy was approved. The overall aim of the strategy
is to deliver a net carbon reduction by 2030 in Monmouthshire, but it
also coordinates action for climate adaptation in the region. The
strategy aligns with the Welsh Government´s target of Net Zero by
2030, as well as with the IPCC´s goal of limiting global warming to
less than 1.5 ºC.
4.18

The key areas for action addressed in the strategy are energy,
buildings, green spaces, waste, transport, travel, education,
procurement, and climate adaptation.

4.19

The Strategy for Social Justice was adopted in 2018 and is
operational until 2022. Core to the strategy is establishing resilient
and sustainable communities by reducing inequality, protecting
vulnerable people, increasing local prosperity, enabling communities
to live independently, and reducing the impacts on the environment.

4.20

The strategy also highlights inequalities existing between rural and
urban areas, the ageing population, increasingly lower wages
available locally, and the difference in school performance determined
by social background.

4.21

Some of the projects delivered by the strategy in the past years
include;
•

Community Focused Schools, which give the opportunity to children
and young people to engage in local projects and learn from the
skills and knowledge within the local community.

•

Tackling Loneliness and Isolation, bringing together older people
and children from foundation phase classes to enjoy arts, crafts and
exercises.

•

Tackling Poverty and Inequality during the School Holidays,
supporting families eradicate “holiday hunger” due to the lack of
free school provision during the summer holidays. MCC has
introduced programmes such as the School Holiday Enrichment

14
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Programme (SHEP), community picnics and other community
projects.
4.22

All the policies listed above have implications for the future use of
Lower House Farm and other holdings, with a recognised need to
focus on decarbonisation, environmentally sympathetic land
management, attention to well-being and development of short supply
chains.

15
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5.

Assets and SWOT

5.1

Taking the asset base described in the background section and ideas
generated through the stakeholder consultation, this section reviews
the potential use cases that different elements of the farm offer. Many
of these uses are non-exclusive and there is clear scope for a mix that
could render a range of outcomes in different combinations. Best
practice examples are included under the various themed headings.

5.2

The section includes a table with a SWOT analysis of potential uses
of land and buildings and a diagram showing the interlinkages
between the various alternatives. The themes considered are shown
below.

Figure 1: Themes for consideration

16
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Community and commercial horticulture
Community Growing
5.3

A portion of the land could be enabled for community-scale
horticulture and agriculture on a landshare or CSA basis, or similar.
Currently just 20% of the agricultural land in Monmouthshire is used
for crops and there are only nine primarily vegetable producing
businesses identified in the region. Increasingly, land is being used to
grow maize and other crops for animal fodder or as biomass for
energy production. According to the Climate Change Commission11,
almost two thirds of agricultural carbon emissions are from livestock.

5.4

Community horticulture offers the potential for developing short supply
chains for healthy, local food grown in ways which promote
biodiversity and soil carbon.

5.5

Consultations with professional growers suggest that approximately
two full-time jobs can be supported for each hectare of land under
cultivation, producing four to five tonnes of vegetables and fruit, or
enough for 150 vegetable boxes for distribution @ £12.50 each for
much of the year. The history of part of the site being in horticultural
production under the Welsh Land Settlement Trust demonstrates the
potential scale of the opportunity for growing here, subject to skills
and labour availability.

5.6

Although community-level production has had little application for
public food procurement to date, a project of scale could be
considered to deliver on this. The potential for supplying commercial
customers, for example the nearby Celtic Manor Resort, could also
ensure a baseload of demand to de-risk investment in growing.

5.7

On a more modest scale, self-sufficiency fits within the aims of the
FDP and connects with Monmouthshire’s long tradition of farmer’s
markets.

11

https://www.theccc.org.uk/wp-content/uploads/2020/12/Sector-summary-Agriculture-landuse-land-use-change-forestry.pdf
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Our Food is a project developed by the Conservation Farming Trust in
collaboration with MCC, the Welsh Government and Brecon Beacons
Natural Park. The project was set up to advance agroecological farming in
the UK as a way of facing pressures resulting from unemployment, reduced
local sourcing, end of subsidies and climate change.
Modelled on a successful project in Germany12, the key aim of the project is
to support and enable a good living through sustainable and small-scale
local production. To do so, Our Food provides access to best-practice case
studies and learning techniques, as well as facilitating a market network
through which local and small-scale producers can commercialise their
produce.
https://our-food.org/crickhowell/our-plan-build-a-new-local-food-economy/

5.8

Skills in horticulture are a critical problem, linked to some extent to the
disparity in levels of public support between farming and small scale
growing. A recent industry survey suggested that 70 per cent of
horticulture businesses were unable to secure the skilled labour they
require,13 and there have been many news reports regarding this
situation becoming much worse as a result of labour shortages
resulting from Brexit. However, community-scale growing can
address this problem, through small groups of self-employed growers
or small co-operatives providing profit shares to incentivise retention.

5.9

There is also scope to provide horticultural training on the site,
possibly in collaboration with Coleg Gwent or LANTRA. There are

12

https://www.besh.de/
https://www.landscapejuice.com/2013/05/horticulture-matters-report-highlights-skillsshortages.html
13
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currently no dedicated courses on regenerative growing techniques,
composting at scale or setting up CSA groups and this could provide
a useful source of both income and labour for the site.
5.10

Anecdotally, there has been a surge in interest in forming community
growing groups in recent years, but projects such as Our Food report
difficulties in securing access to land for growing – in fact the group
has set a target of securing 1,200 acres in the area to establish a
network of growers. Traditional farmers are reluctant to enter into
leasing arrangements for part of their holdings, and a project at Lower
House could provide an exemplar to de-risk the process for
landowners and encourage the provision of further parcels of land
across the county.

The Orchard Acre Market Garden is a small piece of land situated on the
edge of Llanvapley, near Abergavenny. The owners grow produce using
regenerative practices and a no-dig approach, which is aimed at improving
the quality and strength of the soil. They also grow without the use of sprays
or chemicals, although they are not certified organic. These methods are
seen as an effective way of coupling agriculture with biodiversity and wildlife
preservation.
They have adopted a Community Supported Agriculture (CSA) model for
the distribution of their produce. A CSA is a collaboration between the
producer and the consumer, where the consumer commits to purchasing a
certain amount of the harvest, so that the growers know that they will have
buyers for their produce. This is also a way to help ensure a supply of fresh
produce over an agreed period of time.
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https://www.orchardacre.com/

5.11

Engaging community members into horticulture can be an entry-point
for increased self-sufficiency, improved mental health and well-being
and better and healthier diets. The use of volunteer growers and
provision of training courses on site could help to alleviate potential
labour and skills shortages.

5.12

Use as allotments would generate greater revenue for the Council per
acre than current use, but demand may be limited given the rural
location.

5.13

The Hanley Landshare is located near Tidenham, in
Gloucestershire. Residents can rent plots of land from a two-acre
holding to grow their own fruit and vegetables. Any surpluses can
be sold through the farm shop on site, with growers receiving a
share of the profits.

https://hanleyfarm.co.uk/land-share/

Commercial Growing
5.14

Besides growing traditional vegetables, there is also potential for
diversifying the rural economy by introducing vegetables and novel
crops at field scale – such as hemp, truffles, bamboo, or organic
hops.
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5.15

Vineyard development is another option worth exploring.
Monmouthshire is already home to a number of award-winning wine
producers and the industry offers the opportunity to deliver substantial
income from relatively small parcels of land. The land adjacent to
Deadman's Barn presents a gently sloping, south facing aspect which
might favour development as a vineyard subject to further
investigation and soil analysis. The barn itself could be developed into
a winery / events space to add value. A growing interest in natural or
orange wines could offer a good fit with an overall theme of
regenerative / environmentally positive production.
Regenerative Agriculture

5.16

Regenerative agriculture takes a conservation and rehabilitation
approach to food and farming systems. It focuses on topsoil
regeneration, increasing biodiversity, improving the water cycle,
enhancing ecosystem services, supporting biosequestration,
increasing resilience to climate change, and strengthening the health
and vitality of farm soil14.

5.17

Stakeholders recognised that post-CAP support for farmers under the
Sustainable Farming Scheme, due in 2025, will reward farmers for
addressing climate change and biodiversity loss. Some agencies are
already developing separate schemes for carbon and phosphate
trading, using beneficial land use practice to provide environmental
credits for developers and food processors, for example.

5.18

Given the high quality, but “hungry” nature of the land, a regenerative
approach could offer a suitable use of the land and potential
demonstrator project for novel farming practices to address climate
change. This could be achieved through letting the land on favourable
terms to a tenant with an interest in such approaches.

5.19

The French government has developed an initiative entitled “4 per
1,000” which proposes regenerative farming practice on the basis that

14

Wikipedia
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a 0.4 per cent annual increase in soil carbon would halt the annual
increase of CO2 in the atmosphere15. Currently, many local authorities
in Wales are struggling to get to grips with the issue of sequestration
in order to meet the 2030 net zero targets and this could provide a
potentially valuable contribution.
5.20

There also is a growing body of research that establishes the
relationship between sustainable agricultural practices and the
production of more nutritious and healthy food, which is in the
interests of MCC and progress towards the goals of the WBFGA.

5.21

The most favourable outcome of utilising the land for food production
may be to do so in partnership with the public sector. This could
shorten the supply chain, diminish food miles, and foster a more
circular economy model that can be beneficial for the region.

5.22

Using the land to pursue sustainable food production practices could
also support policy development. Several stakeholders highlighted the
lack of a strategy or policies addressing sustainability in agriculture
and livestock farming, particularly in the latter. In addition to using this
land as an exemplar for future developments, it can also inspire policy
development addressing sustainability in the food production chain.

Colleymore Farm in Coleshill, near Swindon is a 295 ha National Trust
Farm which has recently been let on a 20-year lease to Andy Cato of
Wildfarmed, to grow regeneratively by drilling wheat into a permanent
living mulch provided by a herbal ley.16
The fields are grazed by traditional cattle in the early stages of growth and
wide spacings between rows allow for precision mowing using RTK
navigation to allow the traditional longstraw wheat to compete effectively.
Yields are comparable with organic systems generally, have very low
levels of inputs and are reported to build soil organic matter by 0.1 – 0.2
per cent annually, sequestering 8-17 tCO2 /ha each year.
At present, they are working with DEFRA to make their methods widely
available and are currently farming in Norfolk, Surrey, Sussex, Yorkshire,
15

Quoted in Wilding, Isabella Tree p.289.
https://www.fwi.co.uk/arable/establishment/drilling/how-farmer-grows-wheat-within-aherbal-ley
16

22

Vale of Usk Farm Options Study: Final Report

Leicestershire, Lincolnshire, Herefordshire and Gascony.

https://www.youtube.com/watch?v=PRmsHIhsjB0
Conservation Grazing
5.23

Grazing the land may not offer the best use of the site, due to the
quality of the soil and the fact that the land is better suited for
agricultural crop production. Nonetheless, it is worth considering the
benefits of conservation grazing within the domains of the farm. This
is grazing for the benefit of wildlife, landscape, biodiversity, and
heritage that occurs in natural and semi-natural grassland.

5.24

Habitat maps reveal areas of semi-natural grassland, and strategic
conservation grazing would foster these habitats. One of the key
advantages of this approach is that it does not require the council to
own a herd and can be done collaboratively with other farmers that
are already in possession of suitable animals. Grazing does not need
to happen on a regular, daily basis, and can be planned for times to
suit all involved parties.

5.25

The overall benefits of this are similar to those obtained with
biodiversity preservation and enhancement, and both land uses could
be looked at together.
Traditional livestock farming

5.26

Livestock production fits into the Food Development Plan as well as
with Monmouthshire’s traditional farming culture. Assuming that not all
of the land is dedicated to livestock farming, this activity is compatible
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with other land uses, such as biodiversity protection, crop production
and horticulture. The land has the infrastructure required for livestock
farming and the current tenant has expressed interest in the farm
continuing to be linked with livestock farming.
5.27

However, stakeholders recognise that production of commodity food
does not present a sustainable business model, in either the financial
or environmental sense. Post-Brexit trade deals are likely to mean
that Wales is increasingly unable to support economies of scale and
offer competitive prices in a global market without financial subsidy.

5.28

In addition, new slurry regulations will limit livestock farming in many
sites, because of the difficulties and costs of limiting run-off pollution.
According to a recent study by NRW, the river Usk has the highest
incidence of phosphate pollution in Wales, and livestock farming, and
intensive agriculture are two of the main reasons for this.
Consequently, using the land for livestock farming or nonregenerative and sustainable agriculture production is discouraged
from both an environmental and a financial standpoint.

Use of existing buildings
Repurposing
5.29

The use of the existing buildings will be influenced by the chosen use
of the land and the site as a whole. For example, if the land continues
to be used to support livestock farming, few changes will be required
to the range of agricultural buildings, since there is already the
required infrastructure.

5.30

Alternatively, if all or part of the land is used for horticulture, some of
the steel framed buildings could also be used for stocking, packing or
processing produce. These buildings are otherwise unlikely to be of
significant value.
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5.31

Some of the traditional buildings have potential uses for retail,
hospitality or tourism – to provide a restaurant, a shop for local
produce, food processing facilities, holiday cottages and
accommodation or event venues. Clearly this would require
investment in modernisation / conversion to render them fit for
purpose as part of a wider business plan.

5.32

Regardless of the use of the land, incorporating renewable energy
generation on the buildings should be encouraged for self-sufficiency.
Disposal

5.33

Disposal of the assets requires a long-term strategic approach to
considering Lower House in the wider context of the agricultural
estate held by MCC in the area. Basic options will include:
• Working towards inclusion of edge of village sites into the
forthcoming LDP.
• Considering all assets in the village as a whole and then
apportioning for best financial return:
- Lower House and Llanfair Farms, along with Colomendy
for sale with small parcels of land suitable for equestrian
use, for example (£1.5m est)
- Deadman’s Barn, pig sties and potentially buildings across
the lane for residential conversion (£600K est)
- New build potential on the site of the steel portal buildings,
which could potentially be considered a brownfield site

5.34

Including disposal of the land @ £8,000 to £10,000 per acre, the
combined sites might realise £3m - £3.5m, plus a further £0.5m to
£1m for the brownfield site if planning was secured.

5.35

An exhaustive analysis of the options will be vital to fully understand
the options, particularly a comparative EIA and a long-term cost
analysis. However, it is important in the current context to look beyond
purely financial considerations.
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Building development
5.36

One of the challenges faced at county level is a lack of affordable
housing, with demand for social housing from the Common Housing
Register shown as 2,435 units across the county. The Local Housing
Market Assessment states that “a significant issue for Monmouthshire
is the fact that house prices are high in relation to earnings so there is
a significant need for additional affordable housing in the County in
both urban and rural areas.”17 There is also a need to implement
sustainable and efficient accommodation, as stated in the Climate
Strategy, and a need to reduce energy and fuel poverty and fulfil
housing requirements under the LDP.

5.37

Whereas retrofitting existing dwellings is encouraged and an effective
way of increasing energy efficiency, new buildings which meet or
exceed current regulations ensure greater efficiency standards as well
as improving the availability of housing for local people.

5.38

There is potential scope to build a best-practice demonstrator of
sustainable housing design to provide affordable accommodation on
the site of the existing farm buildings (see case study below). This
would not have considerable impacts on landscape preservation or
land availability. Such development could be built to support those
working on the land (with resonances back to the Trewen
development in the village for the Land Settlement Trust).

5.39

Small scale development presents opportunities to trial innovative
sustainable designs, possibly through an architecture competition.
Down to Earth is a social enterprise which engages vulnerable
people in outdoor activity – especially low carbon construction to
achieve dual benefits of well-being and physical outcomes.

17

https://www.monmouthshire.gov.uk/app/uploads/2021/01/Local-Housing-MarketAssessment-2020-25.pdf
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A recent example is the construction of six semi-detached houses
for the Coastal Housing Group supported by Welsh Government
Innovative Housing Programme. The homes are designed to be
energy positive and use Welsh timber and natural insulation
materials.
https://downtoearthproject.org.uk/pennard/

Biodiversity preservation and enhancement
5.40

Biodiversity is an especially important aspect to consider in land-use
change projects. Monmouthshire is rich in biological diversity, and this
farm presents a chance to introduce regional habitats to the land. This
would protect local biodiversity and create hotspots where fauna and
flora can thrive. It would also generate wildlife corridors, which are
essential to the integration of a safe and prosperous biodiversity
network across Wales. Further research is required to fully
understand the biodiversity present at the land to provide a baseline
for development. Wales currently has some of the most cutting-edge
research available through the National Botanic Garden of Wales, and
its work on plant DNA barcoding, for example.
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5.41

Alongside the environmental benefits of a healthy local ecosystem,
biodiversity preservation is compatible with non-interventionist
production techniques and can be an incentive for tourism and
educational purposes. Prosperous biodiversity is linked with better
and healthier food, which also falls within the development interests of
MCC. It is most likely that any action to enhance and preserve
biodiversity in this land will have to be at a smaller scale or as a
product of regenerative agricultural practices so as to not interfere
with productive land.

Lower Smite Farm is a 150 acre, mainly arable farm situated in Smite Hill,
in Worcestershire. It was purchased in 2001 and has since been operated
to demonstrate the positive impacts that sensitive farming can have on
wildlife and the environment. The farm is funded by the Biffa Award and
Severn Waste Services, both through the Landfill Communities Fund, and
the National Lottery Heritage Fund.
The land is now comprised of multiple habitats, including replanted
orchards, wetlands, ponds, arable fields and bird food crops. The inclusion
of these habitats has resulted in biodiversity hotspots for both fauna and
flora.
Besides the environmental benefits of biodiversity preservation and
regenerative agricultural practices, the farm also offers walking trails for
visitors wanting to explore the different habitats and landscapes available. It
additionally has conference rooms and venues and an educational centre
for schoolchildren, teaching the importance of self-sufficiency and
gardening for wildlife.
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https://www.worcswildlifetrust.co.uk/nature-reserves/lower-smite-farm

Energy
5.42

In line with MCC LDP and the Climate Emergency Strategy, installing
large-scale renewable energy generation contributes towards a
reduction in emissions in the long term, as well as helping reduce
energy and fuel poverty. Renewable energy plants also create jobs,
particularly in the short term as sites are constructed, although there
is no evidence as to whether this labour could be sourced locally.
Renewables can also provide a source of income by selling energy
back to the grid, subject to connection cost and availability, or the
prospects for local energy networks or private wire arrangements.
Since the removal of FIT payments, it has become much more difficult
to make renewable energy schemes financially viable in terms of
straight energy export.

5.43

In the case of Lower House Farm, however, there is no suitable
access to the grid which would allow the development of a solar farm.
In addition, the quality of the land means it would be inefficient to take
it out of food production for energy use.
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5.44

There is the potential for small-scale energy generation on site:
• Solar panels could be added to the rooves of existing or planned
buildings, especially the range of south facing buildigns to the rear of
the farm house. Some form of energy storage would be required for
full self-sufficiency, if that was the aim.
• There is also scope to install a water source heat pump linked to the
existing borehole, or for ground source heat to supply any buildings.
• A small AD plant could be considered (run, for example, on food
waste).

5.45

Installing charging points for electric vehicles would build resilience
and future proof any development, Smart charging networks also
allow car batteries to be used to smooth demand cycles and make
more efficient use of available energy.
Tourism

5.46

Monmouthshire is considered the food capital of Wales and has an
excellent reputation thanks to its existing artisan food and drink
production. Utilising the land in a way that builds sustainable tourism
could be a positive outcome. This could include:
• Development of accommodation and camping facilities.There is
scope to develop a range of innovative glamping / accommodation
units based on sustainable construction from materials such as
straw bales, local timber and recycled materials. Accommodation
units could be an attraction in their own right and courses in
sustainable building techniques run in collaboration with providers
such as the Centre for Alternative Technology18, Ty Mawr Lime19 or
Down to Earth (see above)
• Creation of walking trails through different biodiversity hotspots, to
link to nearby Gray Hill and Wentwood, with guided learning walks
with local experts in biodiversity, foraging and history / archaeology

18
19

https://cat.org.uk/
https://www.lime.org.uk/
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• Residential courses in regenerative agriculture and community
growing
• Opening a farm shop and restaurant that uses locally grown produce
(potentially grown on the farm).
• Creation of an events space for courses / workshops and as a
wedding/celebration venue.
5.47

Any plans to enhance tourism in the region should be developed in
collaboration with the community of Llanfair Discoed. A sudden
increase in visitors can be disruptive to rural areas where accessibility
and hospitality infrastructure are limited.

Morán Berries is a blueberry farm located in Asturias, in the north of Spain.
They grow blueberries using organic and ecological techniques and can
thus only be bought in season. Although they sell directly to consumers
throughout Spain, they also run a come-and-collect option which allows
tourists to visit the farm between the months of May and September and
pick up and purchase the blueberries themselves.
https://www.moranberries.com/recogelos-tu-mismo/

Education
5.48

Education provision supports a mixed-use approach and can both add
value to other approaches through additional income and build
capacity through skills development.

5.49

For example, if part of the land is dedicated to regenerative or
innovative agricultural techniques, a positive outcome would be to
facilitate and teach the adoption of these methods to neighbouring
producers or other groups willing to learn.

5.50

Learning about the land and how to treat it can be a gateway to
learning about climate change and understanding the importance and
means of addressing climate change, or adaptation and mitigation. It
can also add value to a community and enhance local culture and
heritage. Teaching biodiversity enhancement and protection can
31

Vale of Usk Farm Options Study: Final Report

provide multiple learning outcomes for a variety of groups, including
schoolchildren.
Laverstoke Park Farm is spread over 2500 acres in the Hampshire
countryside. It produces dairy products, livestock and wine, utilising modern
organic and biodynamic techniques. The overall aim is to align the
production methods with nature and healthy environments, not only to
improve the quality of the output, but also to create the conditions for
biodiversity preservation.
Along with the production aspects of the farm, there is also the Laverstoke
Park Education Centre (LPEC), which welcomes educational groups of all
ages and other organisations such as caterers, free of charge. The LPEC
has a fully qualified education officer and offers educational tours and
hands-on activities through which visitors can learn about different farming
techniques and issues such as sustainable land management and healthy
food production.

http://www.lpec.co.uk/
Woodland creation
5.51

Central to the MCC LDP and the Climate Emergency Strategy is
sustainable development and net reduction in emissions by 2030.
Woodland creation can act as a carbon sink and foster local habitats
and biodiversity, contributing towards MCC environmental targets.
Trees can also contribute towards climate adaptation by reducing the
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severity of flooding and offering refuge from the sun to cattle and
livestock. Nevertheless, as is the case with installing large-scale
renewable energy generation, this alternative would take land out of
production and so may not be a good alternative for Lower House
Farm.
The Pontbren Project started out in 1997 and is set in grassland farms 10
miles west of Welshpool, which is one of the wettest areas of the UK. It
initially began with three neighbouring farmers that wanted to make their
farm businesses more sustainable; today, this partnership has brought
together 10 farmers and over 1000 hectares across the catchment.
The project is an innovative approach at woodland management and tree
and hedge planting to improve livestock farming, particularly by providing
shelter for grazing animals.

When the project began, only 1.5% of the land was woodland. By 2007,
120,000 trees and shrubs had been planted and 16.5 km of hedges
created, increasing the amount of woodland to 5%. No loss of agricultural
productivity has been recorded.
This project has not only improved farming businesses in the region but has
also enhanced wildlife habitats and has reduced water run-offs during
heavy-rain periods, which has increased the capital value of the land. It has
also greatly diminished the risk of accidental breaches of biosecurity and
water pollution.
https://www.woodlandtrust.org.uk/publications/2013/02/pontbren-projectsustainable-uplands-management/
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SWOT Analysis of Themed Options
5.52

The table below provides a brief analysis of the relative merits of each
themed option. It is, however, difficult to assess each of these in
isolation, as the farm and wider estate in the ownership of MCC can
provide added value through a whole estate, strategic assessment.
Strengths

Energy

Opportunities

Alignment with

Potential for mixed

MCC road-to-zero

land use (solar and
grazing).

Weaknesses
No clear access to grid.
Not very compatible
with landscape

Small-scale renewable

preservation and

energy for self-

agricultural production

Threats
High quality land –
not very efficient to
take it out of
production

sufficiency
Tourism

High compatibility

Can be a result of

Need for

Increasing affluence

with mixed land-

successfully

infrastructure

in rural areas can be

use.

implementing other

investment to develop

detrimental –

land-uses.

facilities.

necessity for a

High compatibility
with MCC strategic

Strong alignment with

aims

Monmouthshire’s

holistic plan of
action

food and drink
industry
Regenerative
Agriculture

High compatibility

Regenerative

Long-term nature of

Sourcing

with mixed land-

agriculture has

intervention may

experienced labour

use

noticeable positive

require 25-year lease,

impacts on human

tying up land for future

health and

options

High compatibility
with MCC strategic
aims (Climate
strategy, Food

sustainable

Potential for

RDP)

collaboration with

Foster shorter
supply chains

compared with
intensive
alternatives

development.

development plan,

Lower yields

public sector
procurement

Community

Foster shorter

Create community

Little compatibility

Location may make

horticulture

supply chains

resilience

with public sector

labour supply

procurement

challenging

Increase self

Potential for rural

sufficiency

economy

Difficult to scale.

diversification
Profitable revenue
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Building

Compatibility with

Creation of efficient

Little compatibility

Risk of affecting

development

MCC strategic aims

housing.

with biodiversity

landscape

on current

(Climate strategy,

preservation and food

preservation

brownfield

RDP)

area

Compatibility with
small-scale renewable
energy generation.
Provision of

production.
Short term emissions
increase

Planning restrictions
and local opposition

affordable social
housing
Conversion of

Avoids new builds

Provides housing or

Retrofitting is

Dependent on wider

existing

(less use of

employment

expensive

use of assets, as

buildings

resources)

opportunities
Compatible with low

Not as energy efficient
as new build

scale RE generation

would take farm
buildings out of
commission

Biodiversity

Biodiversity has

Increase landscape

Should be done at

Lack of opportunity

preservation

substantial

resilience

small scale in order to

on current site

make it compatible

beyond shelter belts

with other land uses

and hedgerows.

influence on
human and
environmental
health

Can have positive
influence in the
quality of food
production

Alignment with
MCC strategic aims
Conservation
Grazing

Can help create

No need to manage a

Discouraged to turn

Limited income

resilient habitats

herd on site and can

large portions of land

potential

be done

into grassland

Compatible with
other land uses
Avoid issues of
slurry management

collaboratively.
Can be done at
strategic times of the
year

Traditional

Alignment with

Introduce new

Farmers in Wales

Uncertainty over

livestock /

MCC FDP

farming techniques

depend heavily on

livestock farming

into the region

subsidies

due to Brexit

No clear road-to-zero

Commodification of

for livestock farming

food is not highly

mixed
farming

Compatible with
other land uses
Foster shorter
supply chains

advised, particularly
for international
markets
Increase of slurry
and phosphate runoff
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Education

Compatible with

Long-term benefits

Would very likely

Depends on wider

other land uses

and potential income

require either new

land use

streams

buildings or retrofitting

Beneficial for the

existing ones

local community
Woodland

Alignment with
MCC climate
emergency
Climate adaptation

Carbon capture

Not compatible with

The quality of the

and storage

productive agriculture,

land is an

other than silvopasture

impediment for

type farming

large-scale tree
planting

Good for
biodiversity
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6.
6.1

Whole Farm Approach
This section presents a SWOT analysis of the different land
management alternatives that the council should consider at a whole
farm level. However, it should be considered that the assets are wider
than this farm alone, or indeed the combined assets of Lower House
and Llanfair Farm. Through a longer-term strategic approach, there is
the scope to incorporate the whole of MCC’s farm assets (believed to
be some 1,000 ha) into a phased masterplan to maximise
sustainability outcomes for the long term, whilst maintaining an
income at least comparable with that currently achieved.
Selling the land

6.2

This includes selling the totality of the buildings and land or segments
of it to private entities to maximise income.

Strengths

Weaknesses

Reduced administrative and bureaucratic

No long-term monetary benefits

burden on the council
Reduction of potential liabilities

Opportunities

Threats

Short term monetary benefit of £3 – 3.5m

Lose control over the land

Short-term “meanwhile” letting of land to allow

Miss out on opportunity to develop this land in

consolidation of holdings, to maximise capital

a way that fits MCC policy aims

receipts.

Re-letting the land on current terms
6.3

This means entering a new long-term tenancy lease for similar use to
the current one and without special conditions. This is the businessas-usual option, which could be applied to the land in conjunction with
selling the buildings in the option above.
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6.4

A major disadvantage of this approach would be the loss of control of
the land for an extended period, which would prevent a more strategic
vision from being developed for the wider MCC agricultural estate.

Strengths

Weaknesses

Reduced administrative and bureaucratic

No significant short-term income

burden on the council

Re-enter a long-term tenancy

Opportunities

Threats

Secure long-term income for the Council

Lose control over the land for an extended

Opportunity to increase annual rent from
current level of c£7,500 to £12,500.

period
Miss-out on opportunity to develop this land in
a way that fits MCC aims

Letting the land with conditions on use
6.5

This means entering a new long-term tenancy through a partnership
approach and not losing total control of the land over the lease. The
overall benefit of this management alternative is that the council can
deploy several strategies regarding sustainable land use, nonpolluting farming techniques or climate change adaptation measures.

Strengths

Weaknesses

Increase control over the land use to fit MCC

No significant short-term income

strategic aims

Re-enter a long-term tenancy

Opportunities

Threats

Secure long-term income for the Council

Lose partial control over the land

Improved environmental and carbon

Increased bureaucratic and administrative

sequestration performance

workload for the Council

Keeping the land under Council control
6.6

This option was widely seen as the most positive by interviewees. The
most significant benefit of this approach is that MCC retains full
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operational control over the land and can use it to align with its
policies and development aim. This also means that the land can be
used in a way that serves a broader environmental and public good
beyond immediate monetary return.
6.7

The approach would require several partnerships to be developed,
possibly through a special purpose, not for profit vehicle.

Strengths

Weaknesses

Absolute control over the outcome of the land

No significant short-term income for MCC

Scope for flexible development within the
context of integrating the wider MCC
agricultural estate.

Opportunities

Threats

Align the land with MCC strategic aims

Increase bureaucratic and administrative

Develop strong innovative partnerships to drive
collaboration with community groups
Develop a centre for best practice in

workload for the Council
Potential lack of capacity and funding to
operate the land

regenerative farming

6.8

An options appraisal of the alternatives listed above, comparing each
against the same criteria is presented below. Green means absolute
fulfilment; orange means partial fulfilment; and red means no or
negligible fulfilment.

6.9

The option “Keep the land” is influenced by the fact that MCC would
pursue land uses that align strategically with their sustainable
development goals. Following that option, “Re-let the land with
conditions” would have the most potential to be positive for
Monmouthshire, since MCC would be able to influence certain
aspects of the land use in order to make it more beneficial for the
region.

6.10

On the other side of the spectrum, “Sell the land” would be considered
as the least optimal use of the farm, since no control beyond legal
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frameworks can be imposed. This is a severe limitation on fulfilling
development goals and the Net Zero commitment at county level,
particularly from an environmental and community perspective.
6.11

The quality and quantity of local job creation depends heavily on
what is developed in the land following the purchase, but the biggest
incentive for selling the land would be the short-term income. This
option was discouraged during the interviews with key stakeholders.

Sell the land

Re-let the land

Re-let the land
with conditions

Keep the land

Short-term
income
Long-term
income
Local job
creation
Community
building
Strategic
alignment
with MCC
Alignment
with
sustainable
development
Skill
development
Healthier
community
Social and
public value
creation
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8.

Recommendations

8.1

This section presents recommendations for MCC based on the
analysis of the farm’s context, policy, and options discussed above.
A wider consideration

8.2

Given the range of policy commitments to sustainability, ownership
should remain with MCC to maximise long term financial,
environmental, and societal benefits.

8.3

This includes ownership of the whole farm site with no division
through selling individual sections in the short term. This approach
would allow other options to come to fruition and to consider the wider
agricultural estate in its entirety, ideally commissioning a masterplan
for the c1,000ha holding and associated buildings.

8.4

A full consideration would allow a rationalisation of buildings to
minimise liabilities, whilst maximising the potential for a range of
collaborative and community-led activities to build short supply
chains, sequester carbon and build soil carbon, develop sustainable
employment for local people and address some affordable housing
needs through innovative building programmes.
The Lower House site

8.5

In the shorter term:
• A more comprehensive and consultative study of the site needs to
be undertaken to develop a phased business plan for development
of the farm, with full consideration of the financial implications and
the policy imperatives to drive an innovative approach
• a full biodiversity study of the site needs to be undertaken in order to
gain full knowledge of current and potential assets. This will also
identify what and where remediation work needs to be carried out
• Governance and management structures will need to be agreed, to
ensure that risks to the council are minimised whilst maximising
potential for innovation
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• A range of potential partners should be engaged with, to work up
individual elements of the whole farm plan, including collaboration to
ensure maximum additionality is achieved beyond the value of each
individual activity.
8.6

Explore a flexible, phased programme of development with multiple
partners to facilitate the diversification of use of the core farm site.
Example uses that could complement each other are a vineyard (3-5
ha), small scale commercial and community horticulture (of perhaps 5
ha initially), and education (across the site). These could be
developed early on without compromising the wider picture.

8.7

Consider an agricultural tenancy for the wider land holding, with some
flexibility to increase horticultural space within this. Ideally a tenancy
would be developed on a partnership basis with a tenant committed to
regenerative agricultural techniques as a pre-requisite and with
carbon KPIs as performance measures. The initial holding, although
relatively small, could be made more attractive through positioning as
a pilot, with potential for additional land to be included over time if the
practice was successful.

8.8

Explore the scope for supply of food and drink into the public sector
and local commercial clients. By scoping out the level of demand
through the Monmouthshire data project, it should be possible to
devise a means of de-risking investment in the growing of fruit,
vegetables and other produce for commercial supply. This would also
allow for planned scaling over a period of time.

8.9

Install renewable energy sources for heat and electricity that will meet
the usage demands of the site.

8.10

Explore building development in the form of retrofitting existing
structures for energy efficiency and sustainable use by
partners/tenants.

8.11

New building development should be restricted to previously
developed areas and be focused on the most sustainable practices
and outcomes possible. New build properties should be restricted to
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demonstrator purposes and ownership retained by MCC or social
partners.
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