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Executive Summary 

 

i. This Planning Statement accompanies an outline 

planning application for residential development, 

vehicular access and Infrastructure on the land 

adjacent to Brecon Road, Builth Wells. 

 

ii. The site lies adjacent to the settlement boundary in the 

UDP and in the emerging LDP.  

 

iii. In terms of the principle of development, the application 

must be determined in accordance with the 

development plan, unless material considerations 

indicate otherwise. There are significant material 

considerations which weigh heavily in favour of the 

grant of planning permission. 

 

iv. The Council only have 1.9 years of housing land supply 

and PPW TAN 1 states that the need to increase 

housing land supply should be given ‘considerable’ 

weight in the determination of planning application. 

Following expiry of the UDP on 30
th

 June 2016, the 

Council will be deemed to have no housing land 

supply. 

 

v. The UDP identified allocated sites capable of 

accommodating 203 dwellings but has delivered only 

67 dwellings in the plan period resulting in a 

demonstrable under supply of housing which is forcing 

up house prices and pricing young couple and young 

families out of the market. 

 

vi. The emerging LDP fails to address the past shortfall in 

housing delivery as it identifies insufficient housing land 

to serve the town and many of the sites that have been 

identified are subject to serious concerns regarding 

their deliverability. 

 

vii. Based on the latest JHLAS without planning permission 

being granted, it is feasible that no new houses wll be 

constructed in the town over the next 5 years. 

 

viii. The application proposed 30% affordable housing in 

the area with a significant unmet need and demand for 

affordable housing. 

 

ix. The application site is not subject to any significant 

constraints and is available for development 

immediately upon the grant of any subsequent 

reserved matters application. 

 



x. For the above reasons, the Statement concludes that 

planning permission should be granted for the 

development proposed. 



Introduction 

 

1.1 This Planning Statement accompanies a planning application 

submitted on behalf of Mr and Mrs J G Evans for outline 

planning permission for residential development, vehicular 

access and infrastructure at land on Brecon Road, Builth Wells. 

 

1.2 This application is submitted in outline will all matters apart 

from access reserved for future matters. 

 

1.3 The application site comprises one field parcel to the east of 

Brecon Road, at south-eastern edge of the market town of 

Builth Wells. Currently, the land lies adjacent to the settlement 

boundary for Builth Wells, as identified in the Powys County 

Council Local Development Plan (LDP) & UDP. 

 

1.4 The application is submitted in response to the current 

absence of a 5-year housing land supply in Powys and a need 

to deliver housing in the short to medium term, practically to 

met affordable housing requirements. 

 

1.5 The planning application comprises the following set of 

drawings 

 

 

Table 1: Application Drawings 

Drawings title Drawings No. Prepared by 

Proposed Site Layout L019/1.1.100 Rev B DHA 

Proposed Location 
Plan 

L019/1.3.01 DHA 

   

 

1.6 in addition, the application is accompanied by the following 

supporting documents: 

 

 

Table 2: Application Documents 

Document Title Document Ref / Date Prepared by 

Design and Access October 2016 DHA 

Arboricultural Report June 2016 Tree Dimension 

Landscape & Visual 
Appraisal 

October 2016 Lingard Styles 

Ecological 
Assessment 

October 2016 Turnstone Ecology 

Transport Statement November 2016 Entran 

   

 

 

 

1.7 The purpose of this Planning Statement is to provide additional 

and complementary information to the planning submission. 

 

  



Site Description 

 

General location and context 

 

2.1 The application site lies at the south-eastern edge of the 

historic market town of Builth Wells. 

 

2.2 Builth Wells is a town and electoral ward in the County of 

Powys, situated within the historic boundary of Brecknockshire 

in Mid Wales. The town has developed around the confluence 

of the River Wye and the River Irfon, in the upper section of the 

Wye Valley. The town serves a large outlying rural population 

in Mid Wales and plays an important role in the regional 

economy. In the latest census, the town had a population of 

2,568. 

 

 

The Site 

 

2.3 The application site compromises 1 no. field parcel extending 

to 2.3 hectares, located on grid reference co-ordinated E: 

303330, N: 250602. The site lies to the south of the residential 

estate at Brecon Road named Hillview. 

 

2.4 The boundary to Brecon Road comprises a wide highways 

verge and sloping embankment featuring self sown trees and 

an indigenous hedgerow. To the North of the application site 

there is an existing residential estate by the name of Hillview. 

This is a modest estate of 28 detached bungalows set in large 

gardens.  

 

2.5 There are also a small number of more isolated homes and 

farmsteads which are located further South on Brecon Road 

typically associated with roads and lanes that extend south of 

the town of Builth Wells.  

 

2.6 The site occupies the Western and Central part of a larger 

single pasture field. Access to the site is currently via a field 

gate in the north western corner which provides access from 

the B4520 Brecon Road. 

 

2.7 The site slopes from its western edge and to its eastern edge 

to form an east facing slope. The highest part of the site is at 

approximately 180m AOD in its south-western corner, the 

lowest part of the site is at approximately 150m AOD on its 

eastern boundary. This point coincides where the field beyond 

the site comes more level further east. 

 

2.8 The northern boundary of the site is marked by a post and wire 

fence and mixed hedge which forms the garden boundaries to 

the neighbouring Hillview residential development. 

 



2.9 The western boundary of the site is marked by a dense native 

hedgerow of approximately 1.5m – 2m height on the other side 

of which is the B4520 Brecon Road. 

 

2.10 The southern boundary of the site is marked by a dense native 

hedgerow between 1.5m and approximately 3.5m in height 

which is followed by electricity pylons carried by timber H 

poles. 

 

2.11 Beyond the southern boundary are further pasture fields. The 

eastern boundary of the site is open as the pasture field 

continues to the east where there is a defunct hedge and areas 

of trees and shrubs. 

 

2.12 The site is not crossed by any public rights of way. 

 

2.13 To the west of the site Brecon Road has a minimum width of 

6m it has no footways either side of the carriageway in the 

position of the application site. 

 

2.14 Brecon Road in the vicinity of the site and its potential point of 

access is within a 60mph speed limit. The current position of 

the 30mph and 60mph speed limit change is located at the 

southern most boundary of Hill view. 

 

2.15 All local road north of the access road serving the Hillview 

development benefit from footways along their entire length 

and this also includes a signalised pedestrian crossing at the 

signalised junction for the Spar supermarket further north of 

the application site. 

 

Local Facilities & Services 

 

2.16 The site lies within reasonable walking distance of facilities and 

services provided in the town, as illustrated within Figure 4.2 of 

the Transport Assessment which shows walking distance 

isochrones from the centre of the application site to local 

facilities and services. The High Street is located within 640m 

walking distance of the site whilst the Primary School and High 

School are located within 1100m and 900m respectively. 

 

2.17  In terms of accessibility, the submitted Transport Assessment 

illustrates that the site is accessible for cyclists  and in terms of 

specific infrastructure, cycle routes local to Builth Wells and the 

development site are: 

 

 The National Cycle Network (NCN) Route 8 – 

Builth Wells to Glasbury; 

 

 The National Cycle Network (NCN) Route 43 – 

Llanwrtyd Wells to Builth Wells; and 

 



 The National Cycle Network (NCN) Route 42 – 

Builth Wells – Gloucester – Cinderford-Chepstow – 

then North through Abergavenny to joining route 8 

at Glasbury. 

 

2.18 From the town centre, a number of bus services provide 

services to local towns and beyond. These are summarised in 

the accompanying report from Entran but to confirm Routes 44, 

48, and T4 serve the town and provide connections to other 

regional centres. Table 2.1 of the submitted Transport 

Statement provides full details of the available bus services. 

 

Planning history 

 

2.19 The site has no recent planning history. 

  



Application Proposal 

 

The Proposal 

 

3.1 The planning application is proposed to be made in ‘outline’ 

with only the means of access to the site considered at this 

stage. All other matters will be considered at ‘reserved matters’ 

stage. 

 

3.2 The application is supported by an ‘indicative’ site layout and a 

full suite of technical supporting documents which illustrate that 

the site is capable of accommodating approximately 40 

dwellings along with associated car parking and landscaping. 

 

 Access 

 

3.3 Vehicular access to the site is proposed via a new priority 

junction with Brecon Road as illustrated on the application 

plans. At present visibility splays of 2.4 x 74m and 2.4x77m 

respectively can be achieved in both directions. This is in 

accordance with the manual for streets for the 85
th

 percentile 

speeds recorded. 

 

 Traffic Calming 

 

3.4 The recorded traffic speeds from June 07 2016 – June 13 2016 

are as per the Transport Statement attached. As part of this 

application it has been considered that the location of the 

existing 30mph / 60mph speed limit change should be 

relocated further south along Brecon Road to bring the 

proposed development wholly within the 30mph speed limit. 

The traffic speeds recorded are in fact 50% higher than they 

should be at +15mph and +16mph. Although the requisite 

visibility can be achieved via the proposed access to accord 

with manual for streets standards it is essential that a form of 

traffic calming can be implemented. In this regard an entry 

feature is proposed that will reduce speeds entering the 30 

mph zone to protect all existing and proposed road users along 

Brecon Road in this location. Details of the proposed relocation 

of the speed limit are included within the appendix to the 

transport statement. 

 

3.5 In addition to the above it is proposed to extend the existing 

footway to link the proposed development with the adjacent 

Hillview estate. This will the provide a continuous footway all 

the way to the local facilities and amenities located close to 

and within the town centre of Builth Wells. 

 

 Mix 

 

3.6 Details concerning layout, scale, appearance and landscaping 

will all be reserved for approval via any subsequent reserved 

matters application. Notwithstanding this, the illustrative layout 



(Drawing No. L019 /1.1.100 Rev B) submitted in support of the 

application shows a development of approximately 40 

dwellings with an indicative mix of development as indicated in  

the table below. 

 

 

Table 3: Dwelling Mix (indicative) 

Dwelling Type No. of Units 

3 bed bungalow 9 

3 bed semi 12 

2 bed semi 10 

4 bed detached 5 

5 bed detached 4 

 

 

3.7 The above mix has been developed to provide a variety of 

house types and sizes and in direct response to localised 

market demand. By speaking with Local Agents it has been 

confirmed that there is a strong demand for bungalows as well 

as smaller starter homes and family houses in the town.   

 

 Layout 

 

3.8 The alignment and design of the internal access road and the 

design and layout of the proposed houses will be subject to 

detailed design as part of any subsequent reserved matters 

application, however, submitted indicative layout provides an 

indication of how the development could be laid out. 

 

3.9 The internal access of the site is proposed, for the majority, as 

a 6m wide adoptable highway widening at bends to 

accommodate the swept path of large vehicles, such as refuse 

vehicles an delivery lorries, which may need to serve the 

development. 

 

3.10 Off the main spine road, the illustrative layout shows a number 

of further access roads, some adopted and some designed as 

private drive to serve the proposed dwellings. All access roads 

are designed to accommodate turning facilities to allow 

vehicles to enter and exit the site in a forward gear. There is an 

opportunity for shared surfaces or shared spaces throughout 

the development but this will be a reserved matter. 

 

 Parking 

 

3.11 Vehicle and cycle parking provision will be a matter to be 

considered in any subsequent reserved matters application. 

However, the indicative layout illustrates car parking provided 

in accordance with CSS Wales Parking standards, i.e. 1 space 

per bedroom up to a maximum of 3 spaces per dwelling / in 

respect of visitor parking, this must be provided at a rate of 1 

space per 5 dwellings. The internal road layout had been 

designed to be 5.5m wide which, in accordance with Manual of 

Streets (Ref. Figure 7.1), is wide enough for a car and a large 



vehicle such as a refuse vehicle or delivery lorry to pass. On 

this basis, visitor parking can be accommodated on-street. In 

terms of cycle parking, each proposed dwelling is provided with 

ample parking amenity space which can accommodate either 

garages or garden sheds which will provide space for secure 

storage of bicycles. 

 

3.12 In terms of pedestrian provision, 2m wide footway will be 

included on one or both sides of the internal access road for its 

entire length. Where appropriate a number of shared use 

private drives, where the needs of pedestrians and cyclists 

supersede the vehicle will feed into the main spine road. 

 

3.13 Walking and cycling connectivity will be from a single point of 

access onto Brecon Road where the existing  verge shall be 

converted into a metalled footway to an adoptable standard to 

provide a physical link to the rest of the town. This is proposed 

so as to provide a continuous traffic free link into Builth Wells 

(and its associated amenities). This shall keep vehicle 

intimidation to a minimum with the aim to encourage and 

prioritise walking and cycling. 

 

 Density 

 

3.14 Whilst density is not a matter to be considered at outline stage, 

the scheme as presented in the illustrative layout represents a 

medium density development of 17.39 dwellings per hectare 

(dph). This seeks to strike a balance between making the best 

use of available land whilst also encouraging the sufficient land 

is set aside to provide strategic landscaping and to reflect the 

prevailing scale and gain of development nearby. 

 

 Trees & Landscaping 

 

3.15 Whilst landscaping is a reserved matter, the application is also 

supported by an indicative Landscape Mitigation Plan from 

Lingard Styles. This is included as part of the Landscape and 

Visual Appraisal from this consultant which is appended to this 

application pack. This proposes strategic landscape planting to 

mitigate any negative effects of development over the long 

term.  The retention of the existing trees and hedgerows as 

well as strengthening boundaries with native landscaping is 

seen as vitally important in order to mitigate any visual impact 

of the development on the immediate and wider landscape. 

This also provides screening of the development from nearby 

residential properties especially at Hill View. The proposed 

development on the site will therefore not result in any 

significant loss of any trees or hedgerows. 

  



Summary of supporting document 

 

4.1 The following section intends to provide a brief overview of the 

supporting documents which have been prepared to 

accompany the planning statement for the proposed 

development. 

 

Design and Access Statement 

4.2 A design and Access statement has been prepared by Hughes 

Architects to accompany the application. The DAS considers 

the context and characteristic of the site and appraises the 

development against the relevant design and access policies 

contained within the development plan. 

 

Transport Assessment 

 

4.3 Early pre-application consultation with Powys County Council 

Highways Authority and with the North and Mid Wales Trunk 

Road Agency has established that the proposed development 

needs to be supported by a transport Statement. Entran Ltd 

have produced such a document which details the transport 

characteristics of the proposed development and its potential 

impact on the surrounding transport networks and is included 

within the application pack. 

 

4.4 In addition, an automatic traffic count was undertaken on 

Brecon Road during the period 07th – 13
th

 June 2016. The 

counter recorded both the volume and speed of traffic past the 

application site. The 85
th

 percentile ‘wet weather’ speeds of 

vehicles travelling along Brecon Road past the application site 

were recorded as 40 mph in a north bound direction and 

46mph in the south direction. This does show that cars are 

travelling above that of the enforceable 30mph speed limit.  

 

4.5 The Transport Statement considers the capacity of the local 

and wider highway network to accommodate traffic generated 

with the development. Based on an approximate development 

of 40 dwellings the Transport Statement concludes that the 

development could generate up to 23 vehicle trips (two-way) in 

the morning peak period and up to 25 vehicle trips (two-way) in 

the afternoon peak period. In respects of possible impact of the 

development on the road network it is confirmed that the 

increase in traffic will not be detrimental to the local highway 

network.  

 

 

 Drainage Strategy Report 

 

4.6 Given the proximity of the application site outside of any flood 

risk areas and within the general confines of a location which is 

adequately served by mains utility infrastructure there is no 

drainage strategy report accompanying this application.  

 



4.7 In terms of Foul drainage a Pre Application Consultation with 

Dwr Cymru Welsh Water has established that there is sufficient 

capacity in the foul sewerage system to accommodate the 

proposed development once network improvements are 

complete by March 31 2017 

 

4.8 In regards to surface water drainage, no soak away tests have 

been undertaken within the application site depending on 

outcomes from a reserved matter application which detail 

design and final road position can be determined.  

 

 Landscape and Visual Assessment 

 

4.9 The application is supported by a Landscape & Visual 

Assessment prepared by Lingard Styles Landscape Architects. 

This provides a specific assessment of the potential landscape 

and visual impact of the proposed development. Detailed 

desktop surveys were carried out of published material on the 

landscape of the site and its wider context. Fieldwork enabled 

the recording of various landscape elements such as 

topography, land use and vegetation. From the analysis of the 

combination of material, it was possible to carry out an 

evaluation of landscape character and assess the predicted 

effect of the proposed development. 

 

4.10 The report concludes that the development proposal complies 

with the raft of applicable national, regional and local planning 

policies related to the landscape and that the overall effects on 

the surrounding landscape will not be significant. 

 

4.11 The protection, retention and enhancement of existing mature 

landscape features is a key feature of the landscape and visual 

mitigation which once established will result in no significant 

visual impact on residential receptors or on users of the 

road network. 

 

4.12 A Preliminary Ecological Assessment has been undertaken by 

Turnstone dated July 2106. This has assessed whether the 

proposed development impacts on any protected sites, species 

and habitats. The report found that the site comprises 

ecologically poor improved grassland and that given that the 

majority of hedgerows and trees are retained and protected the 

proposed development will not have a significant impact upon 

the sites species and habitats.  

 

4.13 The report concludes that the Powys BAP lists 7 habitat action 

plans but none of these habitats will be significantly affected by 

the proposed development. The site is also not designated for 

wildlife interest at an international, national or local level and 

that no legally protected plants or species were identified and 

so the impact of the development upon such is low. The report 

concludes that there are no ecological reasons why this site 

cannot be development for residential purposes. 



 

  

 Arboricultural Survey 

 

4.14 An Arboricultural report dated June 2016 is included as part of 

the application pack. The site comprises several trees with 

preservation orders and the report concluded that trees 1009 

and 1011 are in poor health and recommends their removal. A 

separate application to remove these trees shall be submitted 

to the Local Authority upon the granting of a positive outcome 

for this application. 

 

4.15 The authors of the Arboricultural report, Tree Dimension, have 

assessed each of the trees in turn as follows: 

 

 6 no. were assessed as Category A (High Quality and Value) 

 3 no. were assessed as Category B (Moderate Quality and 

Value) 

 1 no. was assessed as Category C ( Low Quality and Value 

and; 

 1 no. was assessed as Category U (Unsuitable for retention). 

 

4.16 Advice in relation to root protection areas is included within the 

Arboricultural report. 

 

 

 Summary 

 

4.17 Given all of the conclusions in the reports referred to above 

there are no technical obstacles to the grant of planning 

approval for residential development on this site.  

 



Planning Policy Framework 

5.1 The planning policy framework for the determination of this application is 

provided by national planning guidance, together with the statutory 

'development plan'. 

5.2 National planning policy is contained within the eighth edition of Planning 

Policy Wales (PPW), published by the Welsh Government in January 2016. 

PPW is supported by 21 topic-based Technical Advice Notes (TANs), which 

are also relevant. 

5.3 The statutory 'development plan' for this site is currently provided by Powys 

County Council's Unitary Development Plan (UDP) which was adopted on 1st 

March 2010. 

Planning Policy Wales (PPW) 

5.4  PPW is the principal planning policy document of Welsh Government       

that should be taken into account in the preparation of development 

plans and in the determination of planning applications and appeals.  The 

main thrust of PPW is to promote sustainable development by ensuring 

that the planning system provides for an adequate and continuous supply 

of land available and suitable for development. It dictates that available 

land must meet society's needs in a way that is consistent with overall 

sustainability principles. 

5.5 PPW identifies the overall basis on which the planning system is to operate. It 

confirms at paragraph 1.2 2 that: 

"The planning system must provide for an adequate and continuous supply of 

land, available and suitable for development to meet society's needs. 

5.6 Paragraph 4.7.7 of PPW relates specifically to opportunities for                                                          

reducing car use within rural areas and increasing the use of public transport, 

walking and cycling, advising. 

"In rural areas the majority of new development should be located in those 

settlements which have relatively good accessibility by non-car modes when 

compared to the rural area as a whole." 

5.7 Chapter 9 of PPW relates specifically to Housing. The Welsh Government's 

approach, as set out in the National Housing Strategy is to: 

 "provide more housing of the right type and offer more 
choice, 

 improve homes and communities, including the energy 

efficiency of new and existing homes, and 

 improve housing-related services and support, particularly 

for 

 vulnerable people and people from minority groups." 

 

5.8 In regard to housing development, chapter 9 of PPW states that LPA's should: 



'...promote sustainable residential environments, avoid large housing areas of 

monotonous character and make appropriate provision for affordable 

housing...Local planning authorities should promote: 

 mixed tenure communities; 

 development that is easily accessible by public transport, cycling and 
walking, ...; 

 mixed use development so communities have good access to employment, 

retail and other services; 

 attractive landscapes around dwellings, with usable open space and regard 

for biodiversity, nature conservation and flood risk; 

 greater emphasis on quality, good design and the creation of places to live 

that are safe and attractive; 

 the most efficient use of land; 

 well designed living environments, where appropriate at increased 

densities; 

 construction of housing with low environmental impact (see 4.12); 

 reducing the carbon emissions generated by maximising energy efficiency 

and minimizing the use of energy from fossil fuel sources, using local 

renewable and low carbon energy sources where appropriate; and 

 'barrier free' housing developments, for example built to Lifetime Homes 

standards." 

5.9 Paragraph 9.2.8 within the housing chapter provides specific advice on the 

search sequence that should be applied to identifying sites for housing. The 

advice states that: 

 identifying sites to be allocated for housing in development plans, local 
planning authorities should follow a search sequence, starting with the re-use 
of previously developed land and buildings within settlements, then settlement 
extensions and then new development around settlements with good public 
transport links." 

5.10 Paragraph 9.2 14 relates to affordable housing and states: 

         'A community's need for affordable housing is a material planning 

consideration which must be taken into account in formulating development 

plan policies." 

5.11 Paragraph 9.3 states that: 

"New housing developments should be well integrated with and 

connected to the existing pattern of settlements." 

5.12  Paragraph 9.2.3 of PPW concerns the requirements of LPA's to maintain 

a 5-year supply of housing land. This states: 

"Local planning authorities must ensure that sufficient land is genuinely 

available or will become available to provide a 5-year supply of land for 

housing judged against the general objectives and the scale and location of 

development provided for in the development plan. This means that sites must 

be free, or readily freed, from planning, physical and ownership constraints,. 

and economically feasible for development, so as to create and support 

sustainable communities where people want to live. There must be sufficient 



sites suitable for the full range of housing types. For land to be regarded as 

genuinely available it must be a site included in a Joint Housing Land 

Availability Study. The Welsh Government will monitor development plans and 

their implementation to ensure that sufficient housing land is brought forward 

for development in each local planning authority and that economic 

development and related job opportunities are not unreasonably constrained.
-
 

Technical Advice Notes 

5.13 PPW is supported by 21 Technical Advice Notes (TAN"s) which provide more 

d detailed guidance on a variety of issues In respect of this application, the 

following TAN'S are considered to be of relevance. 

Technical Advice Note 1: Joint Housing Land Availability Studies (January 

2015)  

5.14 At paragraph 2,1, TAN 1 reiterates the requirement for each LPA to maintain a 

5-year housing land supply. This states
:
 

-
The requirement to maintain a 5-year supply of readily developable housing 

land in each local planning authority across Wales remains a key planning 

policy requirement of the Welsh Government. The planning system, through 

the LDP process, must provide the land that is needed to allow for new home 

building and local planning authorities are required to ensure that sufficient 

land is genuinely available to provide a 5-year supply of land for housing."
 

5.15 Paragraph 12 explains how LPA's must produce Joint Housing Land
 

Availability Assessment Studies (JHLAS) to demonstrate that they
 
have a 5-

year housing land supply. This states;
 

"The Joint Housing Land Availability Study (JHLAS) is the mechanism for local 

planning authorities to demonstrate that they have a 5-year housing land 

supply by providing an agreed statement of housing land availability for 

development planning and development management purposes " 

5.16 Paragraph 6.2 of the TAN goes on to state: 

"The housing land supply figure should also be treated as a material 

consideration in determining planning applications for housing. Where the 

current study shows a land supply below the 5-year requirement or where the 

local planning authority has been unable to undertake a study (see 8.2 below), 

the need to increase supply should be given considerable weight when dealing 

with planning applications provided that the development would otherwise 

comply with development plan and national planning policies." 

5.17 As mentioned earlier in this statement, the current UDP has now expired. The 

adoption of the LDP is not expected until late 2017. As such, the LPA will have 

no adopted development plan for at least a year. Paragraph 8.2 of the TAN 

states that where the LPA has no adopted development plan in place then it 

will be deemed to not have a housing land supply. It states: 

"...local planning authorities that do not have either an adopted LDP or UDP 

will be unable to demonstrate whether or not they have a 5-year housing land 



supply and effectively will be considered not to have a 5-year supply. Those 

LPAs without an adopted development plan will be unable to produce a JHLAS 

until an adopted LDP is in place." 

Technical Advice Note 12: Design 

5.18 TAN 12 (July 2014) provides advice on design considerations and, in relation 

to housing design, it states that local planning policies and guidance should 

aim to: 

 "create places with the needs of people in mind, which are distinctive and 

respect local character, 

 promote layouts and design features which encourage community safety 
and accessibility, 

 focus on the quality of the places and living environments for pedestrians 

rather than the movement and parking of vehicles; 

 avoid inflexible planning standards and encourage layouts which manage 

vehicle speeds through the geometry of the road and building; 

 promote environmental sustainability features, such as energy efficiency.. 
in new housing and make clear specific commitments to carbon 
reductions and/or sustainable building standards; 

 secure the most efficient use of land including appropriate densities; and 

 consider and balance potential conflicts between these criteria. 
 

 Technical Advice Note 18: Transport 

5.19 TAN 18 offers national guidance on transportation related planning policies 

and advises that it should be read in conjunction with Manual for Streets. It 

advocates: 

 "the integration of land use planning and transport in order to  
promote resource and travel efficient settlement patterns; 

 ensuring that development is located where there is good accessibility by 

public transport, cycling and walking. This minimizes the need to travel 

and promotes social inclusion; and 

 managing parking provision." 

Development Plan Policy 

Powys County Council Unitary Development Plan (2001-2016) 

5.20 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

that planning application decisions should be made in accordance with the 

'development plan' unless material considerations indicate otherwise. 

5.21 The statutory 'development plan' for this site is currently provided by Powys 

County Council's Unitary Development Plan (UDP) which was adopted on 1
5
' 

March 2010. However, the UDP has expired on 31 June 2016 and is due to be 

replaced by the emerging Local Development Plan (LDP) which has now 

reached 'Focused Change' stage. 

5.22 On the UDP Proposals Map, the application site lies adjacent to the settlement 

boundary for Builth Wells An extract of the UDP Proposals Map for Builth 

Wells is provided at Appendix 1. 



5.23 Part One of the UDP sets out a Sustainable Growth Strategy that seeks to 

concentrate the majority of housing, economic and retail development in the 

larger market towns, known as area centers’ and the largest villages, referred 

to as 'key settlements and 'large villages' The town of Builth Wells is identified 

as an area centre', and therefore sits at the top of the settlement hierarchy and 

is therefore considered to be a sustainable settlement capable of supporting 

necessary housing and employment growth. 

5.24 In line with this, UDP Policy 5P2 sets out a Strategic Settlement Hierarchy 

which states
.
 

"Land is allocated for development to reflect the needs of each planning 

area/community, the capacity of each settlement/community, and the 

principles of sustainability in accordance with the following settlement 

hierarchy
.
 

 Area centres  

 Key settlements 

 Large villages  

 Small villages 

 Rural settlements 

 Countryside" 

 

5.25 Policy SP1 of the UDP seeks to ensure that development proposals contribute 

towards the social, community and cultural sustainability of local communities. 

This states: 

In assessing proposals for new development due regard will be given to the 

need to  sustain and where possible enhance the social, cultural and linguistic 

characteristics of the area and to the contribution that the proposals can make 

towards meeting the needs of local communities and residents." 

5.26 UDP Policy 5P3 seeks to ensure that development proposals have due regard 

to natural, historic and built heritage. This states: 

A. "In order to safeguard the natural heritage of Powys, development 

proposals will be expected to take account of the need to protect, 

conserve and wherever possible enhance sites and features of 

importance for their aesthetic, amenity, biodiversity, ecological, 

geological, nature conservation, physiographical and scientific value. 

B. Proposals for development should seek to protect, conserve and 

wherever possible enhance sites and features of historic and built 

heritage importance including those of archaeological, architectural, 

heritage conservation and historic interest." 

 

5.27 UDP Policy SP5 seeks to allocate land for housing development across the 

County. This states: 

 

"Sufficient land is allocated, including appropriate existing allocations and 

commitments, to accommodate up to approximately 6140 additional dwellings 

(410 per annum) between mid 2001 and mid 2016, in accordance with the 

council's strategic settlement hierarchy." 

 



5.28 Part 2 of the UDP sets out general development control and design policies 

that apply to all planning applications. The following list of  UDP general 

policies are considered to be of most relevance
.
 

5.29 Policy GP1 is a general development control policy applicable to all  

applications for development. This states: 

"Development proposals will only be permitted if they take into account 

— where appropriate — the following: 

1.  The design, layout size, scale, mass and materials of the development 

shall complement and where possible enhance the character of the 

surrounding area; 

2. The design, layout and lighting of the development shall minimise the 
potential for crime; 

 

3. The amenities enjoyed by the occupants of nearby or proposed 
properties shall not be unacceptably affected by levels of noise, light, 
dust, odour, hours of operation or any other planning matter; 

 

4. Adequate utility services shall exist or be capable of being readily and 

economically provided without unacceptable adverse effect on the 

surrounding environment; 

 

5. Important trees, hedgerows, stone walls, open spaces and other local 

features that contribute significantly to the quality and character of the 

local environment shall be safeguarded and, where practicable, 

enhanced; 

 

6.  Developments shall be landscaped using appropriate indigenous species 

or materials which complement and enhance the character of the 

locality. Additionally, development proposals must take into account: 

a) The needs of all transport users, especially pedestrians and 
cyclists (policies T4 and T6); 

 
b) The needs of those with disabilities and mobility impairment 

(policies T4 and DC1); 
 

c) Features and designated or proposed sites of natural, historic, 
archaeological or built heritage interest (policies ENV4, etc.); 

 

d) The protection of water and soil quality (policies DC9, DC10 and 
DC11); 

 

e) The need for adequate drainage (policies DC10, DC11 and DC13); 
 

f) Flood risk (policies SP14, DC13 and DC14); 
 

g)  Highway access and parking (GP4). H. The development shall 
incorporate appropriate measures for energy, water and waste 
efficiency and conservation (GP3)." 

 
5.30 Policy GP4 of the UDP concerns highway and parking requirements  



 This states: 

"Permission for development proposals will be dependent on adequate 

provision for: 

1. Highway access including visibility, turning, passing, dropped kerbs, 

circulation, and servicing space. 

 

2. Parking in compliance with the county council's guidelines. The standard 
of parking provision required will be determined by both the nature and 
location of the development its accessibility to services by public 
transport walking or cycling, environmental considerations and any 
transport assessment and travel plan required under UDP policy T3. 

In support of the principle of maximum parking standards, planning 

obligations may be sought for improvements to public transport services 

and/or facilities for walking and cycling. All parking areas should be well 

designed in terms of safety, circulation and appearance and assist 

access by pedestrians, cyclists and the mobility impaired." 

5.31 Policy ENV2 seeks to ensure the development proposals have due regard for 

the landscape. This states: 

"Proposals for the development and use of land should take account of the 

high quality of the landscape throughout Powys and be appropriate and 

sensitive to the character and surrounding landscape. Where appropriate, 

account will also need to be taken of the special qualities or reasons for 

designation of the Brecon Beacons and Snowdonia National Parks. Proposals 

which are acceptable in principle should: 

1. Contain appropriate measures to ensure satisfactory 

integration into the landscape; 

 

2. Not unacceptably adversely affect features of importance for 

nature conservation or amenity; and 

 

3. Not result in significant damage to ancient and semi-
natural woodlands and should seek to conserve native 
woodlands, trees and hedgerows." 

 

5.32   Policy ENV3 seeks to protect safeguarded biodiversity and natural  habitats. 
This states: 

"The need to maintain biodiversity and the nature conservation and amenity 

value of habitats and features that are of importance for wild flora and fauna is 

recognised. Wherever possible, those interests will be protected against 

adverse forms of development and they will be maintained within development 

proposals." 

5.33   Policy HP3 reiterates the need for the Council to maintain a 5-year supply of 

housing land. This states: 

         'Through the process of monitoring and review, the Council will ensure that 

there is at least a five-year supply of genuinely available land for housing 

within the plan area." 



5.34 Policy HP4 sets out policy regarding settlement development boundaries 

and the capacities of settlement to accommodate development. This 

states: 

A. 'Allocated housing sites - residential developments complying with 

UDP Policy HP5 will be permitted on sites allocated for housing 

development on the proposals map insets where the scale and 

density of the development would be in line with the guidelines for 

sites contained in appendix 2. Proposals that would lead to the 

overall capacity of the settlement being significantly exceeded will 

be refused. 

B. Windfall sites - residential development will also be permitted on 

other suitable sites within development boundaries that comply with 

UDP Policy HP5 and where the scale and density of the 

development would not lead to the overall capacity of the settlement 

being significantly exceeded and the site (s) would be in accordance 

with the following guidelines: 

 Area centres: sites with a capacity of up to 30 dwellings. 

 

 Key settlements; sites with a capacity of up to 20 dwellings. 
 

 Large villages: sites with a capacity of up to 1❑ dwellings. 

 

 Small villages: sites with a capacity of up to 5 dwellings. 

 

C. Outside settlement development boundaries, proposals for new 

residential development will only be approved where they comply with 

UDP Policies HP6, HP8 or HP9." 

5.35 Policy HP5 referred to with the above policy concerns the development of 

allocated sites and other sites within settlement boundaries. This states: 

 "Residential developments proposals for residential development on 

allocated sites,. as shown on the inset maps, and on other appropriate 

sites within the development limits of settlements will be permitted 

providing that the development complies with the following criteria: 

1. On allocated sites for 5 or more houses, a proportion of affordable 

housing is provided in accordance with Policy HP7. 

2. The proposed development shall be of a scale, form and design 

and general character, to reflect the overall character and 

appearance of the settlement and surrounding area. 

3. The proposed development would not lead to the loss of land 

allocated for other purposes within the UDP. 

4. The proposal will not create unacceptable safely access, service, 

environmental or amenity problems." 

5.36 Appendix 2 of the LDP provides a schedule of Powys Settlements and 

Allocated Housing Sites (5 or more dwellings)'. The relevant extract 

relating to Builth Wells is provided at Appendix 2 of this statement. 



5.37 Policy T2 concerns the development of traffic management schemes and 

states: 

"Sensitively designed traffic management schemes will be 

approved which utilize the existing road network and improve 

opportunities to promote public transport, walking, cycling and 

horse riding, improve road safety, reduce traffic congestion and 

improve the local environment in order to reduce the level of 

unnecessary road traffic and its adverse impact upon the 

environment' 

5.38   Other relevant policies include
.
 

 SP6 - Development and Transport 

 Policy GP2 - Planning Obligations 

 Policy ENV1 - Agricultural Land 

 Policy ENV9 - Woodland Planting 

 Policy HP1 - Shire Housing Allocations 

 Policy HP10 - Affordability Criteria 

 Policy T3 - Transport Assessments and Travel Plans 

 Policy T4 - Transport User Hierarchy 

 Policy T6 - Walking and Cycling 

 Policy T8 - Access by Disabled Persons 

 Policy DC1 - Access by Disabled Persons 

Powys County Council Local Development Plan (LDP) 

5 39 The LDP has reached 'Deposit' stage and in January 2016 it was submitted 

to the Welsh Government for examination. Consultation on 'Focused 

Changes' ended on 11
th

 March 2016. No dates for the Examination in Public 

have yet been set and it is not anticipated that the LDP will be adopted until 

late 2017 at the earliest. This will be nearly a year and a half after the expiry 

of the UDP. 

5.40 If, and when, the LDP is adopted, it will form the Development Plan for 

Powys (excluding the Brecon Beacons National Park) and will be the basis 

for decisions on land use planning affecting that area. However until 

adopted, the LOP will have no status. 

5.41 Notwithstanding this, it is acknowledged that the LDP is based on a more 

up to date evidence base and incorporates the provisions of updated 

national policies, including the new TAN 1' Joint Housing Land Availability 

Studies. 

5.42 The revised Deposit version of the LDP continues to show Builth Wells at 

the top of the settlement hierarchy and identifies it as one of 15 'Towns' 

which represent the most sustainable settlements in the County and which 

should be focus for new development over the plan period. Paragraph 3.4,8 

of the LDP describes these 'Towns' as: 

".... the principal location for accommodating housing (open 

market and affordable), employment land, any retail growth (e g. 



supermarkets), public services and developments which 

generate large numbers of trips." 

5.43 The LDP currently identifies the land which is subject of this application as 

being outside of the settlement boundary but with no significant technical 

reasons for that conclusion.  

5.44 The site itself is identified as lying outside of the settlement boundary in 

the Deposit LDP Proposals Maps. It does however lie adjacent to the 

settlement boundary on its southern most fringe. It is not identified as 

lying within any specific designation such as green wedge, special 

landscape area, site of interest to nature conservation or site of special 

scientific interest 

5.45 It is interesting to note from the previous clause that there are no technical 

issues to the delivery of the proposed site for residential development.  This is 

proven by the responses from the statutory consultees none of which have 

denoted any real tangible concerns for the built out of the site.  The only 

response which is dedicated red is that from the town Community Council and 

the reasons for this are not quantified in any documentary evidence.  The 

point here being that the only commentary that is negative about this site is in 

relation to the fact that the planners have stated there are more well 

connected sites elsewhere in Builth however the point that we make here and 

in detail elsewhere in this document is that these sites show no signs of 

coming forward within the LDP plan period and given that they have not come 

forward in previous plan periods are not viable.    

 

5.46 The application site was promoted as a candidate site (LPA Candidate Site 

Ref. 1148  for residential development through the LDP process In 

consideration of whether sites should be allocated in the LDP, the IPA 

produced an Assessment under the Sustainability Appraisal /  Strategic 

Environmental Assessment Regulations (SA/SEA). In their consideration of 

the application site in the Site Status Report with Officer 

Recommendations - June 2015' (Extract at Appendix 5) the site was given 

a red
.
score and discussed as follows. 

 Summary of issues identified (including T & CC feedback): 

 Highways (green) – extension of 30mph zone, consideration of access, 

bus & pedestrian facilities required. Site is a significant distance from town 

centre. Heritage (orange) – TPOs –tree report required. Ecology 

(orange) – existing trees and hedgerows. Adjacent stream feeding into 

river Wye SAC. Retain existing and seek biodiversity enhancements. 

DCWW (orange) – 6 inch diameter water main traverses the site restricting 

dwelling number. Requires easement width or pipe diversion. Builth WwTW 

improvements may be required. T&CC = red (no comments) 

 Planning Policy Comments: 

 Site is largely detached from the settlement despite adjoining the 

development boundary to the south and existing built form (Hill View) 

housing estate which itself only appears connected to the settlement via a 

narrow footpath and vehicular highway. The site has highway frontage and 



could provide the pedestrian connections required. Given the site is quite a 

distance from the settlement services and facilities, there may be a 

need/desire here for cycle ways enabling easier and quicker movements. 

There are other more connected, closer and sustainable site available for 

selection in Builth and this site could represent a slight issue in terms of 

access although considered that a solution can be found in addition, 

discussions with Dwr Cymru is necessary in order to gauge the location of 

a water main which traverses the site. It may be a serious consideration in 

terms of viability of the site as to whether an easement or pipe diversion 

creates the best outcome in terms of enabling development at the site, 

assuming the site is appropriate and acceptable. 

5.47   The following SPG documents are considered to be relevant in the 

consideration of this application: 

 Affordable Housing SPG - Approved September 2010, 
Updated July 2011 

 Residential Design Guide — October 2004 

 CSS Wales Parking Standards 

 

5.48 The Council, in its role as the Highways Authority, has adopted the CSS 
Wales Parking Standards which requires parking to be provided at a rate of 
3. parking space per bedroom up to a maximum of 3 spaces per dwellings. 
On this basis, a 2 bedroom dwelling must have 2 off-street spaces whilst 3 
and 4 bedroom dwellings must have 3 off-street spaces. Garages may only 
be counted as parking spaces if they have clear internal dimensions, as 
suggested by Manual for Streets, for a single garage of 6m x 3m. If disabled 
access is required, these dimensions must be increased to 6m x 3 8m. All 
properties with a garage must also have a 6m long driveway which has a 
width of not less than 3.6m. 

 



Housing Land Supply & Housing Need 

Housing Land Supply 

6.1 As noted earlier, Welsh Government, through PPW TAN 1 requires that all 

Local Planning Authorities must maintain a 5 year supply of housing land. The 

most recent Joint Housing Land Availability Study (JHLAS) (April 2015) shows 

that Powys have only 1.9 years' worth of deliverable housing land, which is 

therefore significantly below the required 5 year supply Furthermore, upon 

expiry of the UDP on 30' June 2016, in accordance with TAN 1, the Council will 

be considered not to have a 5-year supply. An extract of the JHLAS is provided 

at Appendix 7 of this Statement. 

6.2 In Builth Wells itself, the UDP identified allocated residential  development sites 

for up to 203 dwellings to be developed up to 30th June 2016. Table 5 overleaf, 

which is adapted from Appendix 2 of the UDP (extract at Appendix 2 of this 

Statement), illustrates how many dwellings have been delivered on these 

allocated sites: 

6. 3 Table 6 overleaf illustrates that in Builth Wells itself, only 67 dwellings were 

delivered out of 203 that were allocated in the UDP, representing a delivery 

rate of just 33%. In the wider Builth Wells Planning Area, the situation is worse, 

with only 101 dwellings been delivered out of a total of 352 allocated in the 

UDP, representing a delivery rate of only 29%. 

6.4   The 2016 JHLAS (Extract at Appendix 6) lists all potential development sites 

within Builth Wells that are either allocated or benefit from planning permission. 

Together, the listed sites have the capacity to accommodate up to 151 

dwellings. Table 6 below illustrates this. Note that units with the 'green' column 

are deliverable within 5 years, and those within the 'red' column are not. 

 

 

 

 

 

 

 



 

 

Table 6: Adaption of JHLAS (April 2016)   
 

 

5 years 4- 

4 3 

26 

0 34 

0 0 

Site Ref. and 

Name 

Committed / 

Allocated 

Site 

Capacity Dwellings 

Completed 

Under  

Construction 

JHLAS 

Within 5 years 

1 2 

Land south  east 

of Tyle Heulog 
 26 0 0  0 

Off Brecon Road 

(also known as 

85 HAS — Land to 

east of Brecon Rd 

incl. Troed yr Bryn) 

Allocated 34 0 0 0 0 

B5/6 HA6 — Old 

Skin Warehouse, 

Brecon Rd 

Committed 7 0 0 7  

Llys Buallt, South 

of Hospital Rd 

(also known as 85 

HA3 — Land to east 

of Tai ar y Bryn, 

Hospital Rd)  

Completed 58 0 0 0  

Garages — Hay Rd Committed 11    11 

Former Cottage 

Hospital, Hospital 

Road 

Committee 17 17 1 0 0 

Total  153 17  7 11 

 

118: 

Category 

6.5 Table 6 below illustrates that there are 18 units which are either completed or 
under construction in the town. However, analysis shows that of these 18 units, 
17 have recently been completed on the site of the former Hospital - a scheme 
of 100% affordable housing with none of the properties being on the open 
market. The remaining unit which is recorded in the JHLAS as being under 
construction is located at the Old Skin Warehouse site on Brecon Road. 
However, the foundations for this dwelling were poured several years ago but 

only to implement the planning permission and development has not 
progressed since. The remaining 6 dwellings which benefit from extant consent 
on the site are shown as within Category 2 (deliverable within 5 years) of the 
JHLAS. However, we have anecdotal evidence to show these sites will not be 
delivered within 5 years.. On this basis, as it currently stands, with the 
exception of 'windfall' sites, of which there are very few, if any, there are no 
new houses proposed to be constructed in the town within the next 5 
years. 

6.6 In order for the LDP to be adopted, the LPA will need to demonstrate that there 
is a 5-year land supply upon adoption. For Builth Wells, despite the fact that 
the UDP only delivered 67 of the allocated 203 dwellings, the emerging 
LDP allocates land with a capacity for just 131 dwellings. The number 
proposed is considered to be grossly insufficient for a settlement the size of 
Builth Wells which is identified as an 'Area Settlement' at the top of the 
settlement hierarchy and over a plan period which extends to 2026. Significant 
objections to the LDP have been submitted on this basis. 

6.7 Hughes Architects not only has serious concerns over the lack of housing 
allocations within the town in the emerging LDP, but serious concerns are also 
raised over the deliverability of many of the sites which have been allocated. 

6.8 To help illustrate this, at Appendix 8 is an annotated plan of the town which 
identifies the application site, the proposed LDP settlement boundary, 
committed and allocated housing sites and other significant areas of 'white 
land' within the settlement boundary. These sites are described in greater detail 
as follows. 



Site No. 1: P08 HA3 Land adj. Tai ar y Bryn: 

Comprises the north-western part of the application site. 

Identified for up to 40 dwellings in the LDP and has received draft 

planning approval for 81 houses and is subject to engrossment of a S106 

which we believe to be nearing completion. 

Site No. 2: P08 HA1. Former Hospital 

Recently completed development of 17 affordable units but none 

available on the open market. 

Site No. 3: P08 HA2 Land west of Primary School 

Site was allocated in the former Brecknockshire Local Plan (adopted 

1997) and has therefore been allocated for residential development for 

overl9 years without being developed. 

In Appendix 1 of IPA document 'Housing & Delivery of New Housing' 

(Update Jan 2016) (copy provided at Appendix 6), it is acknowledges that 

the site is 'still in the hands of the trustees at present'. 

Given this site is a long term allocation and there is on-going uncertainty 

over the intentions of the landowners, there is no certainty that this site 

will be brought forward within the next 5 years or within the plan period. 

Site No. 4: P08 HC1 Old Skin Warehouse 

Site has extant consent for 7 dwellings with 1 dwelling and foundations 

for 2 dwelling poured several years ago. 

The site remains undeveloped with no immediate prospect of 

development of the 7 dwellings being implemented in full or for a 

planning application on the remaining land.  

Site No. 5: P08 HC2 Hay Road Garage 

Historic consent for 11 units but landowner is insolvent No prospect of 

imminent development. 

Site No. 6: Land South East Tyle Heulog 

Another site which was allocated in the former Brecknockshire Local Plan 

(adopted 1997) and has therefore been allocated for residential 

development for over 19 years without being developed. 

Removed as a housing allocation but retained within settlement boundary 

despite not being actively promoted by landowner in LDP. 

Site No. 7: Land off Parc-y-Castell 

Allocated for over 19 years in the Brecknockshire Local Plan and UDP. 



Removed as a housing allocation but retained within settlement boundary 

despite not being actively promoted by landowner in LDP. 

Site No. 8: Land north of Hillview 

Not previously allocated. 

Despite not being promoted by landowner in the LDP process, it has 

been brought within the settlement boundary but is not allocated for 

development. 

6.9 Of the abovementioned sites, 5 are specific housing allocations. Of these, 

the former hospital has already been developed, but solely for affordable 

housing. The former garage site on Hay Road and the Old Skin 

Warehouse site both benefit from historic planning permissions but there 

would appear to be no prospect of the landowners carrying out 

development in the short to medium term. The land west of the primary 

school has been allocated for 19 years and despite no obvious constraints, 

it still has not come forward for development. The site is apparently in the 

'hands of trustees' and as such, there can be no certainty that the site will 

come forward in the short to medium term. The remaining sites listed 

above are simply areas of 'white land' that are within the settlement 

boundary but none of these were promoted for development by the 

landowners through the LDP process and therefore, there is limited 

prospect of them coming forward for development.  

6.10 Through involvement with a recent planning submission for site P08 HA3 

we were successful in obtaining planning permission in outline for up to 81 

number dwellings on this site. All the same the remaining allocated sites 

have either been allocated for the last 19 years without being developed, 

or they benefit from historic planning consents but with no indication of the 

consents being implemented in full. On this basis, in Builth Wells, aside 

from the 81 units referred to above, the allocated sites in the LDP will 

not assist in delivering housing in the next 5 years. Not only does this 

contribute little to the need to maintain a 5-year housing land supply but it 

starves a key settlement of the opportunity to grow in the short to medium 

term. 

Housing Need  

6.11 In terms of housing need and specifically affordable housing, Powys' 

Local Housing Market Assessment Update 2014 (LHMA) (extract  

provided at Appendix 9), identifies a need for 765 affordable dwellings 

over the first 5 years of the LDP period which equates to 153 dwellings 

per year. The LHMA identifies that Builth Wells and Llanwrtyd Wells 

have an annual affordable need of 22 social rented and intermediate 

dwellings per year.  

6.12 The current Powys Common Housing Register identifies the following 

households that are in need of housing in Builth Wells: 



 

 

Table 8: Data from Powys Common Housing Register 

Need in Builth Wells (source: PCC Housing Management 

and Options Officer) Dwelling Type Number of Households 

2 bed house 10 

3 bed house 11 

2 bed bungalows 15 

1 bed bungalows 13 

Total 49 
 

6.13  There are therefore 49 households that are in need of housing within the 

town. A conservative estimate of 2.5 persons per household would mean 

that there are 122 persons in housing need which represents almost 

5% of the population of the town. 

6.14  We are assured by Local Estate Agents that there is a limited supply of 

new houses in the town. Given this point and increasing demand this 

could force up house prices and price young couples and young families 

out of the market. 

"...the variety of housing stock is limited by the lack of 

new supply with a particular shortage of 2 and 3 

bedroom starter homes and family homes to meet 

local needs. Our concern is that despite increasing 

demand, with no new houses coming on the market, 

the restriction on supply is forcing up house prices 

and pricing young couples and young families out of 

the market." 

6.15  With the LDP proposing very few deliverable housing sites in the 

short to medium term, the need for both general and affordable 

housing both across the County but more specifically within Builth Wells 

is simply not being addressed and the unmet need with simply worsen 

unless deliverable sites are brought forward as a matter of urgency. 



 

Appraisal 

7.1 This section appraises the development against the key issues, which are 

identified as follows: 

 The principle of development in terms of land use planning policy 

and sustainable development, 

 The impact of the development on the character and appearance of 

the surrounding area; 

 The impact of the development on the residential amenity of 

surrounding properties; 

 The acceptability of the development in terms of highways capacity 

and safety; 

 Any other material considerations. 

The principle of development in terms of land use planning policy and 

sustainable development 

7.2 The current development plan for Powys in the Unitary Development Plan 

(UDP) which expires on 30th June 2016 and which will be replaced by the 

Local Development Plan (LDP) when adopted around Summer 2017. 

7.3 In terms of the location for new development, the UDP sets out a 

settlement hierarchy with six levels of settlement. Builth Wells is defined 

as one of 12 settlements identified as an Area Centre' and which sit at the 

top of the settlement hierarchy. Area Centres such as Builth Wells are 

defined by the UDP as those settlements are: 

the most appropriate locations for accommodating a substantial 

proportion of future housing and employment development on a scale that 

is appropriate to the town and relative to the planning area that it serves." 

7.4 The emerging LDP continues to show Builth Wells at the top of the 

settlement hierarchy and identifies it as one of 15 'Towns' which 

represent the most sustainable settlements in the County and which will 

be focus for new development over the plan period. It is therefore 

established beyond doubt that the town is an appropriate location for new 

development. 

7.5 The application site lies adjacent to the settlement boundary of Builth 

Wells as defined by the UDP and LDP Proposals Maps. It is nevertheless 

physically well related to the existing pattern of development and forms a 

logical extension to the town. This is acknowledged by the LPA in their 

document 'Housing & Delivery of New Housing' (Update Jan 2016) (copy 

provided at Appendix 6) in which it is stated (emphasis added): 

‘....In planning and residential design terms the site works well with  

adjoining residential estates so as to avoid issues regarding overlooking 

and loss of privacy to existing buildings. The site can be accessed via an 



existing road network Hospital Road via a series of adoptable roads that 

will enhance this edge of settlement land. Socially the site links well with 

existing communal facilities such as the nearby school and walk able 

town centre so is inherently sustainable. The site can be developed in 

several phases to suit local demand. There is a possible extension to the 

allocated site P08 HA3 that can supply further land for residential 

development in the future as outlined below." 

7.6 The site lies within a reasonable walking distance to facilities and 

services provided in the town, as illustrated within Figure 4.2 of the 

Transport Assessment which provides walking distance isochrones from 

the centre of the application site to local facilities and services The 

Chartered Institute of Highways and Transportation (CIHT) guidelines 

indicate walking distances as follows; 

 

Table 9; Acceptable Walking Distances as adapted from CIHT 

Guidelines 1 Purpose of Journey Desirable (m) Acceptable (m) Maximum (m) 

__ Commuting 500 1000 2000 

School 500 1000 2000 

Other 400 800 1200 

 

 

   
 

7.7 The approximate centre of the High Street is located within 950m walking 

distance of the site whilst the Primary School and High School are 

located within 450m and 1000m respectively. This demonstrates that the 

various facilities and services within the town are located either within a 

'desirable' or at worst 'acceptable' walking distance of the site. 

7.8 In terms of accessibility, the submitted Transport Assessment (Figure **) 

illustrates that the site is accessible for cyclists  and in terms of specific 

infrastructure, cycle routes local to Builth Wells and the development site 

are: 

 

 The National Cycle Network (NCN) Route 8 – Builth Wells to 

Glasbury; 

 

 The National Cycle Network (NCN) Route 43 – Llanwrtyd Wells to 

Builth Wells; and 

 

 The National Cycle Network (NCN) Route 42 – Builth Wells – 

Gloucester – Cinderford-Chepstow – then North through 

Abergavenny to joining route 8 at Glasbury. 

 

7.9 The site sits astride the settlement boundary of Builth Well with other sites 

within the town itself showing no signs of being developed out. We are of the 

opinion that the proposals for developing out this site comply with the 

provision of PPW and that is the site itself is located in a sustainable location. 



7.10 It is acknowledged that at the current time, in terms of the development 

plan, the development would be contrary to development plan policy. 

However, 538(6) of the Planning and Compulsory Purchase Act 2004 

requires that planning application decisions should be made in 

accordance with the 'development plan' unless 'material considerations' 

indicate otherwise. Therefore, in this case, we must consider whether 

there are any material considerations which weight in favour of the 

development, and if there are, whether they are of sufficient weight to 

justify the grant of planning permission contrary to the development plan. 

7.11 The following matters are considered to be material considerations which 

weigh in favour of the principle of development: 

 Contribution of the development to addressing 5-year shortfall in 

housing land supply 

 Partial allocation of the site in the emerging LDP 

 Contribution of the development to addressing on-going unmet  

affordable housing need across the County and in the town 

 The whole of the application site is a deliverable site whereas there 

is uncertainty over the deliverability of other allocations in the LDP. 

The above material considerations are considered in turn below. 

Contribution of the development to addressing 5-year shortfall in 

housing land supply 

7.12 As explained earlier in this statement, the provisions of PPW and TAN 1 

require that LPA's demonstrate that they have a 5-year supply of land 

readily available and suitable for development for housing. The number of 

units required to be provided should be calculated so as to adequately 

address the housing demands of an area. 

7.13 The Council's latest agreed Joint Housing Land Availability Study 

(JHLAS), dated September 2016 (extract at Appendix 6), was published 

in September 2016 This shows that the Council only have a 1.9 year 

housing land supply. Furthermore, upon expiry of the UDP on 30
th

 June 

2016, the Council will be deemed not to have a 5-year housing land 

supply because they will not have either an adopted LDP or UDP. 

7.14 At a County level, this is an obvious concern, but more significantly, at a 

local level, the lack of housing delivery is a serious concern. As an 'Area 

Town' at the top of the settlement hierarchy in both the UDP and the 

emerging LDP, Builth Wells should be the focus for significant housing 

growth and development through the plan period. As noted earlier in this 

statement, the UDP identified housing allocation sites capable of 

accommodating 203 dwellings. However, as illustrated in Table 5 earlier 

in this statement, only 67 dwellings were delivered out of the 203 that 

were allocated in the UDP representing a delivery rate of just 33%.  

7.15 With regard to Builth Wells, the JHLAS identifies that of the 18 units   

which are recorded as either completed or under construction, 17 have 



recently been completed on the site of the former Hospital, however, 

these have been developed as a 100% affordable housing scheme with 

none of the properties being available for sale on the open market. The 

remaining unit which is recorded in the JHLAS as being under 

construction is at the Old Skin Warehouse site on Brecon Road. 

However, the foundations for this dwelling were poured several years ago 

but only to implement the planning permission and development has not 

progressed since. The remaining 6 dwellings which benefit from extant 

consent in the site are shown as within Category 2 (deliverable within 5 

years) of the JHLAS. We have anecdotal evidence to confirm that the 

delivery of this site within 5 years is extremely unlikely. 

7.16 Previous mention has been made of the recent development of the former 

Cottage Hospital by Wales & West Housing Association (WWHA).  The 

development comprises 15 social rented properties and 2 shared 

ownership properties. It is understood that that in partnership with Powys 

County Council Housing Department, there was a very strong demand 

for both the social rented and shared ownership properties. Again, this is 

an indication of the pent up demand for housing, specifically affordable 

housing in the town. 

7.17 TAN 1 that where Authorities cannot demonstrate a 5-year supply of land, 

the need to increase housing land supply should be given 

‘considerable’ weight in the determination of planning applications, 

provided that all other material considerations are adequately satisfied. 

7.18 In order to properly contribute to the 5-year housing land supply, PPW 

(Para. 9.2.3) insists that sites must be ‘genuinely available or will become 

available’ for development within 5 years and further that they should be 

‘free, or readily freed, from planning, physical and ownership constraints, 

and economically feasible for development.’ 

 

7.19  As stated above, the UDP allocated housing sites are capable of 

accommodating 203 dwellings but only 67 dwellings were delivered 

over the planned period. A provision of 40 no. Dwellings as part of this 

application will go some way into making sure supply marries up with 

demand.  

 

7.20 The site therefore ‘genuinely available’ in accordance with PPW. The 

contribution to meeting the 5 year shortfall would be invaluable to the County 

and more importantly to the town. It is therefore considered that in light of the 

serious lack of housing land supply across the County and more specifically in 

the town itself, the delivery of approximately 40 houses on this site over a 

5-year period should be afforded considerable weight in its favour.  

 

 

7.21 As already noted, the UDP has expired on 30
th

 June 2016, and will not be 

replaced by the emerging LDP until it becomes adopted but this is not 

anticipated to occur until at least the end of 2017 at the very earliest. 

Furthermore, the UDP covers the period 2001-2016 and as such, it is becoming 

dated, and, it could be argued, not based upon an up-to-date evidence base or 



in accordance with PPW which has been updated several times since the UDP 

was adopted in 2010. 

 

7.22 However, the emerging LDP has been prepared with an up-to-date evidence 

base and in accordance with the general sentiments of PPW. Whilst it does not 

yet have any significant status, it does provide a good indication of the direction 

of travel of planning policy and the location of development in Powys up to 

2026. In the emerging LDP, the site sits astride the settlement boundary. We 

are of the opinion that the application site is an appropriate location for 

new housing development and this represents a significant material 

consideration which weighs in favour of the application being granted. 

 

 

The contribution of the development to addressing on-going unmet 

affordable housing need across the County and in the town. 

 

7.23 Powys’ Local Housing Market Assessment Update 2014 (LHMA) (Extract 

provided in Appendix 9), identifies a need for 765 affordable dwellings over the 

first 5 years of the LDP period which equates to 153 dwellings per year. The 

LHMA identifies that Builth Wells and Llanwrtyd Wells have an annual 

affordable need of 22 social rented an intermediate dwelling as per year. 

The current Powys Common Housing Register shows that in Builth Wells there 

are 49 households on the housing waiting list. With the UDP and emerging 

LDP proposing almost no deliverable housing site in the short or medium term, 

the need for affordable housing both across the County but more specifically 

within Builth Wells will simply not be addressed and the unmet need will simply 

worse unless deliverable sites are brought forward. 

 

7.24 The application site has the potential to accommodate approximately 82 

dwellings over a 5-yeard period. This application proposes that up to 30% of 

the proposed dwellings will be affordable housing. Based upon a development 

of 40 dwellings, this would provide up to 12 affordable dwellings within a 5-

year period. Whilst it is accepted that this will not in any way resolve the 

unmet housing need for this area, it will provide a valuable source of affordable 

housing need for this area, it will provide a valuable source of affordable 

housing which would go some way to meeting the 22 dwellings of affordable 

housing that are required per year in the area. This represents a significant 

material consideration. 

 

 The whole of the application site is a deliverable site where as there is 

uncertainty over the deliverability of the other allocations in the LDP. 

 

7.25 In the plan period, in Builth Wells, the UDP delivered only 67 dwellings out 

of a total 136 dwellings, the LDP allocated sites capable of accommodating 

just 131 dwellings.  This site does not even cover the shortfall in dwellings 

which were not delivered by the UDP. On this basis, across the combined UDP 

and LDP plan periods (2001-2026, it would seem that the LPA are content that 

the town requires only 198 dwellings (i.e. the sum of dwellings delivered over 

the UDP period and the proposed LDP allocation). Even if all of the emerging 

LDP allocations are delivered over the plan period, the delivery of just 131 

dwellings (under 9 dwellings per year) is woefully inadequate for an Area 

Centre. 



 

7.26 Notwithstanding the serious concern about the lack of allocated housing sites 

in the town, there is serious concern that aside from the partial allocation of the 

application site and the completed development of the former hospital site, 

there is uncertainty surrounding the deliverability of the emerging allocated 

sites due to uncertain viability and/or the landowners not releasing the sites to 

the market. The Council’s own Joint Housing Land Availability Study 2015 

(JHLAS) (extract provided at Appendix 7) confirms that very few, if any, 

dwellings are proposed to be constructed in the town within the next 5 

years. Aside from the partial allocation of the application site, the emerging 

LDP does not seek to allocate any ‘new’ sites which have not previously been 

available to the market. There is therefore grave concern that the LDP is not 

identifying deliverable housing land for development over a plan period. 

 

7.27 In contrast, the whole of the application site is available for development 

immediately upon the grant of planning permission and approval of a 

subsequent reserved matters application. The application is supported by a 

comprehensive suite of technical supporting documents which demonstrate 

that the site is not subject to any significant constraints which cannot be 

reasonably overcome. The deliverability of the site set against the 

uncertainty surrounding the deliverability of other sites in the town is a 

significant material consideration which weighs heavily in favour of the 

application. 

 

7.28 By way of conclusion in respect of the principle of development, the application 

must be considered in accordance with the development plan unless material 

considerations indicate otherwise. It is acknowledged that the site currently lies 

outside of the settlement boundary in terms of the development plan. However, 

there are a significant number of material considerations which weigh heavily in 

favour of the application. It is clear that there exists a serious shortfall in the 

Councils required 5-year housing land supply both across the County and 

at a local level. In accordance with PPW TAN1, the LPA must give serious 

consideration to applications such as this proposed which will increase 

the supply of housing land. 

 

7.29 A further significant material consideration is that the development will also 

deliver approximately 12 affordable dwellings in an area with a significant 

unmet demand for affordable housing and 49 households on the housing 

waiting list. 

 

7.30 The site is deliverable within the next 5 years whereas there are serious 

doubts concerning the deliverability of the existing UDP and emerging LDP 

allocations in the short to medium term. 

 

 

 

 

 

 

 

 



 The impact of the development of the character and appearance of the 

surrounding area. 

 

7.31 The site is located at the southern edge of the settlement boundary of Builth 

Wells. It lies adjacent to the existing residential development at Hillview and 

within close proximity to the town centre. The site is therefore well-related to 

the existing settlement. This is accepted by the LPA in their assessment of the 

site as a candidate site in the LDP Process (‘Site Status Report with Officer 

Recommendations – June 2015’. Appendix 5) whereby it is stated: 

 

 ‘The site is adjoining the development boundaries to the south and existing 

built form (Hill View) housing estate....’ 

 

 

7.32 The application is supported by a Landscape & Visual Appraisal prepared by 

Lingard Styles Landscape Architects which provides a specific assessment of 

the potential landscape and visual impact of the proposed development. 

Lingard Styles are a well-respected landscape architectural practice  with 

extensive experience in the assessment of landscape effects of residential 

development. 

 

7.33 The Assessment recommends that the protection, retention and enhancement 

of existing mature landscape features is a key feature of the landscape and 

visual mitigation. 

 

7.34 The application is also supported by an Outline Landscape Mitigation Plan 

included within the LVA reference above. This will reinforce the existing mature 

landscape framework of hedgerows which will visually contain the development 

within the local and wider landscape as well as providing attractive well -

functioning external spaces for the residents of the development. 

 

7.35 The Assessment concludes as follows: 

 

 That the overall effects on the surrounding landscape will not be significant; 

 There will be some moderate but localised changes to topography to  

accommodate the new access; 

 Residential receptors are amongst the most sensitive to visual effects but no 

significant visual effects have been identified when mitigation planting has 

become established; 

 There would be no significant visual effects on the amenity of the users of 

the local footpath network or areas of Open Access Land at any stage of 

the development; 

 No designated landscaped have been identified as being affected by the 

proposed development; 

 The overall conclusion is that this development proposal, complies with the 

raft of applicable nation, regional and local planning policies related to the 

landscape and the development would be acceptable in landscape and 

visual terms. 

 

7.36 It is also necessary to consider not only the landscape and visual impact of the 

proposed development, but also the degree to which the development in the 

immediate locality. Although layout, amount, scale and landscaping are all 



matters which are reserved for consideration in any subsequent reserved 

matters application, the indicative layout which accompanies the application 

provides an indication of the amount of development which could be provided 

by the development of the application site. 

 

7.37  In terms of planning policy, PPW (para. 9.1.2) advocates that LPA’s shou ld 

promote “the most efficient use of land” whilst paragraphs 4.7.2 and 9.3.4 

encourage higher density development in accessible locations and to help 

conserve land. Whilst ensuring due regard for nature conversation, residential 

amenity and open space, there is therefore a duty on the LPA to secure the 

most efficient density of their sites which are identified for development in 

emerging LDP. The UDP does not stipulate a specific minimum density of 

development, however, for the allocated sites in order to calculate site 

capacities.  

7.38  In the emerging LDP, Policy H3, Housing Density states that in towns and 

large villages, development density should be be above 25dph in order to 

“ensure the best and most efficient use of land, maximising the development 

potential of sites whilst conserving land resources for other uses.” By 

encouraging higher density, the Policy also seeks to “promote the development 

of smaller homes to meet housing needs generated by decreasing household 

size”. 

7.39  The general scale and density of the development is in general accord with 

nearby residential development. The table below compares the density of 

development of the proposed development with nearby estates:   

Table 11: Density Comparison  

 

7.40  As illustrated in Table 11 above, the indicative layout provides a density of 

17.39dph. Whilst it acknowledged that this falls below the guideline 25dph 

suggested by the UDP and the 25+dph advocated by the emerging LDP Policy 

H3, this is relatively low density is a reflection of the fact that the site is sloping 

and that the indicative layout shows significant areas of landscape planting in 

accordance with the Outline Landscape Mitigation Plan (2916001) which seeks 

to provide landscape mitigation to limit visual impact of the development on 

nearby residential properties and the wider landscape.  

7.41  In comparison to the adjacent estates, the application site is only marginally 

denser than Tai ar y Bryn and Daffodil Wood. As a development of executive 

houses in large grounds, Irfon Bridge Close has an extremely low density and 

would not be granted consent today as it clearly does not make the best use of 

land. The development of these nearby estates was carried out at a time when 

there was less of a drive to secure the most efficient use of land, and as such, 

they do not reflect the up-to-date policy and guidance provided by the UDP 

emerging LDP and PPW. 

Housing Estate  Density (dwellings per hectare) 

Proposed development  17.39 

Hill View Estate, LD2 3DY 12.44 

Troed Yr Bryn, LD2 3FE 20.56 

Tyle Heulog, LD2 3FD 14.47 



7.42  On this basis, it is considered that although layout, amount, scale and 

landscaping are all matters which are reserved for consideration in any 

subsequent reserved matters application, the indicative layout demonstrates 

that the potential density of this site and its form, scale, massing and urban 

grain are generally reflective of the existing nearby development at Hillview. 

7.43  Taking all of the above into consideration, the density of development as 

illustrated on the indicative site layout is therefore considered to strike the 

correct balance between securing the most efficient use of the site in 

accordance with PPW, the development plan and emerging LDP policy and 

whilst also seeking to minimise the impact on the character of the landscape 

and to accord with the prevailing density of existing nearby development.  

7.44  On this basis, it is considered that the proposed development will not have 

an unacceptably detrimental impact upon the character and appearance 

of the surrounding landscape area nor on the adjacent areas of existing 

residential development.  

 The impact of the development on the residential amenity of surrounding 

properties 

7.45 The application site adjoins the rear gardens of the existing residential 

properties at Hillview amounting to some 10 no. properties. The remaining 

houses within the residential estate do not have any physical connection to the 

application site.  

7.46  When considering whether proposed development will have an impact on 

residential amenity of existing properties, the LPA must consider whether there 

will be any impact by the way of overshadowing and overbearing and whether 

there will be any reduction in privacy due to facing habitable room windows. In 

case of privacy, it is generally accepted that facing habitable room windows 

between existing and proposed dwellings should be separated by at least 21m. 

In this case, although the exact location of the proposed dwellings will be 

determined in any subsequent reserved matters application, the indicative 

layout illustrates that there will be significant separation distances well in 

excess of 21m to existing dwellings at Hillview  lies some 70m from the site 

boundary.  

7.47  In addition, the indicative layout and the Outline Landscape Mitigation Plan 

(ref. 2916001) both indicate the retention and reinforcement of existing trees 

and landscaping along the boundary with Hillview. The existing landscaping of 

Brecon Road will also be maintained and reinforced in order to minimise visual 

impact on other more isolated properties. The indicative layout and Outline 

Landscape Mitigation Plan also illustrate significant areas of new strategic 

landscaping so as to minimise wider landscape impact and to minimise the 

visual impact of the development on properties along Newry Road.  

7.48  Internally, the layout has been designed to achieve appropriate amenity 

standards with each dwelling provided with ample external amenity areas and 

parking provision which is well related to the relationship, both internally and 

externally on the neighbouring residential context.  

 



The acceptability of the development in terms of highways capacity and 

safety 

7.49  The application is made in outline with means of access to be considered at 

this stage rather than reserved matters. The application is therefore 

accompanied by the following plans and documents: 

 Transport Statement - Entran Ltd 

7.50 The Transport Statement considers the capacity of the local and wider highway 

network to accommodate traffic generated with the development. Based on an 

approximate development of 40 dwellings the Transport Statement concludes 

that the development could generate up to 23 vehicle trips (two-way) in the 

morning peak period an up to 25 vehicle trips (two-way) in the afternoon peak 

period.  

7.51  The capacity analysis indicates that the existing and proposed transport 

network has sufficient capacity to accommodate the anticipated level of 

demand generated by approximately 40 no. dwellings.  

7.52  There can therefore be no objection to the development in terms of impact 

on the highways network.  

7.53  Vehicle and cycle parking provision will be a matter to be considered in any 

subsequent reserved matters application. However, the indicative layout 

illustrates car parking provided in accordance CSS Wales Parking standards, 

i.e. 1 space per bedroom up to a maximum of 3 spaces per dwelling. In respect 

of visitor parking, this must be provided at a rate of 1 space per 5 dwellings. 

The internal road layout has been designed to be 6m wide which, in 

accordance with Manual for Streets (ref. Figure 7.1), is wide enough for a car 

and a large vehicle such as a refuse vehicle or delivery lorry to pass. On this 

basis, visitor parking can be accommodated on-street. In terms of cycle 

parking, each proposed dwelling is provided with ample private amenity space 

which can accommodate either garages or garden sheds which will provide 

space for secure storage of bicycles. 

Other material considerations 

Foul and surface Water Drainage 

7.54  Pre-application consultation with Dwr Cymru Welsh Water has established that 

there is sufficient capacity in the foul sewerage system to accommodate 

the proposed development once network improvements are completed by 31
st

 

March 2017. 

 7.55  In regards to surface drainage, it is envisaged that surface water will be 

attenuated on-site before being discharged at a controlled rate into various 

watercourses. Surface water from the current undeveloped site flows off the 

site at an uncontrolled rate, whereas once developed, surface water flows from 

the site will be controlled. On this basis, the development will likely reduce the 

risk of flooding downstream of the site.  

Flood Risk  



7.56  Appendix 10 includes an extract of the Development Advice Map of Planning 

Policy Wales Technical Advice Note 15: Development & Flood Risk which 

demonstrates that the whole of the application site lies within Zone A: 

Considered to be at little or no risk of fluvial or coastal/tidal flooding.  

Trees 

7.57  The application is supported by an Arboricultural Report from Tree Dimension 

dated June 2016. The indicative site layout has been prepared to take into 

account the root protection areas of all existing trees within the application site 

so that those that are in good health are retained as part of the development In 

the main all existing hedgerows will be retained. The retention of the existing 

trees and hedgerows is seen important in order to mitigate any visual impact of 

the development on the immediate and wider landscape and to provide 

screening of the development from nearby residential properties. The 

proposed development of the site will not therefore result in the any 

significant loss of any trees or hedgerows.  

Ecology  

7.58  The application is supported by a Preliminary Ecological Assessment 

undertaken by Turnstone Ecology. The report concludes that the proposed 

development mainly effects ecologically poor-improved grassland with the 

majority of hedgerows and tree retained and protected and no works between 

the sites eastern boundary and the Gloew brook. Given the above there is no 

ecological reason why the site cannot be developed for residential 

purposes.  

 

  



Conclusion 

 

8.1 This planning statement accompanies an outline planning application for 

residential development and associated works on Brecon Road, Builth Wells. 

 

8.2 The site, whilst lying adjacent to the settlement boundary of the UDP and LDP 

works well with the existing settlement pattern of Builth Wells and we are of the 

opinion that the site is an appropriate location for housing development given 

that it is a logical extension to the settlement pattern. 

 

8.3 In terms of the principle of development, the application must be determined in 

accordance with the development plan, unless material consideration indicate 

otherwise. In this case, there are significant material considerations which 

weigh heavily in favour of the rant of planning permission as follows: 

 

 The Council only have 1.9 years of housing land supply and PPW TAN1 

states that the need to increase housing land supply should be given 

‘considerable’ weight in the determination of planning application, 

provided that all other material considerations are adequately satisfied. 

 

 Upon expiry of the UDP on 30
th

 June 2016, the Council now has no 

housing land supply. 

 

 The UDP has singularly failed to deliver any significant housing 

development over the plan period leading to a demonstrable under supply 

of housing which is forcing up house prices and pricing young couple and 

young families out of the market. 

 

 The application proposes 30% affordable housing in an area with a 

significant unmet need and demand for affordable housing. 

 

 The LPA has failed to address the past shortfall in housing delivery in the 

emerging LDP as it has failed to identify sufficient housing land to serve the 

needs of the ‘Area Centre’ and many of the  sites that have been identified 

are subject to serious concerns regarding their deliverability. 

 

 Based upon a review of the latest JHLAS and a review of the UDP sites, 

without planning permission being granted it is feasible that no new 

houses will be constructed in the town over the next 5 years. 

 

 The application site is deliverable as it is not subject to any significant 

constraints and is available for development immediately upon the grant of 

any subsequent reserved matters application. 

 

8.4 The application is supported by a comprehensive set of supporting plans and 

documents which all demonstrate that there are no significant constraints which 

would prevent the development of the site for residential use. 

 

8.5 in particular, access to the site can be achieved without detriment to the 

existing highway network or on highway safety. All other matters are reserved 

for consideration in any subsequent reserved matters application, but not 

withstanding this, the illustrative layout indicates that the site can 



accommodate approximately 40 dwellings at a density of development that is 

respectful of nearby residential development and the need to make the best 

use of development land. 

 

8.6 It is for these reasons that Powys County Council is respectfully requested to 

grant consent for the development proposed. 

 

 


