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Executive Summary 

 

i. This Planning Statement accompanies a full planning application for 4 no. dwellings, a proposed  
 church (Place of Worship) and highways improvements, Kerry Road, Abermule, Powys. 
 
ii. Part of the site lies within the settlement boundary in the UDP and in the emerging LDP. The  

 remainder lies adjacent to the aforementioned development plan settlement boundaries. 

 

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 has 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. With the expiry of the UDP on 30
th
 June 2016, the Council now is deemed to 

have no housing land supply. 

 

v. The UDP identified allocated sites capable of accommodating 129 dwellings and has delivered 124  

dwellings in Abermule during the plan period. There remains an undersupply of housing in a key 

settlement, which this application will help to address at a time when house prices in the village 

outstrip the Powys average. This is at a time when the Powys Economic Development Strategy 

has the objective of exploiting Powys‘s long borders to attract as well as retain younger, 

economically active households to the area. 

 

vi. The application proposes 4 units comprising 2 houses and 2 bungalows in an area of proven 

housing need and high market activity.  

 

vii. The application also proposes considerable highways improvements in an area of considerably  

sub-standard junctions and footway connections between an existing village core and its outlying 

existing residential estates. 

 

viii. The final component of the proposal is the provision of a small church and parking areas for a  

 Christian community with a long established representation associated with the area.  

 

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. 
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Introduction 

 

1 This Planning Statement accompanies a full planning application for 4 no. dwellings, a proposed  
 church (Place of Worship) and highways improvements, Kerry Road, Abermule, Powys. 
 

1.1 This application is submitted in full with a complementary suite of technical documents illustrating  

that this proposal has no technical obstacles to its development and is entirely suitable for approval 

by the LPA. 

 

1.2 The application site comprises one field parcel to the southeastern edge of Abermule. Currently, 

part of the site lies within the settlement boundary in the UDP and in the emerging LDP. The 

remainder lies adjacent to the aforementioned development plan settlement boundaries. 

 

1.3 The application is submitted in part 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 meet 

affordable housing requirements. 

 

1.4 The planning application comprises drawings as per attached drawing issue sheet. 

 

1.5 In addition, the application is accompanied by the following supporting documents: 

 

Table 2: Application Documents 

Document Title Document Ref / Date Prepared by 

Preliminary Ecological 
Assessment 

October 2016 Turnstone 

Transport Assessment November 2016 Entran 

Arboricultural Report  Tree Dimension Ltd 

Flood Consequence 
Assessment 

September 2016 David Floyd 

Landscape Plan October 2016 Lingard Styles 

Drainage Strategy October 2016 Hughes Architects 

Design and Access 
Statement 

November 2016 Hughes Architects 

 

1.6 The purpose of this Planning Statement is to provide additional and complementary information to  

 the planning submission. 
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2. Site Description 

 

2.1 General location and context 

 

2.1.1 The application site lies at the south-eastern edge of the Key Settlement of Abermule. 

 

2.1.2 The preamble to the Inset Map of Abermule within the adopted development plan, the PCC UDP, 

describes the settlement as being located in a favourable location in the Severn Valley close to the 

A483 trunk road just four miles to the northeast of Newtown, with a new cycle path connection to 

Newtown. It benefits from a good range of community services and infrastructure and has the 

capacity to accommodate additional development. In the latest census (2011), the village had a 

population of 900 (estimated to be 894 at 30
th
 June 2014). 

 

2.2 The Site 

 

2.2.1 The application site compromises 1 no. field parcel extending to 2.5 hectares, located on grid 

reference 316503.7 294503.8. The site lies to the east of the village. 

 

2.2.2 The application site is outlined in red on Hughes Architects drawings No. Q062.1.3.123. The site 

measures 25000 sqm including the offsite works to extend the footpath to the junction with 

Parkside, the modification to the footpath adjacent to Court Close and the improvements on the 

land to the south of Kerry Road to provide a 120m forward visibility splay. 

2.2.3 The site lies adjacent to the eastern boundary of Abermule and to the north of Kerry Road B4386. 

The new site access will be formed within the current settlement boundary, which is marked on site 

by an existing post and wire fence and is situated opposite to Court Close. 

2.2.4 The main part of the site is a rectilinear piece of land measuring approx 1.2 ha with a southern 

boundary abutting Kerry Road marked by a mature hedgerow with an integral post and wire fence. 

2.2.5 The site is a naturally level area of grassland bounded by B4386 Kerry Road to the south and the 

remnants of the old defunct railway line to the north. 

2.2.6 The west of the site incorporates an area of vacant land measuring approx 0.4ha which is listed in 

the Powys County Council UDP as a housing allocation site ref M101 HA4 adjacent to the existing 

residential property known as Abermule House. This site is now proposed for development as part 

of this application. 

2.2.7 The River Mule abuts the northern boundary and there is an acknowledged exclusion zone 

adjacent to this river bank providing a suitable habitat for otters. The site is outside of any defined 

flood zone. Refer to the Flood Consequences Assessment by David Floyd submitted with the 

application for details. 

2.2.8 The village of Abermule lies to the west of the site with a railway line crossing approx 160 m west 

of the site on Kerry Road. The residential area of Court Close lies to the south-west of the site and 

the proposal includes a new pedestrian link providing a beneficial pedestrian link for the existing 

residents. 

2.2.9 The site is partially blighted by pre-existing below ground and overhead services, which are 

detailed in Hughes Architects drawing No. Q062 .1.3.113. The proposal has been developed to 
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ensure there are no conflicts with these services or wayleave restrictions and safety constraints will 

not be compromised. 

2.2.10 The new access has been developed following discussions with the County Council Highways 

Department and all of their recommendations have been incorporated to ensure access and egress 

for both cars and pedestrians can be achieved safely. 

2.2.11 The site is self-contained and development of the site is consistent with the ribbon pattern of the 

settlement domination by the River Severn and transport network. 

2.2.12 The southern boundary of the site is characterised by a mature mixed hedge with an integral post 

and wire fence. The site is relatively flat and Kerry Road adjacent rises gently to the east. The 

present level difference between Kerry Road and the proposed level of the Church is 2.50m. This 

will ensure the impact of the church from the public domain is significantly reduced. 

2.2.13 The land south of Kerry Road is open pasture and it rises steeply and there are no long distant 

views of the site from the south. 

2.2.14 The east of the site is heavily wooded with the river Mule winding its way up the valley. Beyond the 

site, there are three dwellings accessed off the old quarry road, the site is well screened by mature 

woodland, and is not visible from the residential curtilage. 

2.2.15 To the northeast of the site there is open pasture beyond the river Mule and defunct railway 

embankment. The site is well screened by existing tree planning and the nearest residential 

property is No. 8 Parkside Court approx 149 meters from the proposed Church. 

2.2.16 To the north-west of the site the land is vacant pasture within the village boundary and it is 

identified as a housing allocation site in the UDP. Beyond this land is the property known as 

Abermule House, which is a significant 2 storey dwelling set in mature gardens.  

2.2.17 The site is situated opposite the Court Close housing development comprising 45 units of housing 

built in the late 1990s and which is also served by access off the B4368 Kerry Road.  

2.2.18 The northern boundary has a number of mature trees, which are to be retained. The arboriculture 

report identifies the hedges, which are to be removed to accommodate the new car access. 

2.2.19 The overhead electricity pylons are situated adjacent to the northern boundary of the site.  

2.2.20 The site is well screened and there will be no adverse impacts on residential amenity, landscape 

views or natural habitats. 

2.2.21 Access to the application site would be obtained at the south- western corner of the site from the 

B4368 Kerry Road.  
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2.3 Local Facilities & Services 

 

2.3.1 The site lies within a reasonable walking distance of facilities and services provided in the village. 

The village shop is located less than 400m walking distance of the site whilst the Primary School 

and Community Centre are within 520m. The Public House is approximately 260m distance. 

 

2.3.2 The level topography means that these facilities are easily accessible by cycle as well as on foot. 

The village is served by National Cycle Route 81 along the Montgomery Canal towpath between 

Newtown and Buttington Cross, Welshpool.  

 

In terms of public transport accessibility, bus service route X75 serves the village and provide 

connections to main centres such as Newtown, Welshpool and Shrewsbury. As many as six buses 

a day serve the village in each direction. The bus stop is located less than 400m from the 

application site. 

 

 

 

2.4 Planning history 

 

2.4.1 A full application for development on the site was made to the LPA in 2012. The reference for the 
application was P/2012/0971 and was titled ‗Erection of a Gospel Hall (Place of Worship), 
construction of new access roads and footways, car parking and service area and associated 
works.‘ This application was recommended for full approval by the senior planning officer dealing 
with the application, however, was ultimately was refused on the grounds of being contrary to 
Policy SP9 – Local Community Services and Facilities and Policy CS1 – Land Safeguarded for 
Community Facilities. 

 
2.4.2 This application is fundamentally different to the above application given that it is now centred on 

residential development, major off-site highways improvements in the village and a very much 
reduced size church. 
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3. Application Proposal (Design and Access) 

 

3.1 The Proposal 

 

3.1.1 This application is submitted in full with a complementary suite of technical documents illustrating 

that this proposal has no technical obstacles to its development and is entirely suitable for approval 

by the LPA. 

 

3.1.2 This is a full planning application for 4 no. dwellings, a proposed church (Place of Worship) and 

highways improvements, Kerry Road, Abermule, Powys 

 

3.2 Access 

 

3.2.1 The proposal includes considerable highways improvements to the local infrastructure, a new site 

access, car parking and associated landscape works and new open market houses.  

 

3.2.2 It also involves the adjustment of an existing hedgerow to afford safe highway visibility and a new 

footpath linking the site to the village. The proposed development includes a new footpath linking 

the site along the northern side of Kerry Road along to Parkside. The footpath will extend to the 

west along the frontage of the future housing site, in front of Abermule House incorporating a 

dropped kerb for the existing access and along the boundary of the vacant land west of Abermule 

House.  

 

3.2.3 In order to achieve a compliant footpath, the alignment of Kerry Road will need to be adjusted 

locally at the junction with Court Close. The applicant has purchased land to the north of NO. 2 

Court Close, which will enable the footpath and fence line to be adjusted to ensure the agreed road 

alignment can be accommodated. 

3.2.4 The footpath will benefit the local residential community on Court Close providing safer pedestrian 

links with the village. 

 

3.2.5 The new access road will incorporate an internal turning head for refuse and service vehicles. 

 

3.2.6 Vehicular access to the application site is proposed via a new priority junction with the B4386 as 

the major road as illustrated on the proposed site access arrangements from Entran numbers 

SK.02. The proposed junction will have visibility splays with an ‗X‘ distance of 2.4m and a ‗Y; 

distance of 120m in both directions. 

 

3.2.7 In order to achieve this a section of the existing hedge and embankment on the south side of Kerry 

Road will require local adjustment and there is an agreement in principle to carry out this work to 

improve the junction. 

 

3.2.8 The current proposal incorporates all of the recommendations agreed with the county highways 

department in conjunction with the advice given by Entran Transport Consultants to ensure a 

satisfactory road access can be provided linking the site to Kerry Road B4368. 

 

3.2.9 The proposed adopted carriageway drainage will be linked to the existing road drainage system 

and will be subject to a separate legal agreement. 
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3.3 Mix 

 

3.3.1 Details concerning layout, scale, appearance and landscaping are per the attached Drawings 

numbered on the submitted Drawing Issue Sheet. We confirm the mix of housing as follows: 

 

  

Dwelling Mix  

Dwelling Type 
No. of Units 

Open market bungalows 
2 

Open market houses 
2 

 

 

3.3.2 The above mix has been developed to provide a small variety of different types of open market 

housing in response to market demand and in accordance with the Powys Economic Development 

Strategy objective to exploit the county‘s long borders to attract (as well as retain) economically 

active households to the area. Powys Local Housing Market Assessment 2014 does not provide 

information to the individual community level and is silent on the need for additional market housing 

at any level in the County. Unlike many other communities in Powys, there is no recently published 

local housing needs information while the common housing register is unlikely to provide 

meaningful information due to the limited opportunities for housing in the village. However, as a 

‗key settlement‘ (or ‗large village‘ as defined by the emerging LDP) the provision of housing in 

Abermule as part of the expectation for growth is clearly encouraged. A summary of recent house 

price information for the village is included in section 4.8.1 of this Statement. 

  

3.4 Layout 

 

3.4.1 The proposed location of the houses and church has been determined following a detailed analysis 

of the site and constraints 

 

3.4.2 The site is constrained by the various services both below and above ground. The restrictions are 

detailed in Hughes Architects drawings No.Q062.1.3.113 and No.Q062.1.3.102 
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3.4.3 Approximately 40% of the application site is blighted by overhead and underground services, and 

development in this area shall be restricted to car parking and access only. 

 

3.4.4 The southern boundary consists of mature mixed hedge planting and this will be retained to 

maintain the rural character of Kerry Road where possible. 

 

3.4.5 There is evidence suggesting there are otters locally and an 8-metre exclusion zone either side of 

the river bank is likely to be required by NRW to protect the habitat and river corridor. The 

development proposed includes minimum 8-metre exclusion. 

 

3.4.6 Abermule is a large village in Powys terms. It is well served via public transport and has many 

community facilities commensurate with a growing settlement. The houses and church shall 

support this development. 

 

3.4.7 The site is in 3 parts with that nearest Abermule House zoned for development within both the UDP 

and LDP for development. The second area is blighted by service routes. The third part forms part 

of the U shape of development proposed by Powys County Council and supported by consultees 

for development up to 2026 in the emerging Powys CC LDP.  

 

3.4.8 The development proposed here is a direct response to the constraints and opportunities offered 

by the 3 parts of the site. Housing is located next to housing while car parking and a church make 

the best use of the residual land allocation. 

 

3.4.9 The type of housing has been deliberately proposed to respond to housing demand in the area. 

The housing takes its design cue from the very attractive Arts and Crafts inspired Abermule House 

adjacent to the site.  

 

3.4.10 The residential site is served by a new access into the site which is a 5.5m wide adoptable highway 

widening at bends to accommodate the swept path of large vehicles, such as refuse vehicles and 

delivery lorries, which may need to serve the development. 
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3.4.11 This road has however been specifically designed to reflect the semi- rural context of the area. In 

an attempt to avoid the so- oft over engineered road networks that blight other areas of Powys we 

have followed here a very much softer approach to highway design. The adoptable road soon 

gives way to a private road serving the housing and then linking with the church. 

 

3.4.12 The alignment and design of the internal access road and the design and layout of the proposed 

houses are as per the attached drawings. All access roads are designed to accommodate turning 

facilities to allow vehicles to enter and exit in a forward gear. 

 

3.4.13 The church is located at the southeastern end of the site in a position which is naturally well 

screened. This location will reduce any impact on existing residential property as it is sited 

approximately 100 m from the nearest property on Court Close, 150 m from Abermule House and 

150 m from the dwellings to the east of the site, which is all well-screened of the existing trees and 

indigenous species that are to be reinforced locally. 

 

3.4.14 The new site access will be constructed to an adoptable standard with compliant visibility splays, 

which will provide safe access and egress from the site. 

 

3.4.15 The new footpath proposed on Kerry Road will provide a permanent pedestrian link to the 

settlement and the local residents of Court Close will benefit from this addition, which has been 

agreed in principle with the County Highways officer. 

 

3.4.16 The car parking is laid out to ensure safe access to the houses and church and provision is made 

for disabled access and parking. 

 

3.4.17 Much thought has been put into the design of the landscaping, both hard and soft, by the 

landscape architects Lingard Styles. Their drawings are appended to this application. The intention 

is to reinforce the edge of settlement qualities of this site where built form gives way to nature.  

 

3.4.18 Car parking areas are defined by Tegula Setts, which will break up the area of hard paving and 

shall be a vital component in the surface water drainage management strategy for the site. 

 

3.4.19 New planting will be introduced where possible to reinforce existing boundaries and filter views 

from across the site. 

 

3.4.20 Existing and damaged boundary fencing will be replaced as per Lingard Styles drawing no. 2906-

002. 

 

3.5 Scale  

3.5.1 The scale of the development proposed is appropriate comprising housing next to existing housing 

and a church. 

3.5.2 There are 4 no. dwellings proposed comprising 2 bungalows and 2no 2 storey houses. It is 

anticipated that the floor finish level of the dwellings shall be set at 96m AOD and the distance to 

ridge height of the bungalows shall be 101.65m AOD and to the house 104.25m AOD. 

3.5.3 The materials used for the residential component of this application use Abermule House as a start 

point. We refer the LPA to the attached design drawings confirming the complimentary palette of 

materials to the existing house. 
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3.5.4 The church is a single storey with a low-pitched roof and takes its design from the rural vernacular 

of Mid Wales. We include below images of barns and other agricultural buildings that have 

provided the design stimulus for the church. 
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3.5.5 The single storey is modest in the overall context of the 2.5ha. The landscape proposals and 

logical siting of the building will ensure its impact on the public realm and nearby private residential 

properties is kept to a minimum. 

3.5.6 The low-pitched roof reduces the mass of the building and materials have been selected to be 

recessive in the rural context. 

3.5.7 The building is well-screened from the south, north and east and long views from the west will be 

filtered by the introduction of new tree planting adjacent to the new access road within the car park. 

 

3.6 Parking 

 

3.6.1 Vehicle and cycle parking provision are considered here and confirmed on the attached drawings. 

The submitted 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.  

 

3.6.2 The internal road layout has been designed to be 5.5m 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 parking amenity space which can 

accommodate either garages or garden sheds which will provide space for secure storage of 

bicycles. 

 

3.6.3 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. 

 

3.6.4 Walking and cycling connectivity will be from a single point of access onto the B4386 road and a 

footway will be installed to an adoptable standard allowing a safe access towards Abermule and its 

amenities. 
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3.7 Density 

 

3.7.1 Density is considered and the scheme as presented in the submitted layout represents a medium 

density development of 15 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. 

 

3.8 Trees & Landscaping 

 

3.8.1 Landscaping is considered here and the application is supported by a detailed site plan with 

proposed strategic landscape planting to mitigate any negative effects of development over the 

long term. The retention of the existing trees and hedgerows and strengthening boundaries with 

native landscaping is seen as important in order to mitigate any visual impact of the development 

on the immediate and wider landscape and in order to provide screening of the development from 

nearby residential properties. The proposed development on the site will not, therefore, result in 

any significant loss of any trees or hedgerows. 
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4. Summary of supporting document 

 

 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. 

 

4.1 Design and Access Statement 

 

4.1.1 A Design and Access statement is included as a separate document. 

 

4.2 Transport Assessment 

 

4.2.1 A Transport Statement is included as a separate document. 

 

4.2.2  The transport statement found that design of the transport provisions within the site accords with 
 the development brief 
 
 4.2.3 The site access has been designed to provide safe and efficient access for all vehicles and is 
 fully coordinated with the surrounding highway network 
 
 
 4.2.4 The site has been designed so that it provides a practical level of car parking and will provide 
 secure cycle parking 
 
 4.2.5 The impact of the development on the local highway network has been tested, with the results of 
 the analysis demonstrating that the impact of the development will be negligible 
 
4.2.6 Off-site highway measures are proposed to better integrate the site with local bus, cycle and 
 pedestrian facilities. These proposals also offer a huge benefit to Abermule in terms of road 
 safety and the safety of all road users along Kerry Road 
 
4.2.7 Based on these conclusions the impact of the development proposals on the surrounding 
 transportation network should be considered negligible and not detrimental. 

 

4.3 Drainage Strategy Report 

  

4.3.1 The application is supported by a Flood Risk and Flood Consequences Assessment prepared by 

David Floyd Consultant Hydrologist. It summarises that no development will take place in the flood 

risk areas adjacent to the application site. 

 

4.3.2 We have concluded that in their appended report in terms of foul drainage the ‗new development‘ 

will connect to the existing gravity foul sewers in the B4386. 

 

4.3.3 In regards to surface water drainage soakaway tests undertaken by David Floyd, reporting 

confirms that infiltration systems such as soakaways are suitable for surface water disposal. 
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4.4 Landscape and Visual Assessment 

 
4.4.1 The application is supported by a Landscape & Visual Assessment prepared by Lingard Styles 

which provides a specific assessment of the potential landscape and visual impact of the proposed 
development.  

 
4.4.2 Detailed desktop surveys were carried out of published material on the landscape of the site and its 

wider context. 
 
4.4.3 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. 

 
4.4.4 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 be not significant. 

 
4.4.5 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. 
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4.5 Extended Phase 1 Habitat Survey 

 

4.5.1 An extended Phase 1 Habitat Survey has been undertaken by Wildwood Ecology with an update 
report submitted by Turnstone Ecology to assess whether the proposed development impacts on 
any protected sites, species or habitats. The report found that the site comprises semi-improved 
grassland which provides no significant habitat used by protected species. The report recommends 
the retention of boundary trees and hedgerows which may be used for foraging and commuting 
bats. 

 

4.5.2 The report concludes that subject to the implementation of the recommendations contained within 
both the Extended Phase 1 Habitat Survey there should be no ecological reason why the site 
cannot be developed for residential purposes. 

 

4.6 Pre-development Tree Survey and Assessment and Tree Constraints Plan 

 
4.6.1 Tree Dimension have been appointed to undertake a Pre-Development Tree Survey and 

Assessment of existing trees located on and adjacent to the site. The survey assessed each of the 
individual trees on site and found that: 

 
8 no. were assessed as Category A (High Quality and Value); 
20 no. were assessed as Category B (Moderate Quality and Value); 
27 no. were assessed as Category C (Low Quality and value); and 
10 no. were assessed as Category U (Unsuitable for Retention). 

 
4.6.2 The Tree Constraints Plan establishes root protection areas around each identified tree. These 

have been respected in the preparation of the proposed indicative site layout so as to ensure that 
the existing boundary trees and hedgerows can be retained as part of any future development.  
This is shown on drawing produced by Lingard Styles Drawing 2906/003. 

 

4.7 Housing Market Review 

 

4.7.1 Property sales in Powys fell sharply at the time of the financial collapse in 2007/08 but have 

gradually recovered. In the twelve months from June 2015 to 2016, there were 13 property sales in 

the village at an average of £205k per transaction. This compares with an average UK house price 

of £211,230 in May 2016, an average for Wales of £142,568 and for Powys of £169,647. The data 

shows that detached 3 and 4 bedroomed properties accounted for eight of the property sales in 

Abermule (62% of total). The remainder is accounted for by a mix of 2 bedroomed detached, semi-

detached and terrace properties and a single 1 bedroomed terrace dwelling.  
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4.8 Statement of Community Consultation 

  

4.8.1 Evidence of community consultation. 

As part of the pre-planning community consultation, a meeting was held with Abermule with 

Llandyssil Community Council members to discuss the plans. This has been followed with a letter 

to residents and landowners near and adjoining the proposed site explaining what the statutory 

requirements are and outlining the plans. 

The letter also included questions and answers about the plans and the client involved, as well as 

promoting a community pre-planning exhibition being held at the village community centre by 

Hughes Architects. 

This event was organised to allow residents and the public to see and discuss the plans with 

members of the Hughes Architects team. 

Posters promoting the event were also placed in prominent village locations, including at the site 

access, the village noticeboard and local shop. 

The letters and pre-planning exhibition also promoted a link to a consultation page on the Hughes 

Architects website that they can access to view the plans and make comments. 

As part of the pre-application consultation process, a drop-in session for members of the public to 

comment on the proposals is confirmed for December 13
th,

 2016 at 11am – 7pm.  All information 

that will be available at this consultation is available for viewing on the Hughes Architects website. 
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5. 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 ninth edition of Planning Policy Wales (PPW), 

published by the Welsh Government in November 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. 

HOUSING SITE SPECIFIC 

Planning Policy Wales (PPW) 

5.4 PPW is the principal planning policy document of Welsh Government. This document outlines the 

decisions 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; 
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 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 minimising 

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 to be 

applied in identifying sites for housing. The advice states that: 

―Local planning authorities (LPAs) 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 LPAs to maintain a 5-year supply of housing 

land. This states that: 

"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 detailed guidance 

on a variety of issues. In respect of this application, the following TANs are considered to be of 

relevance. 

Technical Advice Note 1: Joint Housing Land Availability Studies (January 2015)  
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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 

that;
 

"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 will expire on 30
th
 June 2016 and the 

adoption of the LDP is not expected until summer 2017 at the earliest. As such, the IPA 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; 
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 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 this 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 t
travel efficient settlement patterns; 

 ensuring that development is located where there is good accessibility by public 

transport, cycling and walking. This minimises 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 

expired on 30th 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 within and without the settlement boundary for 

Abermule. An extract of the UDP Proposals Map for Abermule is included in 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 Centres, 

and the largest villages, referred to as 'key settlements and 'large villages'. The village of Abermule 

is identified as a ‗key settlement‘ and therefore sits in a second highest band of settlements, 

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 



25 
 

 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 that: 

―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 SP3 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 

that: 

 

 "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 is considered to be of most 

relevance
.
 

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

This states that: 

"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; 



26 
 

 

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 that: 

"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 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: 
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"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, the 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 
that: 

"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 that: 

'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 a 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 10 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." 
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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, 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 safe 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 Abermule is provided in 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 utilise the existing road 

network and improve opportunities to promote public transport, walking, cycling and horseriding, 

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 on 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 not 

be adopted until Summer 2017 at the earliest. This will be at least 12 months after the expiry of the 

UDP on 30th June 2016. 
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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 LDP 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 Abermule towards the top of the 

settlement hierarchy and identifies it as one of the several Large Villages which represent the 

second- most sustainable settlements in the County and which should be a focus for new 

development over the plan period. Paragraph 3.4.11 of the LDP describes these 'Large Villages' 

as: 

‘Villages are an important part of Powys’s community life with some 31% of the population living in large or 

small villages. Villages vary in size and function, but using the analysis of settlement household numbers and 

service provision it has been possible to distinguish a category of ‘Large Villages’.  

These are mostly smaller in population than towns and provide important local services to their own and 

surrounding communities but they do not possess the wide range of facilities and functions found in Towns.  

Large Villages will accommodate housing growth (open market and affordable) in proportion to their size 

and facilities and according to their capacity to accommodate growth due to environmental and 

infrastructure capacity constraints. Economic development and the provision of local services is supported 

by policy and in some employment, the land will be allocated. 3.4.14 In order to control development and 

provide certainty, all Large Villages have an inset map with allocations and development boundaries 

identified.’ 

5.43  An extract of the Deposit LDP Proposals Map for Abermule is provided in Appendix 3 of this 

Statement. Part of the application site sits outside the settlement boundary of Abermule in both the 

UDP and the LDP. However, we draw the attention of the LPA to the direction of travel of spatial 

planning in the village, which indicates the zoning of the settlement for future housing development 

in the area. Whereas the site that remains unzoned was deemed to be open countryside in 2012, 

in 2016 the site has been chosen to be surrounded in its entirety for residential development. It is 

clearly no longer viewed as open countryside by Powys Council Planning Department. 

5.44      The site is not identified as lying within any specific designation such as a green wedge, special 

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

 

5.45      The application site was promoted as candidate sites (LPA Candidate Sites Ref. 1040 and 1136) 

for residential development and a community facility through the LDP process.  In consideration of 

whether sites should be allocated in the LDP, the LPA 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 CSR 1136 was given a 'green score‘ and discussed as 

follows:
 

 

Flat pasture land within the 30mph speed limit of settlement bounded by a dwelling and agricultural 
land. Highways access has been identified as an issue that would need to be resolved at the 
detailed design stage and may require land in third party ownership. The site is currently within the 
UDP development boundary of Abermule and allocated for residential development. It forms a 
logical extension to the settlement in this locality. 
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Flood - 3% C2 / Highways Red - issues with access arrangement, pedestrian links, rail crossing 
and third party land requirements (Trunk Roads Orange - B4386/A483 junction issue requiring 
modelling) / Ecology Orange / Minerals Red - Pure extraction/ Community Council Green 

 
 

The site CSR 1040 was given a 'red score‘ and discussed as follows: 
 
 

Flat pasture land that is located adjoining a UDP allocated housing site and the UDP development 
boundary to the west of the settlement. The site is crossed by a 132KV power line and a gas 
pipeline. Site proposal is for a community facility (place of worship) and a planning application for 
such a use on this site has recently been refused. Site allocation is considered inappropriate 
because a Policy approach will be used in the LDP to determine such development proposals. 

 

 The attention of the LPA is brought to the fact that at present the UDP is the formally tested and 

recognised adopted development plan even though it is time expired. There are no policy 

objections to the community facilities in the UDP. There are no technical obstacles to the 

development of the application site and as a consequence, this site is both viable and deliverable 

over the plan period. 

 

5.46 In Appendix 1 of LPA document 'Housing & Delivery of New Housing' (Update Jan 2016) 

(extract provided at Appendix 6) the LPA states:  

 The site is ready to be submitted for a formal planning application subject to a community 

consultation. Housing market conditions are good and subject to agreement upon a 

vehicular access into the site a scheme of residential development is viable. 

5.47 It is worth noting that the Community Council supports residential development in the 

general area of the entire application site in their submission to the LPA under its Candidate 

Site Selection process. This is by virtue of its support for site parcel P08 HA2 which 

provides and envelope of development surrounding the application site. 

5.48     The following SPG documents are considered to be relevant to the consideration of this application: 

 Affordable Housing SPG - Approved September 2010, Updated July 2011 

 Residential Design Guide — October 2004 

 CSS Wales Parking Standards 

 

5.49 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 spaces 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.
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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 in Appendix 7 of this Statement. 

6.2 In Abermule, the UDP identified allocated residential development sites for up to 129 dwellings to be 

developed up to 30
th
 June 2016, of which 124 had been completed by 2010. While testimony to a good 

choice of deliverable housing sites by the LPA in the UDP it also serving as a gauge of market activity and 

appetite for housing in the village, which continues to this day: 

There are 4 main sites allocated for housing:  

M101 HA1 - Remainder of land north of School Completed 21  

M101 HA2 - Land Opposite School Completed 40  

M101 HA3 - Adj. The Mill. South of the School Completed 63    

M101 HA4 - Adj. The Rectory Allocated 5 

6.3  The April 2015 JHLAS (Extract at Appendix 7) lists one site as contributing to the need for 

housing in Abermule. This has LPA reference 61, which allows for a development of 5 units 

adjacent to The Rectory for which no completion date is available. This is the site of the 

housing allocation within this application. 

6.4  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 Abermule, the UDP has practically delivered its full allocation 
of housing. The emerging LDP on the other hand suggests and allocation of 53 dwellings. 

Housing Need  

6.5 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 LDP identifies that Abermule has a total need of 53 dwellings which given 

previous rates of build and market sales seem somewhat incongruous. 

6.6 The current Powys Common Housing Register identifies the following households that are in 

need of housing in Abermule: 
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PLANNING POLICY CONTEXT- Place of Worship 

 

National Planning Policy 

 

National planning policy in Wales is provided by Planning Policy Wales (Edition 9, November 2016) – 

―PPW‖ and in a series of Technical Advice Notes. 

 

PPW sets out the land use planning policies of the Welsh Assembly Government, and provides a 

strategic framework to guide future developments  Paragraph 1.2.2 of PPW indicates that: 

 

“The planning system must provide for an adequate and continuous supply of land, available and 

suitable for development to meet society’s needs”. 

 

In doing so it is necessary to have regard to overall sustainability principles and objectives of the 

Wales Spatial Plan and too detailed policies on specific topic areas. 

 

In preparing Local Development Plans authorities are required to undertake Sustainability Appraisals 

in order to expose the full range of economic, social and environmental considerations.  Amongst 

other things: 

 

“LDP’s should make provision for land for schools, further and higher education, places of worship, 

recreation and other community facilities”.  (paragraph 2.4.4 – PPW 8). 

 

Section 4.1 of PPW 9 dated Nov 2016 sets out a commitment to sustainable development as follows: 

 The goal of sustainable development is to ‗enable all people throughout the world to satisfy 

their basic needs and enjoy a better quality of life without compromising the quality of life of 

future generations.‘ 

 

Section 4.2 of PPW 9 defines sustainable development in Wales: 

‗Sustainable development‘ means the process of improving the economic, social, environmental and 

cultural well-being of Wales by taking action, in accordance with sustainable development principle, 

aimed at achieving the well-being goals. 

 

Acting in accordance with the sustainable development principle means that a body must act in a 

manner which seeks to ensure that the needs of the present are met without compromising the ability 

of future generations to meet their own needs. 

Our approach is consistent with, and builds on, the shared UK principles of: 

 Living within environmental limits: by setting out a pathway to using only our fair share of the 

earth‘s resources and becoming a One Planet nation within the lifetime of a generation; 

 

 Ensuring a strong, healthy and just society: our focus on how a sustainable approach with 

improve the quality of life and well-being of the people of Wales and especially those in our 

less well-off communities; 
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 Achieve a sustainable economy: by setting out how we want to transform our economy so 

that it is low carbon, low waste; 

 

 Promoting good governance: through confirming sustainable development as the central 

organising principle of the Welsh Government and through encouraging and enabling others 

to embrace sustainable development as their central organising principle; and 

 

 Using sound science responsibly: through the use of our sustainable development principles 

as part of our evidence-based approach to policy making. 

Priorities for rural areas are to secure: 

 Sustainable rural communities with access to affordable housing and high-quality public 

services; 

 

 A thriving and diverse local economy where agricultural-related activities are complemented 

by sustainable tourism and other forms of employment in a working countryside; and 

 

 An attractive, ecologically rich and accessible countryside in which the environment and 

biodiversity are conserved and enhanced. 

 

The countryside is a dynamic and multi-purpose resource. In line with sustainability principles, it must 

be conserved and where possible, enhanced for the sake of its ecological, geological, physiographic, 

historical, archaeological and agricultural value and for its landscape and natural resources, balancing 

the need to conserve these attributes against economic, social and recreational needs of local 

communities and visitors. Central to this is ensuring that the countryside  is resilient to the impacts of 

climate change and plays a role in reducing the causes of climate changes through the protection of 

carbon sinks and as a sustainable energy source. 

 

For these aims and priorities to be realised it will be essential that social, economic and environmental 

policies are fully integrated. 

 

Development plans need to provide frameworks to stimulate, guide and manage change towards 

sustainability. They should secure a sustainable settlement pattern which meets the needs of the 

economy, the environment and health while respecting local diversity and protecting the character 

and cultural identity of communities. In their land allocation policies and proposals, local planning 

authorities should: 

 Promote sustainable patterns of development, identifying previously development land and 

buildings, and indicating locations for higher density development at hubs and interchanges 

and close to route corridors where accessibility on foot and by bicycle and public transport is 

good; 

 

 Maintain and improve the vitality, attractiveness and viability of town, district, local and village 

centres (Chapter 10); 

 

 Foster development approaches that recognise the mutual dependence between town and 

country, thus improving linkages between urban areas and their rural surrounding; 

 

 Locate development so that it can be well serviced by existing infrastructure (including for 

energy supply, waste management and water) (Chapter 12) 
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 Ensure that development encourages opportunities for commercial and residential uses to 

derive environmental benefit from co-location( Chapter 12); 

 

 Locate development in settlements that are resilient to the effects of climate change, by 

avoiding areas where development takes place in areas of known risks, ensure that the 

development is designed for resilience over its lifetime (Chapter 13) 

 

 Ensure that tackling the causes and consequences of climate changes is taken into account 

in locating new development. 

 

Development in the countryside should be located within and adjoining those settlements where it can 

be best to accommodate in terms of infrastructure, access and habitat and landscape conservation. 

Infilling or minor extensions to existing settlement may be acceptable, in particular where it meets a 

local need for affordable housing, but new building in the open countryside away from existing 

settlements or areas allocated for development in development plans must continue to be strictly 

controlled. All new development should respect the character of the surrounding area and should be 

appropriate scale and design. 

 

This then leads on to Section 4.4 of PPW which sets out the key policy objectives, which derive from 

the principles and reflect both sustainable development and Assembly Government priorities. 

 

Development plans (and development management decisions) need to reflect the policy goals of the 

Wales Spatial Plan.  Paragraph 4.6.2 PPW states: 

 

“They (development plans) should secure a sustainable settlement pattern which meets the needs of 

the economy, the environment and health while respecting local diversity and protecting the character 

and cultural identity of communities”. 

 

A key part of this approach is to locate major generators of travel within existing urban areas or in 

other locations, which are, or can be, well served by public transport, or can be reached by walking or 

cycling.  Higher density development (including residential development) should be encouraged near 

public transport nodes or near corridors well served by public transport.    Abermule is a settlement 

within which new residential development is and has been encouraged by local plan policy, 

presumably, as it lies in a public transport corridor which is well served by public transport. 

 

Paragraphs 4.6.7 and 4.6.8 of PPW are highly relevant to the current application as they deal with 

development in rural areas.  Paragraph 4.6.7 states: 

 

“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 rural areas as a whole.  Local 

service centres, or clusters of smaller settlement where a sustainable functional linkage can be 

demonstrated, should be designated by local authorities and be identified as the preferred locations 

for most new development including housing and employment provision.” 

 

Paragraph 4.6.8 goes on to state: 
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“Development in the countryside should be located within and adjoining those settlements where it 

can best be accommodated in terms of infrastructure, access and habitats and landscape 

conservation.  Infilling or minor extensions to existing settlements  may be acceptable particularly 

where it meets a local need for affordable housing, but new buildings in the open countryside away 

from existing settlements or areas allocated for development in development plans must continue to 

be strictly controlled”. 

 

The application site directly adjoins the existing defined settlement boundary of Abermule and will 

share access infrastructure with a site allocated for residential development in the current 

development plan.  As such, its development for a place of worship would accord with the PPW and 

the Wales Spatial Plan. 

 

Section 4.10 of PPW promotes good design in all development proposals.  The current proposals 

have been subject to an extensive and thorough design evolution process, which considers the 

proposals in context and secure good quality in the building and its environs.  The previous 

statements upon design and access set out the key design aspects to the proposal. 

Section 5.2 of PPW deals with the significance of biodiversity/nature consideration issues within 

planning.  That includes trees and woodlands, other habitats and protected species.  Most important 

areas of landscape quality and nature conservation value are statutorily designated. 

 

The application site is not directly or indirectly associated with any statutorily designated landscape or 

biodiversity area.  However, the applicants recognise the potential for local biodiversity interests at the 

site, have commissioned, and submitted a thorough Ecological Survey and Report to deal with the 

potential impacts of the development.  That report concludes that the impacts of the proposed 

development are likely to be the negligible and short term.  Suitable mitigation measures are set out in 

the report. 

 

Chapter 8 of PPW deals with transport and aims to extend choice in transport and reduce the need to 

travel.  A key part is to promote walking and cycling, the use of public transport and reducing the need 

to travel.  In terms of development planning, a key aspect in rural areas is the designation of local 

service centres as the preferred locations for new development. 

 

Another key aspect is to ―locate major generators of travel demand within existing urban areas or in 

other locations that can be well served by public transport walking or cycling”. 

 

A Transport Assessment accompanies the application. The report indicates that the proposed 

development will generate approximately16 two-way vehicle trips daily in each direction. It is not a 

significant or major generator of trips or travel demand. Furthermore, Abermule is a recognised 

location, which can be well served by public transport, walking and cycling. Physical measures at the 

development site (including critical footway infrastructure) will also promote accessibility by walking. 

 

In additions to PPW, a series of topic specific Technical Advice Note (TAN‘s) provide guidance on 

various aspects relevant to planning policy. TAN‘s should be read alongside PPW. The following 

TAN‘s are relevant: 
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 TAN 5 – Nature Conservation and Planning; 

 TAN 11 – Noise; 

 TAN 12 – Design; 

 TAN 15 – Development and Flood Risk; 

 TAN 18 – Transport; 

 TAN 22 – Sustainable Building. 

 

The guidance in these various documents has been taken into account by the design team in the 

preparation of the proposals. 

  



37 
 

LOCAL PLANNING POLICY 

 

Currently, the adopted development plan is the Powys Unitary Development Plan (‗the UDP‘) which 

was adopted in March 2010. The UDP was intended to guide development until Mid-2016 and it 

provides the basis upon which consistent development control decisions can be made. It is now time 

expired but is the only publically tested development plan available for assessment of planning 

applications in Powys. It has been formally decreed by the Welsh Government that LDPs or parts 

thereof will not be formally used for Development Management purposes until the entire plan has 

been tested in the public domain and recommended for approval. In Powys, this has not yet occurred 

and is unlikely to happen until late 2017. Until that time, the UDP is the sovereign development plan 

against which to determine applications in the county. 

 

Part One of the UDP has the following purposes: 

 

(i) Set the legislative and statutory background; 

(ii) Describe the land use planning context in Powys; 

(iii) Provide a strategic framework for Part Two, including 

 

 The broad Strategic Vision; 

 The 19 Strategic Aims; 

 The Sustainable Growth Strategy; 

 A hierarchical approach to settlements and community development; 

 14 Strategic Policies. 

 

Part Two of the UDP contains more details and (in some cases) site specific policies and proposals. 

 

This section of the statement will focus on key strategic aspects of the policy but in particular those 

relevant to the promotion and delivery of the social and community facilities, including places of 

worship. The following are relevant: 

 

“The settlement pattern of Powys has been largely determined by the geography of the area and by 

its rural activates.” 

 

―The rural area is served by a network of main market town, together with a number of smaller towns 

and large villages, which have a reasonable range of services and facilities. However, many of the 

smaller villages are not so well provided for and, as a result, there is a dependence on the nearest 

higher order settlement and/or a degree of interdependence between certain villages.” 

 

 Social Inclusion 

 

“The availability and accessibility of local services and facilities, including school, surgeries and 

community centres, represents an essential component in the development and well-being of the 

County’s communities. While the Area Centres and Key Settlements may have many of these within 

easy reach, there are many smaller villages and rural communities that have few if any of those 

services and facilities and that also experience difficulty in accessing them elsewhere.’’ 

 



38 
 

“The Powys UDP aims to provide a land use development framework which will preserve and 

enhance the range of services and their accessibility within the County. This will reflect the trends and 

needs, whilst protecting the vitality and viability of both urban and rural communities.” 

 

 Strategic Vision 

 

“The Powys of the future will offer residents, local businesses and visitors to the area: an improved 

and sustainable quality of life within a valued natural environment; huge quality services and facilities; 

better and more diverse job opportunities; greater access to social, leisure and cultural activities.” 

 

 

 UDP Strategic Aims 

 

―(b) to sustain modest growth and development, appropriate to individual locations; 

(i) to support and improve community services and facilities e.g. rural schools, sub-post 

offices, GP’s surgeries, neighbourhood shops, local businesses and community hospitals; 

(ii) to strengthen communities and promote social inclusion of all; 

(iii) to conserver and enhance the environment, historical and archaeological assets and the 

countryside as a while; 

(iv) to strengthen design standards and promote good design across the County.” 

 

 Sustainable Growth Strategy for Powys 

 

In order to integrate the principles of sustainable development and manage potential conflicts the 

UDP sets out a Sustainable Growth Strategy as follows: 

 

“A growth strategy based on the principles of sustainable development is one way that the future 

development can take place within Powys in support of existing towns, villages and communities, 

providing equitable access to good, services and employment opportunities, without unnecessary 

adverse effects on the local environments, economy and society.” 

 

“By developing a growth strategy based on the principles of sustainable development it will be 

possible for: 

 

 Decisions to be taken in terms of the impact (both positive and negative) that a development 

will have on the character and amenities within the settlement itself and the surrounding area, 

thus ensuring that the character of the settlement and the wider countryside is sustained. 

 A better understanding to be established by identifying the distribution and availability of 

services and amenities throughout Powys.” 

 

“However, it would be unsustainable to concentrate development opportunities in a few select areas, 

as this would have a detrimental effect on rural communities and the rural economy. Therefore, there 

is a need to try to introduce a pattern of development that caters for the interest of the rural areas and 

at the same time, readily embraces the concept of sustainable development.” 
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 Sustainable Strategic Settlement Hierarchy 

 

“In order to distribute new development sustainably and to encourage and support the regeneration of 

communities, a hierarchy of settlement in Powys is proposed. This included directing the largest 

proportion of new development towards the Area Centres and larger villages. These settlements 

provide a wider range of services and facilities possess sufficient existing or proposed infrastructure 

capacity, better access to existing and potential public transport facilities and have the capacity to 

accommodate the growth.” (our emphasis). 

 

 Key Settlements 

 

Abermule is a Key Settlement and, as such, is a higher order settlement which has the capacity to 

accommodate growth, and towards which new development is directed. 

 

“Key Settlements include some smaller towns as well as the larger villages. They do not have as wide 

a range of services and facilities as the Area Centres, but normally provide an important service 

function to surrounding smaller settlements and rural residents. Key Settlements will continue to 

provide a range of services and a number of housing and employment development opportunities, in 

keeping with their existing strategic role and character”. 

 

The following Strategic Part One UDP Policies are particularly relevant to the current proposals: 

 

 UDP SPI – Social, Community and Cultural Sustainability 

  

“In assessing proposals for new development due to 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 

confirmation that the proposals can make towards meeting the needs of local communities and 

residents.” 

 

 UDP SP2 – Strategic Settlement Hierarchy 

 

“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 
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Rural Settlements 

 

Countryside.” 

 

 UDP SP9 – Local Community Services and Facilities 

 

“Development that encourage, sustain ad facilitate the provision of local community services and 

facilities in appropriate locations throughout the county, in accordance with the Council’s strategic 

settlement hierarchy, will be permitted, including: 

 

Amongst other things: 

 

(vii) Community or Social facilities.” 

 

Within Part Two of the UDP Chapter 11 deals specifically with Community Services. Paragraph 

11.1.1. of the UDP states: 

 

“Community services play an intrinsic role in the life of the County’s communities and warrant specific 

planning policies that reflect their importance as a valuable focal point of community life. These can 

include educational, childcare, health and welfare provision as well as the services and activities of 

social, community, voluntary and religious grounds....... 

 

Maintaining and improving access to these services and facilities adds to the quality of life within 

Powys by enabling individuals, groups and communities to participate fully in the area where they 

live... 

 

Therefore the continued availability of premises of community uses is also of importance for 

maintaining strong rural communities.” 

 

At paragraph 11.4.11 (as a preamble to UDP Policy CS1) the UDP unequivocally provides support for 

the provision of community facilities – which would clearly apply to places of worship. Paragraph 

11.4.1. states: 

 

“It is the aim of the UDP to support the County Council’s policy of promoting social inclusion and an 

equality of opportunity by ensuring that all groups have good access to community facilities and a 

sufficient supply of building for community use to meet their differing needs. In its capacity as a 

planning authority, the Council actively encourages proposals that enhance the provision of premises 

specifically for community services and facilities.” 
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Policy CS1 – ―Land Safeguarded for Community Facilities‖ is worded accordingly: 

 

“Development of new community facilities and services in appropriate locations that are accessible by 

a choice transport means will be permitted. Where firm proposals for facilities exist, these sites are 

shown on the proposals map insets and will be safeguarded from other uses.” 

 

It is significant in our view that policy CS1 is permissive towards community facility proposals “in 

appropriate locations that are accessible by a choice of transport means”. In our opinion, that does 

not restrict such proposals to the Area Centres only. If we consider the strategic spatial and 

sustainability aspects of the UDP set out above, it is apparent that Abermule is an appropriate 

location, which is accessible by a choice of transport means. 

 

The following policies of the UDP are relevant to the proposals and due regard has been had to these 

policies by the application submissions. The supporting documentation addresses these policy issues 

satisfactory: 

 

- GP1 – Development Control 

 

- GP3 – Design and Energy Conservation 

 

- GP4 – Highway and Parking Requirement 

 

- ENV2 – Safeguarding and landscape 

 

- ENV3 – Safeguarding Biodiversity and Natural Habitats 

 

- ENV7 – Protected Species 

 

- T3 – Transport Assessment and Travel Plans 

 

- DC3 – External Lighting 

 

- DC12 – Overhead Lines and Pipelines 

 

- DC13 – Surface Water Drainage 

It is acknowledged that the previous application reference P/2012/0971 as well as the appeal 

reference APP-T6850/A/14/2221507 was refused for this particular site.  The attention of the LPA is 

brought to the fundamental differences between this application and the application and appeal 

preceding it.   

 

The previous application was for a larger building with an extended area of car parking.  The site itself 

was at distance from the settlement boundary by virtue of the fact the residential site was reserved for 

a future and forthcoming application.  In addition, there were no works planned to improve the existing 

highways network on the scale that is proposed now.   

 

There has been considerable change in both planning policy since the previous application.  Since 

2012, the local Community Council has supported residential development in and around the 

application site via the LDP Candidate Site process.   
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It is acknowledged that the Inspector to the previous appeal considered that the site was open 

countryside and unsustainable.  Dealing with the open countryside issue first, we refer the LPA to the 

direction of travel of local planning policy in relation to Abermule specifically which allocates housing 

in a horseshoe shape around the application site.  This gives an indication of the nature, type, size 

and location of building a development that the local authority can support up to 2026.  In the past, 

there has been a considerable appetite for developing in Abermule and this is evidenced by the fact 

that the housing allocation via the UDP was already built out by 2010.  It is anticipated the same will 

happen up to 2026.  Consequently, we are of the opinion that housing on sites P08 HA1 and HA2 will 

be built out in the immediate future.  Given the position of this site in relation to these zoned parcels of 

land in the LDP, it is clear that Powys County Council no longer considers this site as open 

countryside.   

 

In addition to the above one of the issues raised by PCC Planning Policy in relation to the potential 

development of site, P08 HA2 was the need to considerably improve the highways network to link the 

site safely with the village centre.  A footway connecting the site and adjoining neighbourhood is 

proposed as part of this development.   

 

We have been working in collaboration with Entran Transport Consultants in order to improve this 

situation for the benefit of the community both now and in the future.  It is anticipated that these 

highways improvements will come online prior to the full use of the Church.   

 

With all of the above in mind, the attention of the LPA is drawn to the fact that this is very much a 

holistic scheme of development, which deals with major infrastructure issues the village currently has, 

provides much-needed housing as well as providing a local Church for local people.   

 

The Church which is proposed as part of this development is nearly half the size of that proposed 

previously.  The reason for this is that this is a proposed Church for local people based in and around 

the Abermule area.  Concern was expressed during the previous application that such at that time 

was a regional Church.  As will be seen from the supporting drawings to this application this Church is 

very much to serve the local congregation.  In the interests of clarity, it is noted that all other Churches 

in the Severn Valley area will remain open to serve particular local congregations.   

 

The development of a Church in the County of Powys is a rare thing.  We have undertaken planning 

research in this particular area, which has revealed that the only application in recent times for a new 

Church on Greenfield land is outside of Welshpool, reference M23669 and M24008.  We enclose a 

copy of our planning research into this particular site at Groes- y- Pluan and our notes on this 

particular application are included in appendix 10.   
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Similar concerns in respect of a new Church were expressed during the consideration of the planning 

application here.  The attention of the LPA is brought to the fact that this particular development is 

very much open countryside. However, the Church has now matured into its setting. The LPA will 

note that the planning officer considering this application had concerns regarding visual impact, 

impact on the settlement, traffic and access.   In terms of the usage of the very much now completed 

building, there have been no issues in relation to its impact upon highway safety or upon adjoining 

owners recorded.   

In terms of the usage, conditions were placed upon this particular building at Groes- y-  Pluan that it 

would not be used during ―unsocial hours‖.  In terms of the Section 106 attached to the planning 

approval for this case, the unsocial hours were not defined however from local knowledge the 

concerns of the planning officers have not been borne out.   

In relation to the officer‘s report, commentary upon is made that the building of the new Church is ―a 

rare proposal and there are not detailed planning policies that exist to deal with this particular type of 

development.  There is the possibility that we (PCC) could limit the use of the building to just a place 

of worship and not as a generic D1 usage‖.  We are of the opinion that a similar condition could be 

placed on this application here.   

 

Similar to this particular building currently before the LPA, the design of the church at Abermule has 

been based on the Mid Wales agricultural vernacular.   

 

It is also noted on file that the local MP confirmed that there was a strong congregation from the 

Welshpool and Llanfair area that needed a Church to satisfy their needs.  This is the case here at 

Abermule.   

 

Given all of the above, we are of the opinion that the Church component of this application is a 

fundamental and integral part of the development, which shall go some way to ensure that the village 

continues to have a social function. This is as opposed to many other villages in Powys e.g., 

Tregynon, which are rapidly becoming dwelling, dominated commuter type settlements.  UDP 

Planning Policies support this social function as well as integration and accordingly we are of the 

opinion that the Church component forms a vital social and environmental role in this application. 

 

 

 

 

 

 

 

 

 

 

 



44 
 

7. 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), has 

expired on 30th June 2016  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. Abermule is defined as a ‗Key Settlement‘, which is the second highest 

level in the hierarchy. Key settlements such as Abermule are defined by the UDP as follows: 

―Key Settlements include some smaller towns as well as the larger villages. They do not have 

as wide a range of services and facilities as the Area Centres, but normally provide an 

important service function to surrounding smaller settlements and rural residents. Key 

Settlements will continue to provide a range of services and a number of housing and 

employment development opportunities, in keeping with their existing strategic role and 

character‖.    

7.4 The emerging LDP continues to show Abermule at near the top of the settlement hierarchy 

and identifies it as one of a number of ‗Large Villages‘ located within a central growth corridor 

and has the capacity to accept higher levels of growth in order to accommodate needs that 

cannot be met in nearby towns. It is therefore established that the village is an appropriate 

location for new development. 

7.5  The application site comprises one field parcel to the southeastern edge of Abermule. Part of 

the site lies within the settlement boundary in the UDP and in the emerging LDP. The 

remainder lies adjacent to the aforementioned development plan settlement boundaries. The 

site is deliverable within the period of the LDP. 
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7.6 The site lies within a reasonable walking distance to facilities and services provided in the 

village. The village shop is located less than 400m walking distance of the site whilst the 

Primary School and Community Centre are within 520m. The Public House is approximately 

260m distance and the bus stop is less than a 400m walk. This compares with the Chartered 

Institute of Highways and Transportation (CIHT) guidelines indicate the following acceptable 

walking distances: 

 

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 In terms of accessibility the site is accessible for cycling within the village and along National 

Cycle Network Route 81 and is within short walking distance (less than a quarter of one mile) 

of six buses a day in either direction. 

 

7.8 As summarised in Section 2, the site lies adjacent to the eastern boundary of Abermule and 

to the north of Kerry Road B4368. The new site access will be formed within the current 

settlement boundary, which is marked on site by an existing post and wire fence and is 

situated opposite to the residential development Court Close, which lies to the south-west of 

the application site. The main part of the site is a rectilinear piece of land with a southern 

boundary abutting Kerry Road marked by a mature hedgerow with an integral post and wire 

fence. 

7.9 The site is a naturally level area of grassland bounded by B4386 Kerry Road to the south and 

the remnants of the old defunct railway line to the north. The west of the site incorporates an 

area of vacant land measuring approx. 0.4ha, which is listed in the Powys County Council 

UDP as a housing allocation site ref M101 HA4 adjacent to the existing residential property 

known as Abermule House. This site is now proposed for development as part of this 

application. 

 

7.10 The application proposals retain all existing trees on the site. Hedgerows are retained and 

where necessary for existing visibility splays shall be translocated. 
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7.11 We are of the opinion that: 

 

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

 There will be some moderate but localised changes to the hedgerow 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; 

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

 applicable national, regional and local planning policies related to the landscape and 

 the development would be acceptable in landscape and visual terms. 

 

7.12 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 that are reserved for 

consideration in any subsequent reserved matters application, the indicative layout that 

accompanies the application provides an indication of the amount of development, which 

could be provided by the development of the application site. 

 

7.13 In terms of planning policy, PPW (Chapter 4) advocates that LPA‘s should promote ―the most               

efficient use of land‖ and encourage higher density development in accessible locations and 

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.  

7.14  In the emerging LDP, Policy H3, Housing Density states that in towns and large villages, 

development density generally is 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‖. 

7.15 The general scale and density of the development are 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  

 

7.16  As illustrated in Table 10 above, the indicative layout provides a density of 15 dph. 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 relatively low density is a reflection of 

context and that the indicative layout shows significant areas of landscape planting which 

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

residential properties and the wider landscape.  

Housing Estate  Density (dwellings per hectare) 

Proposed development  15 dwellings per hectare 

Court Close, Abermule 12.5 dwellings per hectare 
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7.17 In comparison to the adjacent estates, the application site is only marginally denser than 

Court Close. Abermule House sits adjacent the site which would not be granted consent 

today as it clearly does not make the best use of land. The development of this dwelling 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. 

7.18 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 Court 

Close.  

7.19 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. 

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

unacceptable 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 is 

negligible and discussed in detail below. 

7.21  The application site is opposite Court Close. The development is also adjacent to Abermule 

House but shall be masked from view from existing high hedges. 

7.22 When considering whether the proposed development will have an impact on the residential 

amenity of existing properties, the LPA must consider whether there will be any impact on the 

way of overshadowing and overbearing and whether there will be any reduction in privacy due 

to facing habitable room windows. In the 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 Court Close. 

7.23  In addition, the layout indicates the retention and reinforcement of existing trees and 

landscaping along the boundary to Court Close. The indicative layout also shows significant 

areas of new strategic landscaping to the entire perimeter of the site so as to minimise wider 

landscape impacts and to minimise the visual impact of the development on Court Close and 

Abermule House.  

7.24  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 
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7.25  A full report shall be submitted by the Transport Consultant. 

7.26 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 5.5m 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 

7.27  The application is supported by reports from David Floyd Consultant Hydrologist and Howarth 

Associates regarding the suitability of the site for development and the design of any potential 

drainage systems and soakways. All reports are available for viewing as part of this 

consultation package of information. 

Trees  

7.28  The indicative site layout has been prepared to take into account the root protection areas of 

existing trees in order that the existing trees and hedgerows may be retained as part of the 

development. 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 in 

order to provide screening of the development from nearby residential properties. The 

proposed development of the site will not, therefore, result in any significant loss of 

any trees or hedgerows.  

Ecology  

7.29  The report concludes that subject to the implementation of the recommendations contained 

within both the Extended Phase 1 Habitat Survey there should be no ecological reason why 

the site cannot be developed for residential purposes. 
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Conclusion 

 

8.1 This planning statement accompanies a full planning application for 4 no. dwellings, a 

proposed church and highways improvements on land adjacent Kerry Road, Abermule. 

 

8.2 We are of the opinion that the housing site lies within the settlement boundary in the UDP and 

the emerging LDP and is an appropriate location for housing development. 

 

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

with the development plan, unless material consideration indicates otherwise. In this case, 

there are significant material considerations, which weigh heavily in favour of the grant 

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 will be deemed to have no 

housing land supply. 

 

 The UDP has delivered nearly all significant housing development over the plan 

period.  There is now demonstrable undersupply of housing which is forcing up 

house prices and the pricing of young couple and young families out of the market. 

 

 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 on 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. 

 

 In terms of the church portion of the application, the LPA has an obligation via PPW and 

the UDP to ensure sufficient land is allocated for community purposes including 

churches. This is an application for a church for local people to use and enjoy.  

 

 There has been a community of this Christian group in the area for over 100 years. The 

group has very strong local connections both socially and economically. A Place of 

worship for this local group shall ensure it can contribute to the vibrant local culture of 

Abermule. 

 

8.4 The application is supported by supporting plans and documents, which all demonstrate that 

there are no significant constraints, which would prevent the development of the site for 

residential use. 
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8.5 In particular, access to the site can be achieved without detriment to the existing highway 

network or on highway safety.  

 

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

for the development proposed. 

 

 

 

 


