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Executive Summary ® 4.1
This Preferred Strategy has been produced by Powys County Council for the
Powys Local Development Plan (LDP) and is applicable to all of Powys
except the Brecon Beacons National Park.
As its name implies, it sets out the Council’s Preferred Strategy for the
development and use of land in Powys up to 2026.
It identifies a vision and objectives for the LDP based on an understanding of
the characteristics, issues and needs of the County and the communities it
supports.
It considers options for how much land the LDP should allocate for dwellings,
employment and retail and which settlements are best suited to accommodate
this growth. The Preferred Strategy option proposes that the LDP should
provide 7,700 dwellings and 42 hectares of employment land and that this
should be distributed according to a hierarchy of settlements, with greater
allocations directed to settlements in a proposed central growth corridor
running north to south through the centre of Powys. It describes the types of
development that the LDP should allow in the County’s towns, villages and
countryside. It also sets out strategic policies for various types of development
and land use.
The Preferred Strategy and the options have been tested by three appraisals
– a Sustainability Appraisal, a Habitats Regulation Assessment and a
Strategic Environmental Assessment – and the findings of each are described
in draft reports alongside the Preferred Strategy.
The Preferred Strategy has been prepared with involvement and input from a
range of stakeholders, and was approved by Powys County Council on 1st
March 2012 for wider public consultation. Comments on the Preferred
Strategy and the three draft appraisal Reports are invited from 19th March to
the 30th April 2012.
Comments received during the consultation period will be considered by the
Council and will be used to inform the preparation of the more detailed
Deposit LDP which is planned for publication in April 2013.
As a strategy it is ‘broad-brush’ in its nature, and at this stage does not
allocate individual sites for development. A methodology for how the Council
proposes to consider Candidate Sites (submitted in 2011) has also been
published alongside the Preferred Strategy and comments on this are also
invited.
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1.

Introduction ® 4.2

1.1.1 This document sets out the Council’s Vision, Objectives and Preferred
Strategy for the Powys Local Development Plan (LDP) for the period 2011-2026.
The Powys LDP excludes the parts of Powys covered by the Brecon Beacons
National Park. These areas will be planned for in accordance with the Brecon
Beacons National Park Authority LDP 2007-2022.
1.1.2 Once adopted, the LDP will replace the existing Powys Unitary
Development Plan (UDP) and become the basis for making decisions on planning
applications.
1.1.3 The Powys LDP 2011-2026 is important because it will set out guiding
principles for development and land use over the plan period. The preparation of
the plan must logically flow, starting with the key issues and considerations
identified from the evidence base, followed by the vision and objectives, followed
by the preferred strategy and then the deposit draft development plan. The
timetable for the preparation of the plan and the community involvement scheme is
set out in the Delivery Agreement 1.
Figure 1. Process Flow Diagram
Policy and Local Context
Key Issues and considerations
(from Topic Papers, Research and involvement)

LDP Vision

LDP Objectives

Strategic Options (Growth and Spatial)

Preferred Growth Option + Preferred Spatial Option = Preferred Strategy

Testing (by assessments & appraisals)
1.1.4 This document sets out the process followed by the Council in arriving at the
Powys LDP Preferred Strategy. The Council has developed strategic options in
conjunction with key stakeholders and having analysed and assessed these, it has

1 Delivery Agreement
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chosen its preferred strategy. The alternative options are explained in sections 5
and 6.
1.1.5 The strategic options and preferred strategy have been subject to:
 Sustainability Appraisal (SA).
 Habitats Regulations Assessment (HRA).
 Strategic Environmental Assessment (SEA).
The results of the SA, HRA & SEA have informed the Preferred Strategy and can
be read as supporting documents. The results of the HRA can be read in the HRA
Preliminary Screening report.
1.1.6 In February-May 2011, the Council invited the identification of land for
inclusion in the LDP Candidate Sites Register which was published in November
2011. This resulted in approximately 1170 sites being put forward. Following
consideration of comments received on the preferred strategy, the next stage will
be to assess the sites submitted for development against the preferred strategy.
1.1.7 The Strategic options are made up of two key components:
 The Strategic Growth Options (how much?) which cover the level and
amount of growth (includes housing, economic and infrastructure demand,
needs and delivery), and;
 The Strategic Spatial Options (where?) which cover the distribution of
development across the plan area
A political decision has been taken over the most appropriate level of growth and
spatial distribution based on the most up to date information available. The
preferred strategy is formed from the preferred growth and spatial option.
1.2

National Policy Context ® 4.3

1.2.1 The Planning and Compulsory Purchase Act 2004 places a requirement on
the Council to prepare a LDP for its administrative area. Subsequent LDP
Regulations 2005 set out in detail what the plan should include, the stages of the
process and how the plan should be prepared and consulted upon. The Welsh
Government has also published a Local Development Plan Manual.
1.2.2. The Habitats Regulations (2010), Strategic Environmental Assessment
Regulations (2004) and Equalities Act (2010) set out relevant considerations and
the process for assessing and appraising the development plan.
1.2.3 For the plan to be considered sound it must be consistent with national
planning policy unless a there is an evidential justification otherwise. National
planning policy takes the form of Planning Policy Wales (PPW) and Minerals
Planning Policy Wales (MPPW) which are supplemented by topic based Technical
Advice Notes (TAN) and Circulars. The LDP must also have regard to the Wales
Spatial Plan (WSP) in accordance with the regulations. National planning policy
and guidance set out sustainable development objectives and principles for the
LDP. It promotes development in sustainable locations.
1.2.4 The evidence base for the LDP has been collated in a number of topicbased papers. The topic papers include a detailed review of relevant planning
policy and guidance and statistical research. Topic papers are available as
supporting documents and will be updated through the LDP process as new
evidence emerges.
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1.3

How to comment on the Preferred Strategy?

1.3.1 Regulation 15 of the LDP Regulations requires the Council to publish its
pre-deposit proposals (otherwise known as the Preferred Strategy) for public
inspection and invite comments accordingly. The pre-deposit proposals include the
Vision, Strategic Options, Preferred Strategy, Key Policies, and
Environmental/Appraisal Reports.
1.3.2 The Council is undertaking a formal public consultation on the Preferred
Strategy for the Powys LDP from 19th March until 30th April 2012. The Council
welcomes your comments on this Preferred Strategy document and requests that
you submit them by the end of the statutory consultation period ending at 4.30pm
on Monday 30th April 2012. Any comments received after this will be identified as
late representations and will not be taken into consideration.
1.3.3 Representations can be made in one of the following ways:
(i)
On-line via the Council’s website and LDPWeb consultation system. You
access this by clicking on a RefPoint while reading this document on
your computer (see instructions on the Contents page of this document).
Representors are encouraged to use this method because it is more
efficient. On-line users can also view comments that have been
submitted by others.
(ii)
In paper form by completing and returning a standard representation
form.
(iii)
In electronic form by downloading and returning via email a completed
representation form.
1.4

What Happens Next?

1.4.1 Following the Preferred Strategy consultation, where necessary, the Council
will amend the strategy in light of comments received and begin preparing the
Deposit LDP.
1.4.2 The Council has allocated a 12 month period in which to develop and
assess the Deposit LDP, due for publication in April 2013. A consultation report will
also be prepared to document how consultation responses received on the
preferred strategy have been taken into account.
1.4.3 The Deposit LDP, which will need to be considered to be sound, will be
submitted to the Welsh Government in Dec 2013. It will then be examined for
soundness by an independent Inspector at public examination.
1.4.4 Whilst there are provisions for focussed changes to the Deposit LDP prior to
submission to the Welsh Government, any such changes should be minor and the
Council will need to carefully consider the necessity of including them. Focussed
changes at this stage must not go to the heart of the plan.
1.4.5 The date of which the deposit plan is agreed for submission is considered
the cut off date for information such as statistical research to influence the
evidence base. Further evidence published after the cut off date which has
strategic implications should be monitored through the Annual Monitoring Report
and considered in the first review of the LDP.
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2.

Character of Powys / Powys Context ® 4.4

2.1

Introduction

2.2.1 This section describes the general characteristics of Powys and its
context; please note that all statistics quoted exclude the Brecon Beacons
National Park unless stated otherwise.
2.2

Location and Topography

2.2.1 Powys can be seen as the green heart of Wales, covering approximately a
quarter of its land mass. Its extensive, central boundaries adjoin it with a total of
ten other Local Planning Authorities that include the English counties of Hereford
and Shropshire.
Figure 2. Showing Powys as the Green Heart of Wales

© Crown copyright and database rights [2011] Ordnance Survey 100025371

2.2.3 Powys is extensive in nature being a largely upland and very rural county
covering over 5,000 square kilometres. To the south of the county is the Brecon
Beacons National Park a Local Planning Authority in its own right which covers
approximately 16% of Powys’ area. The Powys LDP will need to take the Brecon
Beacons National Park together with the Snowdonia National Park (to the
northwest) into consideration as national landscape designations.
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2.2.4 The map below shows the topography of Powys and demonstrates how
Powys’ is intersected with upland areas between the valleys. The uplands
contain areas of high landscape value that include the Berwyns and Cambrian
Mountains. Whilst the rivers dissecting the valley floors include the Severn,
Vyrnwy, Tanant, Wye, Usk, Irfon, Ithon, Dyfi, Teme, Tawe and the Lugg.
Figure 3. Map Showing The Topography Of Powys

© Crown copyright and database rights [2011] Ordnance Survey 100025371
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2.3

Settlements and Places

2.3.1 Powys’ topography has meant that historically a large number of
settlements and main transport routes are located in valleys at important river
crossings; as a result of this a number of settlements are constrained by flood
risk. See Figure 4 below.
Figure 4. Map Showing the Topography of Powys and the Environment
Agency’s Flood Map (1 in 1000 yr) Together with Unitary Development Plan
Settlements

© Crown copyright and database rights [2011] Ordnance Survey 100025371. © Environment
Agency 2011.
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2.3.2 Broadly speaking the way the settlements of Powys have been defined
through the Powys UDP, March 2010 are as follows; 12 main settlements, that
include two (Newtown and Ystradgynlais) with a population of over 10,000, a
number of small towns and large villages, small villages and rural settlements
and isolated dwellings in open countryside. Varying levels of social and economic
interaction take place between the tiers together with settlements outside of
Powys’ administrative boundaries.
2.4

Environment

2.4.1 The architecture of Powys is as varied as its landscape, with most towns
and settlements having distinct characteristics in building forms or settlements
that make them easily recognisable. The rich wealth of architectural history
ranges through all periods and all building types.
2.4.2 The quality of the historic environment including the architecture is
reflected in the large number of built heritage designations within Powys. This
comprises a total of 55 conservation areas, seven registered historic landscapes,
37 registered parks and gardens, 3,916 listed buildings and 691 scheduled
ancient monuments. 2
2.4.3 As a largely rural county Powys has a wealth of biodiversity, geodiversity
and conservation resources. A number of these are internationally and nationally
recognised including 216 Sites of Special Scientific Interest, 13 Special Areas of
Conservation, three Special Protected Areas, one RAMSAR site and eight
National Nature Reserves. On a more local level Powys has 78 Regionally
Important Geodiversity Sites and a large number of wildlife sites. 3
2.5

Access and Transport

2.5.1 Powys has over 12,000 individual rights of way (incl. BBNP), which equate
to 9,166 km. The main use of these rights of way is for recreation including
walking, cycling and horse riding. In addition to this Powys has 88,000 hectares
(340 square miles) of access land representing 17% of the land in Powys. Powys
has two national trails, the Offa’s Dyke Path and Glyndwr’s Way. The Offa’s Dyke
path is 285 km (177 miles) long, of which 72 km (45 miles) falls within the county
of Powys. In addition to the two national trails Powys has several regionally
important promoted trails including the Wye Valley Walk, Severn Way, Ann
Griffiths Walk, Kerry Ridgeway, Pererindod Melangell and the Epynt Way. 4
2.5.2 Powys covers an area of around 5187 km² and has a total road length of
5,500 km (16% of all roads in Wales). As a predominately rural county there is a
high percentage of car ownership, although larger settlements have a lower
proportion of car ownership, for example Welshpool. 5
2.5.3 Powys has the highest proportion of trunk roads in Wales, accounting for
around 27% Wales’ trunk roads. Due to Powys’ location set in the heart of Wales,
most traffic travelling to or from the coast generally has to drive through it. Some

2 Built Heritage Topic Paper
3 Natural Heritage Topic Paper
4 Leisure and Recreation Topic Paper, Rights of Way Improvement Plan
5 Transport Topic Paper
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of these roads run through main settlements like Newtown, Welshpool, Rhayader
and Builth Wells, causing traffic disruption, particularly during holiday periods. 6
2.5.4 The Cambrian rail main line and the Heart of Wales rail line run through
Powys, travelling between Aberystwyth and Birmingham International (Cambrian
Mainline) and Shrewsbury to Swansea (Heart of Wales). These rail lines provide
connections to not only the coast but also to the east of the county, allowing for
connections to the major cities.
2.5.5 Public transport in Powys has a limited frequency in large parts of the
county, with bus services linking up main towns and villages within and outside of
Powys. In 2009, 84,000 Powys residents (equivalent to 64% of the population)
were living in an area ranked among the worst 20% of areas in Wales for time
taken to reach local services on foot or by bus. The 2009 figures also found that
76% of the Powys population resided in an area where it took on average more
than half an hour to reach a train station or national bus station on foot or by
bus. 7
2.6

Population Demographics

2.6.1 The population of Powys was recorded as 126,347 persons in the 2001
Census. Based on an assumption that 17.722% of Powys’s population was within
the BBNP, it was estimated that the population of Powys outside the BBNP was
103,357 persons. It was estimated that the population of Powys had risen to
131,313 (Inc BBNP) in 2010 based on the mid year population estimates. 8
2.6.2 Powys has the lowest population density of all the local authorities in
Wales at 25 persons per square kilometre. Almost two thirds of the population
live in a rural location such as a village, hamlet or isolated dwelling. Whilst 27.5%
of the population reside in what are termed town and fringe areas, this includes
the settlements of Welshpool, Machynlleth, Llanidloes, Rhayader, Llandrindod
Wells, Knighton, Presteigne, and Builth Wells. A further 13.4% of the population
reside in urban areas with a population that exceeds 10,000, this includes the
Newtown and Ystradgynlais areas. 9
2.6.3 Residents over retirement age in Powys form a high proportion (24%) of
the total population (2008-based population projection). This high proportion of
citizens of retirement age is projected to increase to 32% by 2026. The
components of change in the County’s population over recent years have
highlighted the fact that deaths have consistently exceeded births by a few
hundred per annum. Migration both in and out, is the key determinant of change
in the population size and structure. Recent trends in the population of the
County over the last ten years have indicated an average net population gain.
Despite this it is concerning that Powys experiences a loss of population of
young adults in their late teens through to their early 20s. Reasons for the loss of
this element of the population generally include school leavers in search of
further education, young people looking for employment opportunities and
affordable housing. 10
6 Transport Topic Paper
7 Transport Topic Paper
8 Population, Housing & Urban Capacity Topic Paper, ONS: 2001 Census
9 Population, Housing & Urban Capacity Topic Paper, ONS: 2009 LSOA
10 Population, Housing & Urban Capacity Topic Paper, ONS Powys-i
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2.6.4 It is projected that the number of persons of working age will continue to
decline throughout the plan period up to 2026. Meanwhile the number of persons
over retirement age will increase. This means that the workforce will be a smaller
proportion of the total and that the dependency ratio (workers to non-workers) will
increase. Detailed breakdowns show that 21% of the 2011 Powys projected
population were children aged 0 to 18, 56% were aged 19 to 64 and 24% were
aged over 65. 11
2.7

Dwellings / Homes

2.7.1 The total number of households in Powys according to the 2001 census
was 53,865 households. It is estimated that 14,351 of these were within the
BBNP meaning 39,514 were within the Powys planning area. It was estimated
that this figure had increased to 50,006 households in 2011 (excl BBNP). 12
2.7.2 A lower variant forecast prepared by the Council predicted that the
number of households in Powys (ex BBNP) will increase from 50,006 in 2011 to
57,049 in 2026. This equates to an increase of 7,043 households during the plan
period. In contrast the average household size in Powys is projected to decrease
from 2.27 persons in 2008, to 2.02 persons in 2033. 13
Figure 5. Chart showing projected changes to household sizes
2.30
Wales
2.25

Powys

2.20

2.10
2.05
2.00
1.95
1.90

Persons per household

2.15
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2013

2018

2023
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2033

(Source: WAG 2008-based population projections and household projections for Welsh LA’s.
National Statistics, © Crown Copyright)

2.7.3 On 1st March 2010 it was estimated that there were 60,382 dwellings in
Powys. 52,312 of these were owner-occupied or privately rented, 5,439 were
owned by Powys County Council and 2,631 were provided by Registered Social
Landlords. 14
2.7.4 Between 1999-2004 Powys (Inc BBNP) experienced an average annual
completion rate of 430 dwellings per annum according to the Welsh Housing
Statistics. A significantly lower average annual completion rate of 325 dwellings
per annum was experienced in the County between 2005 -2010 (JHLAS studies).
11 Population, Housing & Urban Capacity Topic Paper, ONS Powys-i
12 Powys CC forecast, based on 2008 Welsh Government lower variant projection
13 WG, 2008-based projections, Population, Housing & Urban Capacity Topic Paper, Powys-i
14 StatsWales, Population, Housing & Urban Capacity Topic Paper
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The highest annual completion rate recorded was 792 dwelling in 1996 according
the LGDU statistics. The lowest recorded completions rate was 159 in 2008-2009
according to the 2009 JHLAS. This indicates a substantial reduction in house
building during the last decade. 15
2.7.5 Affordable housing provision in Powys is limited and only accommodates
a very small proportion of the need identified. Whilst there are significant
numbers of affordable homes approved with planning permission and therefore
'in the pipeline' only 56 affordable homes were delivered in Powys in 2009-2010,
all of which were provided by registered social landlords operating in the County
(according the WG affordable housing returns statistics). 16
2.7.6 In April 2011, there were 2,087 households registered on the Council
housing waiting list in Powys. The Local Housing Market Area (LHMA3) covering
Newtown and Llanidloes had the highest registered need (532 households),
closely followed by LHMA1- Welshpool (514 households). LHMA6 - Builth and
Llanwrtyd Wells had the lowest registered need (60 households). The vast
majority of households on the waiting list were seeking a rental property.17
2.8

Welsh Language

2.8.1 Over 25,000 people in Powys speak Welsh fluently with 21.1% of the
population over 3 yrs of age being Welsh speakers. Even though the overall
number and percentage of Welsh speakers in Powys has been on the increase
since 1991, the concentrations of Welsh speakers may be under threat due to a
decrease in the number of communities with a high percentage of Welsh
speakers (e.g. those with more than 50%). 18
2.9

Economy / Jobs

2.9.1 With its sparsely populated upland landscape and poor connectivity,
Powys has no large employers (i.e. employers with >250 employees) outside the
public sector. The majority of businesses are small and there are many one
person enterprises. Powys has higher rates of self employment (24% in Powys,
13% in Wales) across all main sectors than elsewhere in Wales. Another factor
of note is the high level of part time employment; latest figures show 30% of
Powys’ employment opportunities being part time compared to 28% in Wales. 19
2.9.2 Tourism is a key component of the Powys economy, capitalising on the
beauty, remoteness and tranquility of the landscape, the cultural, agricultural and
built heritage and outdoor leisure opportunities. However the tourism sector is
associated with low wages, seasonal and casual employment and of itself does
not produce a thriving economy. 20
2.9.3 Agriculture continues to be the largest primary production industry in
Powys; this is predominantly through small family-run upland sheep farms.
Farming and forestry have shaped the landscape, culture and people of Powys
15 StatsWales, Population, Housing & Urban Capacity Topic Paper, JHLAS
16 StatsWales, Population, Housing & Urban Capacity Topic Paper
17 Local Housing Market Assessment (2010), Population, Housing & Urban Capacity Topic Paper
18 Welsh Language Survey, ONS: 2001 Census, Population, Housing & Urban Capacity Topic
Paper
19 One Powys Needs Assessment
20 One Powys Needs Assessment
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for centuries although much of the land is classified as being of very poor
agricultural quality. The number of agricultural holdings in Powys has declined
from 4,986 in 2002 to 4,783 in 2009 however this still represents a fifth of the
holdings in Wales. The number of people engaged in work on agricultural
holdings in Powys increased slightly from 11,700 in 2002 to 12,100 in 2009,
mainly due to an increase in the number of regular workers (including salaried
managers). 21
2.9.4 The yearly average percentage of adults aged between 16 and 64 years
claiming unemployment benefits in Powys peaked at 2.6% in 2009, and fell to
2.2% in 2010 (Wales 4.1% in 2009, 3.9% in 2010). However it is estimated that
the percentage of adults in Powys aged over 16 years that were out of work and
wanting a job rose from 2.5% in the year ending June 2005, to 4.6% in the year
ending June 2010 (Wales 4.8% June 2005, 8.1% June 2010). 22 This figure
includes those who are unemployed but not eligible for jobseekers allowance.
2.9.5 The Business Register and Employment Survey for 2009 showed that the
three largest employment sectors (excluding the agriculture, forestry and fishing
sector) in Powys by percentage of jobs were Health (17.5%), Manufacturing
(13.2%) and Education 13.9%). This confirms that one of the largest employers
in Powys is the public sector accounting for 32% of the employment in Powys;
this includes public administration and defence, education and health. 23
2.10

Retail, Recreation and Leisure

2.10.1 Within Powys the level and type of provision for recreational and leisure
activities vary across the county. Formal, organised activities are mainly located
within the main towns and larger settlements. There are currently 15 leisure
centres across Powys including those in the BBNP. 24
2.10.2 Retail provision in Powys is focussed upon the historic towns in the
County. Towns such as Brecon (BBNP), Builth Wells, Llandrindod Wells,
Llanidloes, Machynlleth, Newtown, Welshpool and Ystradgynlais provide a wide
range of shops and services to residents, the wider community and visitors to the
area. Nonetheless, residents in the County are also attracted to major shopping
destinations that lie outside of the County such as Aberystwyth, Cardiff, Hereford,
Shrewsbury and Swansea particularly for higher order comparison retailing.
2.10.3
However, given the rurality of the County, local retail facilities such as
village shops, sub-post offices, pubs and farm shops have an important role in
supporting the vitality and viability of rural villages, providing easy access to
basic provisions (especially for those with limited mobility) and provide an
important focal point for rural village life. 25
2.11

Regional Context and Settlement Hierarchy

2.11.1
Due to the central location of Powys and its borders adjoining a total of
10 other authorities, much of the population has links to towns and cities outside
of the county, for a range of services including health, education, retail and
21 One Powys Needs Assessment,
22 StatsWales, One Powys Needs Assessment,
23 One Powys Needs Assessment, Hyder Economic Needs Study
24 Leisure and Recreation Topic Paper
25 Retail Economy: Town Centres & Retail Development Topic Paper
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employment. Such links include those to Cardiff, Merthyr Tydfil, Swansea,
Wrexham, Hereford, Shrewsbury, Telford and in some cases cities further away
such as Birmingham and Manchester.
2.11.2
The diagram below is taken from the Wales Spatial Plan where Powys
is included within the Central Wales Area. The diagram shows the key
connections between settlements within the area and highlights which direction
people travel for services outside of the area. In addition to this the diagram also
shows the settlement hierarchy identified by the Welsh Government for the area.
The most notable for Powys is Newtown’s classification as a primary key
settlement; whilst a number of other towns in the LDP area are identified as key
settlements. 26
Figure 6. Diagram taken from the Wales Spatial Plan

2.11.3 Powys has nearly 170 settlements defined by the Powys Unitary
Development Plan, 2010. The range of facilities supported by each of these
settlements varies greatly with some hosting a large number of facilities that
provide services not just for that settlement but for the surrounding area including
a number of smaller settlements. The map below shows the location of each of
these settlements and gives an indication of the number of main facilities they
support.

26 Wales Spatial Plan
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Figure 7. Map Showing the Number of Facilities in each Settlement

© Crown copyright and database rights [2011] Ordnance Survey 100025371

2.11.5

The main facilities have been identified as being one of the following:
 community hall
 school
 shop
 post office
 railway station / halt
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bus service (at least 5 days a week inc those only operating in term
time)
play space / park
hospital
local employment
pub

Table 1. Demonstrates the number of main facilities per settlement.
Number of
Facilities
8-10

6-8

4-6

2-4

0-2

Settlements
Abercrave, Abermule, Berriew, Bronllys, Builth Wells &
Llanelwedd, Caersws, Carno, Churchstoke, Clyro, Four
Crosses, Knighton, Llandinam, Llandrindod Wells, Llanfair
Caereinion, Llanfyllin, Llangammarch Wells, Llanidloes,
Llanrhaeadr-ym-Mochnant, Llansantffraid-ym-Mechain,
Llanwrtyd Wells, Machynlleth, Montgomery, Newbridge on
Wye, Newtown, Presteigne, Rhayader, Welshpool,
Ystradgynlais
Abbeycwmhir, Arddleen, Beulah, Boughrood & Llyswen,
Castle Caereinion, Crossgates / Fron, Foel, Forden,
Glantwmyn, Glasbury, Guilsfield, Kerry, Leighton Pentre,
Llanbister, Llanbrynmair, Llandrinio, Llanfechain, Llangurig,
Llansilin, Llanymynech, Meifod, New Radnor, Penybontfawr,
Pontrobert, Trefeglwys, Tregynon
Aberedw, Abertridwr, Adfa, Bettws Cedewain, Builth Road,
Cemmaes, Cilmery, Coelbren, Crewgreen, Cwm Linau,
Derwenlas, Dolanog, Dolfor, Elan Village/Cwmdauddwr,
Erwood, Esgairgeiliog Ceinws, Garth, Gladestry, Groes-lwyd,
Howey, Kingswood, Knucklas, Llanbadarn Fynydd,
Llandyssil, Llangadfan, Llangedwyn, Llangunllo, Llangynog,
Llanwddyn, Llanwrthwl, Llanyre, Middletown, Nantglas,
Nantmel, Pant y dwr, Sarn, Three Cocks, Trewern, Walton
Beguildy, Bleddfa, Bwlch-y-cibau, Caehopkin, Cefn Coch,
Clatter, Coedway, Cradoc, Felindre, Felinfach, Ffynnon
Gynydd, Frank's Bridge, Fron Bank, Garthmyl, Groesffordd,
Hundred House, Kinnerton, Llanddew, Llandegley, Llandewi
Ystradenni, Llanerfyl, Llanfihangel, Llanfihangel Tal-y-llyn,
Llanigon, Llowes, Lloyney, Norton, Old Radnor, Painscastle,
Penegoes, Penybont, Pen-y-bont Llanerch Emrys, Pool
Quay, Refail, Rhosgoch, Sarnau (Mont.), St Harmon,
Tanhouse, Velindre (Brecknock), Whitton, Y Fan
Aberbechan, Abercegir, Aberhafesp, Aberhosan, Battle, Bontdolgadfan, Bwlch-y-ffridd, Caerhowel, Cefn Gorwydd,
Commins Coch, Cwmbach Llechryd, Cwmbelan, Darowen,
Dolau, Evenjobb, Forge, Llan, Llanfilo, Llanwnog, Llanwrin,
Llawr-y-glyn, Lower Chapel, Manafon, New Mills, Newchurch,
Stepaside, Talerddig
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Figure 8. Showing the Population for each Settlement based on the 2010
Mid Year Population Estimates.

© Crown copyright and database rights [2011] Ordnance Survey 100025371
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3.

Key Issues and Considerations for the LDP ® 4.5

3.1
Key issues and considerations that the LDP needs to address over the
LDP’s plan period have been identified in each of the LDP topic papers and from
research. 27 Issues have also emerged from engagement with stakeholders
through their input into topic papers and as a result of various discussions with
stakeholders including the LDP Strategic Options Stakeholders involvement
event held on 25/11/11. 28
3.2
The following sections summarise the main issues that have been
identified:
Economic Considerations ® 4.6
1. Powys has a wide economic base focussed on agriculture, tourism,
manufacturing, the public sector, and services and supports a high number of
SMEs with few large private sector companies. Challenges in these sectors
such as the global economy and constraints on public sector finance will have
significant implications for these sectors and the economy of Powys. Links to
Objective(s): 1, 8, 9, 10
2. The manufacturing sector is economically important in certain parts of the
County such as the Severn Valley and Ystradgynlais areas, probably
reflecting the proximity to motorway networks, workforce skills and availability,
external markets and historic public sector investment in these areas. Links
to Objective(s): 9
3. An ageing stock of manufacturing premises is placing competitive pressure
on this sector. Refurbishment of premises or re-location to modern, energy
efficient premises depending upon development viability (costs of
development currently exceed end values) is anticipated. Links to
Objective(s): 1, 5, 8, 9
4. Rising energy costs and peak oil is impacting on all economic sectors given
the rural geography of the County. Adapting to these changes and the
transition to a low carbon / green economy to ensure a more sustainable and
resilient economy needs to be supported by the LDP. Links to Objective(s):
6, 7, 9
5. Sustainable travel to work opportunities should be promoted through the LDP
co-locating employment, housing and public transport. Links to Objective(s):
3, 5, 6, 11, 16
6. A range of employment sites and supportive policies are needed to meet the
employment needs and demands of businesses. Links to Objective(s): 1, 8,
9, 10
7. The County shows relatively high employment rates coupled with lower levels
of unemployment and inactivity fuelled by very high levels of self employment
and part-time employment. There is also a dominance of micro and small
businesses and high levels of new business start ups in the County. Links to
Objective(s): 1, 5, 8
27 LDP Topic Papers

28 Powys LDP Stakeholder- Strategy Workshops Dec 2011, Powell Dobson Urbanists
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8. Activities and initiatives that support social and economic regeneration must
be supported by the LDP, such as the implementation of the Council’s
Regeneration Strategy. Links to Objective(s): 8,10,14
9. One of Powys’ most prominent assets is the distinctive quality of its towns
and villages. The recession and online shopping present significant
challenges for the County’s town centres and have led to vacancies in some
towns. The LDP will need to support the resilience and renaissance of town
centres whilst, at the same time facilitating sustainable rural retail provision
and enabling the opportunities of e-commerce to be realised. Links to
Objective(s): 8,10,12,14
10. Tourism is important to the Powys economy, although employment can often
be seasonal and part-time. Visitors to Powys are drawn to the area for its
outstanding scenery, heritage and recreational activities. Protecting these
attractions and supporting a sustainable and year-round tourism sector is a
must for the LDP. Links to Objective(s): 8,9,14,15
Environmental Considerations ® 4.7
11. As a rural county, Powys’ natural resources and ecosystems are important for
carbon storage (soil and vegetation), food, materials, water, flood alleviation,
recreation and amenity. Development must be managed carefully to protect
these resources. Links to Objective(s): 4,13,14,15
12. Powys’ important biodiversity, including numerous designated sites and
protected species, and geodiversity must be protected from development and
enhancement supported. Wildlife corridors such as hedgerows and streams
are important for many species and should also be protected. Links to
Objective(s): 13,14,15
13. The landscape of Powys is extremely diverse and includes upland
landscapes and valleys that are scenically and historically important.
Development which impacts on the landscape must be carefully managed.
Links to Objective(s): 14,15
14. Powys has an exceptional historic environment and contains 13% of Wales’
listed buildings and 22% of Wales’ Scheduled Ancient Monuments. However,
a fifth of its listed buildings are considered to be ‘at risk’ or vulnerable. Some
archaeological sites and their settings, notably Offa’s Dyke, are being eroded
and compromised by development. Links to Objective(s): 10,14
15. Many of Powys’s towns and villages have conservation areas protecting their
distinct character and architecture. It is important to protect and enhance local
distinctiveness through good quality and sensitively designed development.
Links to Objective(s): 8,10,14
16. Most settlements in Powys are located in valleys close to rivers which are
susceptible to flooding. New development must be directed away from areas
at high risk from flooding. Powys is also important as an upstream catchment
for several major rivers including the Rivers Wye and Severn for water
storage and alleviating flooding down stream. Links to Objective(s): 6,13
17. Where possible and appropriately located, development should be directed to
brownfield sites (previously developed land) and re-use vacant buildings in
Cyngor Sir Powys County Council
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order to protect greenfield land, assist in the remediation of contaminated
land and facilitate regeneration opportunities. Links to Objective(s): 4,10
18. The LDP must protect air, water and land resources from pollution and deal
with the consequences of climate change. For instance, it should support the
reduction of greenhouse gas emissions in line with Welsh Government
targets (3% each year from 2011) and ensure that Special Areas of
Conservation (SACs) in Powys do not suffer from increased levels of nitrogen
deposition as a result of development in Powys. Links to Objective(s):
6,7,13,15
Population and Housing Considerations ® 4.8
19. Powys has an ageing population and it is projected that 32% of the population
will be aged over 65 by 2026. The needs of the ageing population, such as
access to services, public transport and accommodation requirements, must
be taken into account. Links to Objective(s): 1,2,12,16,18
20. Low wages, poor employment opportunities and the lack of university
education opportunities, are considered to be main reasons for the net
outward migration of young adults from the County. Links to Objective(s): 1,
5, 8, 9,10
21. The population of the County is projected to grow as a result of people
moving into the County leading to a requirement for more dwellings. However,
the impact of the economic recession/down turn, depending on how long this
lasts, on demographic change is uncertain. Links to Objective(s): 1, 2
22. House building fell to a low of 156 completions in 2009. 2010 saw an increase
in house building activity but this remained below the projected housing need.
The economic recession has limited the availability of development finance
and mortgages. The LDP will need to consider how its policies can assist in
the construction of dwellings in order to meet need. Links to Objective(s): 1,
2
23. Powys has a dispersed rural population with 60% of the population living in
villages, hamlets and rural areas. The housing needs of rural areas must be
addressed as well as those of larger towns and villages. Links to
Objective(s): 1, 2
24. Projections suggest that the average household size will decrease from 2.27
in 2008 to 2.02 in 2033. Smaller households will increase the need and
demand for 1 and 2 bedroom properties. Links to Objective(s): 2
25. Obesity levels and related health problems are increasing amongst Powys’
population. Development should be designed and located to enable and
encourage active and healthy lifestyles. Links to Objective(s): 1, 2, 12, 16,
18
26. Any shortfall in the provision of space and facilities for play, recreation and
sport should be met wherever possible through development opportunities. 29
Links to Objective(s): 16
29 An ‘open space assessment’ remains to be undertaken in Powys to identify deficiencies and
important spaces.
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27. Allotments should be protected from development and further provision
encouraged enabling more locally grown produce, community cohesion and
healthy lifestyles. Links to Objective(s): 16
28. Increasing energy bills combined with extreme weather events are causing
fuel poverty amongst households living in energy inefficient properties.
Sympathetic retro-fitting of existing properties and designing new
development to be energy efficient should be facilitated by the LDP. Links to
Objective(s): 3, 7
29. A combination of high house prices and a low wage economy makes housing
unaffordable to a significant proportion of Powys’ households. Provisional
findings of the 2011 LHMA update indicate 61% of Powys’ households are
unable to rent or buy on the open market. Links to Objective(s): 2
30. An Affordable Housing Target, expressed as numbers of homes, will be set
by the LDP although this will need to reflect development viability. Innovative
policies to enable house builders in the private sector to provide affordable
housing should be considered through the LDP. Links to Objective(s): 2
31. Levels of Welsh language use vary across the County although higher usage
is found in the west of Montgomeryshire and Ystradgynlais areas, although
there are concerns that usage is falling in these traditional language
strongholds. The LDP needs to consider how it can contribute to promoting
the use of the language and avoid further erosion. Links to Objective(s):
17,18
Infrastructure and Resource Considerations ® 4.9
32. One of the challenges for the LDP given the rural nature of Powys and its
dispersed population will be to direct development to accessible locations
which ideally provide a choice of transport modes such as walking, cycling
and public transport. Links to Objective(s): 3, 5, 11, 16
33. Need to direct development to locations that are best served by existing and
potential infrastructure and services and ensure that the location of
development is co-ordinated with the review of public service provision. Links
to Objective(s): 3,11,12
34. To support the provision and retention of community facilities and seek
contributions from development to provision where appropriate. Links to
Objective(s): 12,16,18
35. Powys has no general hospital so access to out-of-county health care
provision is an important issue for the County’s population. Links to
Objective(s): 3
36. In spite of rising fuel costs, car ownership is high reflecting the rural and
dispersed population of the County and the high costs associated with public
transport provision. Links to Objective(s): 12,11,3
37. Frequent and regular public transport services are predominantly limited to
key strategic road and rail routes in the County, such as the Traws Cambria
bus service between Merthyr Tydfil and Newtown. Links to Objective(s):
3,12
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38. Future development and regeneration opportunities in some parts of Powys
are reliant on transport network improvements such as the Newtown bypass.
Links to Objective(s): 3,11
39. Improvements to the transport infrastructure are important within Powys and
to connect Powys with adjoining regions. The LDP must safeguard the routes
of planned improvements and seek contributions from development towards
improvements where appropriate. Links to Objective(s): 3,11
40. Facilitate broadband access throughout the County to enable socio-economic
opportunities and access to services to be improved. Links to Objective(s):
5, 6, 8, 9, 10, 11
41. Utility infrastructure, such as public sewers, Sewage Treatment Works and
mains gas supply, are not available in all parts of the County or are operating
at capacity which can act as a constraint to development. Links to
Objective(s): 11
42. Reducing the demand for water and minimising the effects of water
abstraction on the natural environment and important ecological habitats.
Links to Objective(s):13, 14, 15
43. The energy requirements of development should be minimised and
renewable energy opportunities grasped wherever feasible. 30 Links to
Objective(s): 6,7,13
44. Utilisation of Powys’s renewable energy resource and associated
infrastructure should be supported where compatible with the natural
environment and host communities. Links to Objective(s): 6,7,11,13
45. A range and choice of sites should be provided across the County to support
waste management operations and to reduce levels of waste sent to landfill.
Links to Objective(s): 1,6
46. Ensuring Powys contributes to the regional supply of aggregates and the
encouragement of minerals transportation by rail. Links to Objective(s): 13
47. Ensuring the sustainable management and safeguarding of important mineral
resources found in Powys, such as the South Wales Coal Field in the
Ystradgynlais area. Links to Objective(s): 13
48. Safeguarding and supporting the MoD’s Sennybridge Training Area on
Mynydd Epynt as a nationally important military training area. (no specific
objective).

30 Powys Renewable Energy Assessment commissioned in 2011. When published, it will be
available to view online in the LDP Evidence & Document Library
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4.

The Plan’s Vision and Objectives ® 4.10

4.1
A “visioning” day was held in August 2011 by officers in the Council’s
LDP team to develop a draft vision for the LDP which was the considered by
the LDP Working Group 31 and also by the Council’s Shire Committees and at
two Community Council liaison meetings. The proposed vision for the Powys
LDP is:
Our Vision to 2026
“As the green heart of Wales, Powys will be a place of vibrant and
resilient communities providing sustainable development and
economic opportunities set in a healthy, safe environment, whilst
celebrating, protecting, enhancing and making the most of its
natural resources and cultural heritage.”
4.2
The vision was derived from the consideration of the Key Issues arising
from work on the evidence base for the LDP combined with the analysis of
other visions (including those of the Wales Spatial Plan and its Central Wales
Area Strategy, Brecon Beacons National Park LDP, Powys County Council
Change Plan, Powys County Council Regeneration Strategy and the Regional
Transport Plan).
4.3
The Powys Community Strategy - combined into the “One Powys
Plan” 32 2011 - does not have a vision as such but instead identifies 10 desired
outcomes. These outcomes have as far as possible been reflected in land
use terms within the proposed LDP vision so that these two high level
corporate plans work in harmony.
4.4

Plan Objectives

4.4.1 In order to meet the Vision, the following Objectives are proposed for
the LDP. These have been framed to address the Key Issues identified in
section 3 above. Objectives by definition are something which is aimed at or
striven for.
Planning for Growth in Sustainable Places ® 4.11
1. To provide sufficient land to meet the housing, employment, retail and
other land needs arising in the county over the plan period up to 2026.
(Links to Key issues: 1, 3, 6, 7, 19, 20, 21, 22, 23, 25, 45)
2. To assist in meeting the general market and affordable housing needs
of the population through well designed and appropriately located
residential schemes which offer a choice of housing types, sizes and
tenures. (Links to Key issues: 19, 21, 22, 23, 24, 25, 29, 30)
3. To direct development towards locations ideally served by a choice of
sustainable transport modes in accordance with a sustainable
settlement hierarchy, with larger developments being directed to larger
settlements with the capacity to sustain further growth. (Links to Key
issues: 5, 28, 32, 33, 35, 36, 37, 38, 39)

31 LDP Working Group 30/9/11
32 Powys Local Service Board - One Powys Plan 2011
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4. To support the re-use of suitably located previously developed land and
where this is not feasible to make efficient use of green field sites with
a general presumption against development in the open countryside,
and on soils of high value, which are recognised as a finite resource.
(Links to Key issues: 11, 17)
5. To facilitate a balanced distribution between local jobs and housing,
including mixed use development, so as to support sustainable
development, community cohesion and community service provision.
(Links to Key issues: 3, 5, 7, 20, 32, 40)
6. To support the transition to a low carbon and low waste county and to
ensure development adapts to and minimises its contribution to climate
change and resource demands, in particular by ensuring that the risks
of flooding to new development is acceptable. (Links to Key issues: 4,
5, 16, 18, 40, 43, 44, 45)
7. To encourage householders and communities to generate energy from
renewable resources to meet their needs. (Links to Key issues: 4, 18,
28, 43, 44)
Supporting the Powys Economy ® 4.12
8. To support a diverse, robust and vibrant economy, and vital, viable and
attractive town centres, which are resilient and responsive to change.
(Links to Key issues: 1, 3, 6, 7, 8, 9, 10, 15, 20, 40)
9. To maintain and strengthen established key economic sectors within
Powys including the major manufacturing areas of the Severn Valley
and Ystradgynlais, the provision of a more sustainable year-round
tourism industry, agriculture and Powys’ distinct green technology
credentials. (Links to Key issues: 1, 2, 3, 4, 6, 10, 20, 40)
10. To support the regeneration and renewal of Powys’ built environment
and to support community regeneration activities. (Links to Key issues:
1, 3, 6, 8, 9, 14, 15, 17, 20, 40)
Infrastructure and Services ® 4.13
11. To ensure that new development is serviced by infrastructure and
physical services that are designed to withstand the impacts of
predicted climate changes. (Links to Key issues: 5, 32, 33, 36, 38, 39,
40, 41, 44)
12. To support the provision and retention of community services and
facilities and to facilitate changing models of service provision. (Links to
Key issues: 9, 19, 25, 33, 34, 37)
Natural and Built Assets ® 4.14
13. To facilitate the sustainable management of the county’s natural and
environmental resources which allow for development to take place.
(Links to Key issues: 11,12, 16, 18, 42, 43, 44, 46, 47)
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14. To conserve, protect and where possible enhance the built heritage,
landscape and cultural assets of Powys. (Links to Key issues: 8, 9, 10,
11, 12, 13, 14, 15, 42)
15. To conserve and protect land important for environmental quality and
biodiversity interests and where possible to promote development that
enhances them. (Links to Key issues: 10, 11, 12, 13, 18, 42)
Supporting Healthy Communities ® 4.15
16. To encourage active, healthy lifestyles by enabling access to open
spaces, areas for recreation and amenity including allotments and
ensuring developments provide opportunities for walking and cycling
and play provision if required. (Links to Key issues: 5, 19, 25, 26, 27,
32, 34)
17. To support the use of the Welsh language and promote inclusive
communities within Powys. (Links to Key issues: 31)
18. To promote development which supports community wellbeing and
cohesion, especially in those areas facing multiple deprivations. (Links
to Key issues: 19, 25, 31, 34)
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5.

Growth Options for the Plan – How much development? ® 4.16

5.1
The following sections consider in turn how much land the LDP should
provide for employment, retail and housing development. Options including a
preferred approach for each are provided where appropriate.
5.2

Employment Land Growth ® 4.17

5.2.1 The employment growth identified within the current development plan
for the County, the Powys Unitary Development Plan (UDP), is based on the
Mid Wales Employment Land Strategy 2001-2016 (2001). In response to the
findings of the Strategy the UDP identifies a total of 54.9ha of strategic
employment land to meet the needs of the County during the 15 year Plan
period (2001-2016).
5.2.2 As the LDP has the same lifespan as the existing UDP (i.e. a 15 year
Plan period) then if the UDP allocation requirement is extrapolated to cover
the LDP Plan period the LDP will need to provide a similar amount of strategic
employment land (identified as OPTION 1 in Table 2 below).
5.2.3 A Powys Economic Needs Study 33 is now emerging which will inform
the preparation of the LDP. This Study identifies that of the UDP’s 54.9ha
strategic employment land allocation approximately 47.99ha remains
undeveloped, suggesting a take up of 6.56ha from 2001-2011 and a take up
rate of 0.65ha/annum.
5.2.4 In addition, the Study also identifies that the UDP allocates a further
20.64ha of local employment land which, in combination with strategic sites,
provides a total employment land allocation in the UDP of 75.54ha during the
15 year Plan period (2001-2016). Of the total employment land allocation of
75.54ha 34 , approximately 64.51ha remains undeveloped, suggesting a take
up of 11.03ha during 2001-2011 and a take up rate of 1.1ha/annum.
5.2.5 These take up rates, at approximately 1ha per annum, suggest that the
LDP need only identify 15ha of employment land for the Plan period (identified
as OPTION 2 in Table 2 below), and that the currently undeveloped UDP
employment land allocations (64.51ha) potentially represent an almost 65
year supply of employment land for the County.
5.2.6 As detailed above, a Powys Economic Needs Study is now being
undertaken to inform the preparation of the LDP. This study examines the
historic and current economic context, the current employment property
market and land supply, and has taken account of the projected economic
outlook in order to provide an assessment of the potential employment land
requirements that should be provided for in the LDP. The emerging findings of
this study include:
 baseline economic projections suggest in overall terms a fairly limited
change in the total level of employment in Powys across the LDP
period, although it is anticipated that there will continue to be a sectoral
33 Powys Economic Needs Assessment, 2011, Hyder
34 The UDP employment land allocation figures do not include the 19ha UDP employment site
allocation in Llandrinio, which was identified to accommodate a development proposal that is no longer
being pursued (a meat processing plant).
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shift in the structure of the County’s employment base. As a result the
requirement for additional employment property to accommodate
expansion in the economy is relatively modest, with an estimate of 3-5
hectares.
The primary driver of future employment land and property
requirements during the LDP Plan period is likely to be the need to
replace and upgrade the existing supply of premises in order to tackle
issues of dilapidation and the need to meet demands of modern
business occupiers. The estimate of requirements within this category
is 21-29 hectares.
A further allocation of 6-8 hectares is also proposed to ensure choice
and range across types, settings and locations of provision.

5.2.7 The Study therefore identifies a total estimated future requirement
across the LDP Plan period of 30-42 hectares. It also proposes a flexibility
allowance equivalent to 5 years supply to ensure a ready supply of land at the
end of the Plan period and to cater for any peaks or unexpected demands.
With this added the total estimated requirement increases to 40-56 hectares.
5.2.8 Option 3 (in Table 2 below) therefore proposes that the amount of
employment land allocated within the LDP should be 42ha. which is the higher
level estimate of future land required and, it is considered, also provides an
element of flexibility to cater for any peaks and troughs in demand.
5.2.9 The three potential employment land growth options identified for the
LDP are therefore:
Table 2. Employment Land Growth Options
Option 1
Option 2
Continuation of
Continuation
UDP
of Past Take
Requirement
Up Rates
(Strategic Sites)
Total (15 year)
54.9ha.
15ha.
Land
Requirement
Annual Supply
3.66ha.
1ha.
Requirement

Option 3
Emerging Economic
Needs Study
(Core Requirement)
42ha.

2.8ha.

5.2.9 Assessment of Employment Growth Options
5.2.10 Of the three options identified, Option 1 the continuation of the UDP
employment land allocation requirement is based on out of date information
contained within the 2001 Mid Wales Employment Land Strategy. Option 2,
continuation of past take up rates, is a rather simplistic assessment of how
much employment land should be allocated within the LDP. Option 3 provides
for a more robust and credible assessment of the economic land use
requirements during the LDP Plan period and has emerged following
stakeholder engagement conducted during its preparation process. Option 3
also provides for a level of growth that, whilst not at the level of Option 1,
should not restrict economic growth (as Option 2 has the potential to do) and
will provide choice of sites.
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5.2.11 Preferred Option for Employment Land ® 4.18
5.2.12 It is therefore proposed that Option 3 be the preferred employment
land growth option for the LDP Plan period.
5.2.13
Nonetheless all three of the options identify an overall economic
land requirement significantly below the currently available UDP employment
land allocation supply figure of 64.51ha. This indicates that there is little
quantitative need to allocate additional new sites within the LDP. Although, it
is recognised that the current employment land supply may not meet
qualitative requirements, provide a balanced portfolio of sites or be in the most
appropriate locations. More detailed assessment of the current portfolio of
sites is therefore being undertaken as part of the emerging Economic Needs
Assessment to determine which sites may appropriately be considered as part
of the LDP’s employment site portfolio. In addition, the breakdown of the
employment land requirement under Preferred Option 3 identifies that the
primary driver for new employment site allocations during the LDP Plan period
is likely to be the need to replace and upgrade the existing supply of
premises, rather that the provision of land to accommodate the expansion of
the economy.
5.2.14 The emerging Economic Needs Assessment for Powys also
highlights that whilst labour market data for the County shows relatively high
employment rates coupled with lower levels of unemployment and inactivity
(than elsewhere in Wales and GB), these rates are fuelled by very high levels
of self employment and part-time employment, which reflects the relative lack
of employment opportunities in rural areas and the sectoral mix of
employment. Business data in the emerging assessment for the County also
highlights the dominance of micro and small businesses and the high levels of
new business start ups in the County.
5.2.15 The Powys Joint Needs Assessment 2010-11 prepared to inform the
County’s One Powys Plan encapsulates this position as follows:
“With its sparsely populated upland landscape, poor connectivity with the
cities of England and Wales, Powys has no large employers outside of the
public sector. The majority of businesses are small and there are many one
person enterprises”.
5.2.16 The high level of business start ups, self employment and micro and
small businesses emphasises that employment growth within the County
cannot be accommodated solely on allocated employment sites as such
provision caters primarily for larger scale employment development.
Therefore, alongside the allocation of employment land to meet employment
growth the LDP will also need a policy approach that facilitates home working
and small scale employment development to support new and existing
businesses.
5.3

Retail Growth ® 4.19

5.3.1 The County has experienced significant retail developments in recent
years (most notably Tesco developments at Llandrindod Wells, Newtown and
Welshpool and Ystradgynlais) and there are currently commitments (extant
planning permissions) for future retail developments that may be implemented
(most notably in Machynlleth).
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5.3.2 The emerging retail study 35 for the County identifies that, having regard
to the above development, there is currently no significant surplus retail
expenditure available within the County and therefore no significant need for
additional convenience or comparison goods floor space.
5.3.3 Without a surplus level of expenditure indicating that a significant
amount of additional retail development could be accommodated within the
County then it is considered that retail does not provide the County with a
current growth option for the LDP to explore.
5.3.4 Indeed, given the emphasis in national planning policy on the
importance of achieving vital, attractive and viable centres, additional levels of
retail development over that already identified may be considered
inappropriate unless it were to achieve an increase in expenditure retention
rates as such development would potentially adversely affect existing centres.
5.3.5 Whilst the emerging retail study does identify projected growth in
expenditure post 2013 these projections are based on a number of
suppositions, including Welsh Government statistics (2008 based local
authority population projections for Wales, produced May 2010) and
assumptions regarding the rate of recovery from the current economic
downturn. Retail growth in the County is therefore predicated on housing
growth and how the County will recover from the current economic downturn.
It is therefore prudent to adopt a cautious approach to the projections of retail
growth.
Generating Housing Growth Options ® 4.20

5.4

5.4.1 This section explores a number of housing growth options with a view
to identifying a preferred option for inclusion in the preferred strategy. All the
options are statistically based and have been developed through stakeholder
involvement at the LDP working group and Affordable Housing Partnership
and consultation with Shire Committees and Town and Community Councils
at their liaison meetings.
5.4.2 What should the dwelling requirement be for the LDP?
5.4.3 The dwelling requirement should be derived from a consideration of all
available up to date evidence. This includes evidence on:





The projected and estimated number of households.
Completions information from Joint Housing Land Availability Studies
(JHLAS 36 ).
The re-use of vacant and empty properties.
Extant planning permissions from development management and
JHLAS.

5.4.4 The information above will help identify the likely windfall contribution
for the plan period. The windfall contribution is deducted from the total
dwelling requirement to identify a remaining requirement to be provided by the
LDP through its allocations and policies.
35 Powys Retail Needs Assessment, 2011, Nathaniel Lichfield & Partners
36 Joint Housing Land Availability Studies
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5.4.5 Planning Policy Wales, Feb 2011 (PPW) 37 advises that household
projections are the starting point for identifying a dwelling requirement. Para
9.2.2 of PPW, states: “The latest Welsh Government local authority level
Household Projections for Wales should form the starting point for assessing
housing requirements. Household projections provide estimates of the
future numbers of households and are based on population projections and
assumptions about household composition and characteristics. Local planning
authorities should consider the appropriateness of the projections for their
area, based upon all sources of local evidence, including the need for
affordable housing identified by their Local Housing Market Assessment.”
5.4.6 The 2011 LHMA update for Powys is in preparation, and a summary of
provisional findings on Affordable Housing needs is provided below.
 Backlog of need - Council House Waiting List, April 2011 = 2,087
households.
 Current and future need
o Rental Affordability
 45% of households can’t afford open market rents
 32-36% of households can’t afford intermediate rents
 27% of households can’t afford social rents and are
therefore likely to be claiming housing benefit.
o Home Ownership Affordability
 75% of households can’t afford to buy open market
housing
o 61% of households can’t afford lower quartile open market
o 56% of households can’t afford the affordable housing for sale
tenure
 Conclusions
o LHMA 2010 concluded that 36% of households were in need of
affordable housing (14% intermediate housing need and 22%
social housing need)
o LHMA 2011 update concludes that 61% of households are in
affordable housing need (25-29% intermediate housing need
and 32-36% social housing need).
o The affordable housing target which will be tested for viability
prior to finalisation could therefore be 60% affordable housing
(30% intermediate and 30% social).
Information on past affordable housing delivery rates and planned provision is
provided in the population & housing topic paper.
5.4.7 The Gypsy & Traveller Accommodation Needs Assessment 2007
identified a need for 14 pitches in South Powys. A planning application for a
permanent gypsy and traveller site on the edge of Brecon has been submitted
to the Brecon Beacons National Park Authority by the Council to meet this
need.
5.4.8 Five evidence based housing growth options have been developed, 4
of which, options A, B, C and E, are all based on variants of the 2008-based
household projections for Powys excluding the BBNP. The fifth option, option
37

http://wales.gov.uk/topics/planning/policy/ppw/?lang=en
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D, is based on past completions and table 3 below identifies past small and
large site completions between 2005-2010.
5.4.9 As and when the 2011 and 2012 JHLAS Studies are published, it will
be possible to update the table to identify a new 5 year forecast and average
annual completions. Completions levels since 2004 have remained lower than
in the 1990s and early 2000s. 2009 was the lowest recorded annual
completions since 1996. It is therefore considered unlikely that completions
will fall lower than this level during the plan period.
Table 3. Past Completions Scenario Option D
Year

Small Site
Completions

Large Site
Completions

(Sites Of 1-4
Dwellings)

(Sites Of 5+
Dwellings)

Total
Completions

2005/06-‘06/07(2 years)

262

588

850

2007/08

126

240

366

2008/09

57

102

159

2009/10

121

132

253

*Total 5 Year Forecast

566

1,062

1,628

Average Annual
Completions

566 / 5 = 113.2

212.4

326

LDP Forecast

113 x 15 =1,698

3,186

4,890

Total Plan Period 2011-2026 Past completions scenario
(2005-2010)

4,900

Average completion rate p.a. for LDP period

327

5.4.10 Table 4 includes the emerging 2011 JHLAS results in relation to Small
Site Completions (sites between 1-4 dwellings). This indicates that an LDP
forecast of small site completions would be lower if based on the 5 year period
2006-2011, rather than the 2005-10 period as used in Housing Growth Option
D. This is because the completions for small sites in 2011 are lower than
those in 2005 resulting in lower average for the period. Large site completions
information is not yet available, but if small site completions are low, it is an
indicator that large site completions will also follow this trend.
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Table 4. Emerging JHLAS results for 2011
Year

Small Site Completions
(sites of 1-4 dwellings)

2006/07 (M = 60, B = 53/ 3 = 18. R = 125/ 3 = 42)

120

2007/08

126

2008/09

57

2009/10

121

2010/11 draft (M = 31, B and R = 56)

87

*Total 5 Year Forecast

511

Average Annual Completions

102

LDP Forecast

1533

5.4.11 The exact number of extant planning permissions for dwellings is
currently unknown. However, the 2010 JHLAS provides details on the
available 5 year supply of housing land and forecasts sufficient land as being
available in 2010 to construct 3,084 dwellings over the 5 year period 20102015 as shown in table 5. Of the total 5 year supply, 2,518 are available on
sites of 5+ dwellings and 566 on smaller sites.
Table 5. Five year housing supply from 2010 JHLAS
2005-2010

2010 JHLAS

Draft 2011

Small site 5 yr supply

566

511

Large site 5 yr supply

2518

TBC

Total Land Available April 2010 – March 2015

3,084

TBC

5.4.12 Projection based options are derived from the statistics in the table 6
below. The Powys excluding BBNP forecast are the statistical basis for
housing growth options A. B, C and E.
Table 6. 2008-based household projections for Powys and Powys
Excluding BBNP forecast
Source

Year

High
Variant

Principal
Projection

Low
Variant

Zero
Migration
Variant

Powys 2008based
Household
Projections,
(WG Statistical
Directorate)
Powys ex
BBNP
Household
Forecast (PCC
Statistical Dept)

2011
61,742
61,398
61,057
60,094
2026
73,343
71,712
70,160
64,093
Total
11,601
10,314
9,103
3,999
HH
increase
2011
50,851
50,568
50,006
49,770
2026
60,994
59,638
57,049
54,480
Total
10,143
9,070
7,043
4,711
HH
increase
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5.4.13 Housing Growth Options
5.4.14 Table 7 outlines 5 different housing growth options. Each option
identifies a total dwelling provision for the plan period 2011-2026. Each option
has been rounded to the nearest 100 dwellings. A 10% oversupply has been
added to each option to allow for the provision of a range and choice of
housing sites to come forward during the plan period.
5.4.15 The ‘remaining requirement’ is also identified for each option. This
deducts 4,216 dwellings from each of the options which is made up from a
small sites completions forecast (1,698) for the 15 year plan period plus the 5
year supply of large sites (2,518) . The remaining requirement is the amount
of housing to be allocated by the LDP.
5.4.16 In order to calculate the amount of land required a dwelling density of
25 dwellings per hectare has been used. The justification for using this
average density comes from the JHLAS. The 2009 JHLAS (see table 57 in
housing topic paper) identified average density on allocated sites as 19dph,
and average density on S106 sites (sites which include affordable housing) as
26 dph. It is therefore considered that 25 dwellings per hectare is a realistic
and reasonable strategic density assumption.
5.4.17

Preferred Housing Growth Option ® 4.21

5.4.18 A detailed assessment and review of the housing options has been
set out in Appendix 1. The assessment concludes that housing growth option
c: to identify a dwelling requirement of 7,700 homes is the preferred housing
growth option.
5.4.19 Proposed Phasing of Preferred Option
Table 8 - Predicted phasing of the dwelling requirement
Total Dwelling
2011-2016
2016-2021
2021-2026
Requirement for
Plan Period
7,700 (513 p.a.)
1,925 (385 p.a.) 2849 (570 pa)
2926 (585 p.a.)

Cyngor Sir Powys County Council

33

Powys LDP – Preferred Strategy, Consultation Draft, March 2012

Table 7: Housing Growth Options ® 4.22
Housing Growth
Options Powys (Ex
BBNP)

A - Consistent with
WG Higher Variant
Household Projection
2008 - based
B - Consistent with
WG Principal
Household Projection
2008- based
C - Consistent with
WG Lower Variant
Household Projection
– 2008 based
D - Past completion
rate scenario (Based
on Average 2005-2010
JHLAS)
E - Consistent with
WG zero migration
household projection
2008 -based

Total
provision
(Dwelling
requirement)
2011–26

Annual
requirement
(dwellings)

11,110 – 4,216 = 6,894 (6,900)

Remaining
annual
requirement
2011–26
(dwellings)
(2010 JHLAS
based)
460

10,100

673

10,100 + 1010 =
11,110

6,900/25 = 276Ha

9,100

606

9,100 + 910 =
10,010

5,794 (5,800)

386

232Ha

7,000

467

7,000 + 700 =
7,700

3,484 (3,500)

233

140Ha

4,900

327

4,900 + 490 =
5,390

1,174 (1,200)

80

48Ha

4,700

313

4,700 + 470 =
5,170

954 (950)

64

38Ha
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10% oversupply

Remaining requirement
(Total provision – available units
(2,518) + small site windfall
contribution (1,698) = (4,216) )
2011-2026 (dwellings) (2010
JHLAS based)
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6.

Spatial Options for the Location of Development ® 4.23

6.1.1 Having considered the growth options, it is important to consider where
future growth should be located or distributed in Powys.
6.1.2 In terms of growth, it is considered that housing or residential
development will be the largest component of growth during the LDP period.
Research on economic needs undertaken in 2011 (see paragraph 5.2.7) does
not anticipate a high demand for employment land to support new business
investment over the plan period, although it foresees the need for flexible
policies to enable the expansion of existing businesses or re-location to
modern, energy efficient premises. This position is also reflected in the
projected demographic changes with Powys likely to have an older population
structure with more retired persons by 2026. Consequently the spatial options
for the LDP focus predominantly on where housing development should be
located.
6.1.3 Powys’ extensive geographical size and its highly dispersed population
– see table 11 and figures 10 and 11 below - and settlement pattern, mean
that the spatial options are inherently ‘strategic’ or broad brush at this
Preferred Strategy stage. As a consequence of the County’s sheer scale, a lot
of discussion has taken place over whether it is appropriate to sub-divide the
area into smaller ‘planning areas’ in order to meet the County’s diverse needs
between different areas. This discussion has been necessary because
previous development plans in the County (Powys Structure Plan 1991-2006
and Unitary Development Plan 2001-2016) identified 15 Planning Areas for
strategic planning purposes. This debate is reflected in the spatial options
identified below.
6.1.4 If the County was smaller in area or contained fewer settlements, it
would have been possible to include much more detail about particular
development site and location choices for towns and settlements. However,
this has not been possible at this stage and this detail will be added during the
preparation of the deposit plan through involvement with relevant stakeholders
including Town and Community Councils.
6.1.5 The Candidate Sites Register, published on the Council’s website, is a
register of all sites suggested to the Council either for development or for
protection. A methodology for assessing these sites has been published
alongside the Preferred Strategy and with the strong proviso that the
assessment of sites is yet to be undertaken, an examination of the Candidate
Sites Register against the Preferred Strategy gives an indication of possible
development site options for settlements.
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Table 11 - Population Distribution between Urban and Rural Areas in Powys
Source 1 – 2001 Census Output Area
Location
category
Urban >10K
Less Sparse
Urban >10k
Sparse
Town and Fringe
Less Sparse
Town and Fringe
Sparse
Village
Less Sparse
Village
Sparse
Hamlet and
Isolated Dwelling
Sparse
Hamlet and
Isolated Dwellings
Less Sparse
Totals

Source 2 – 2009 Lower Super
Output Area
Location
Population
%
category
Urban >
17,621
13.4
10K

Population

%

%

%

6,542

5.2

13.4

13.4

10,405

8.2

1,809

1.4

24.6

24.6

Town and
Fringe

36,196

27.5

29,375

23.2

8,201

6.5

30.4

61.9

78,031

59.2

30,174

23.9

37,417

29.6

Village,
Hamlet
and
Isolated
Dwellings

2,449

1.9

131,848

100.10

126,372

99.9
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Figure 10 - Population Distribution Map
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Figure 11 - Population Distribution Map
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6.2

Generating Spatial Options ® 4.24

6.2.1 In order to generate spatial options the Council has engaged with
various stakeholders including:
1. An internal LDP Member - Officer Working Group workshop held on 30th
Set 2011. 38
At the Working Group, Members considered various options (spatial
geographies, see Appendix x) and produced a plan, Figure 12, of
functional spatial areas based on travel to work and access to services.
The black line shows the division proposed by the Working Group, which
has been matched as close as possible to Census Output Areas shown in
the background in bold colours. The Working Group also agreed that the
following options would be given further consideration as potential Spatial
Planning Areas for the LDP:
The regions/locality model identified by the Local Service Board.
Travel to work areas and local housing market areas.
2. The County Council’s three Shire Committees (Montgomeryshire 9th Nov
2011, Radnorshire on 16th Nov 2011 and Brecknockshire on 23rd Nov
2011).
3. Community and Town Council Liaison Meetings held in the north of Powys
on 5th Dec 2011 and the south on 8th Dec 2011.
4. An LDP Strategic Options event held on the 25th November 2011.
The event was facilitated by Powell Dobson Urbanists and a report 39 of
this event forms a supporting document to the Preferred Strategy. This
event was run in a workshop format with 9 tables or groups working on key
considerations, characteristics, and spatial options for the Powys LDP.
Each table was presented with maps identifying possible spatial planning
areas, including those suggested by the LDP Working Group. Having
considered these and the earlier work on considerations and
characteristics for Powys, each table produced a draft spatial option for the
LDP.
Subsequently the options generated from the event have been reviewed
and compared enabling similarities and differences to be identified and for
similar options to be combined resulting in 5 potential spatial options. Each
of these is described below with an assessment of its advantages and
disadvantages. The advantages have then been reviewed to produce a
sixth combined or hybrid option to form a preferred option.

38 LDP Working Group 30/9/11
http://www.powys.gov.uk/index.php?id=47&L=0&membs2[committeeId]=ldp&membs2[formname]=com
mittee_form
39 Powys LDP Stakeholder- Strategy Workshops Dec 2011, Powell Dobson Urbanists
Cyngor Sir Powys County Council
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Figure 12. – Functional Planning Areas defined by LDP Working Group
overlaid on to Census Output boundaries (2001 data)

© Crown copyright and database rights [2011] Ordnance Survey 100025371

Please note that some of the census output areas extend into the Brecon
Beacons National Park as can be seen on the map above. The population
figures for these areas include the whole census output area in and out of the
National park.
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Spatial Option 1 – One Powys with a Settlement Hierarchy
Source - Groups 2 and 7 of LDP Stakeholder Event
Key features
 Powys should be considered as a single entity and not subdivided into
spatial planning areas.
 Clear county-wide priorities and policies in order to achieve consistency.
 Policies should include a presumption in favour of employment, housing,
infrastructure, etc with criteria for protecting the environment and important
interests.
 Settlement hierarchy should be defined with growth directed in proportion
to a settlement’s position in the hierarchy.
Assessment
+ve

-ve

Growth distributed according the role and function of settlements
within a settlement hierarchy. Settlement hierarchy based on the
range of services and facilities. Provided by different settlements.
Whilst providing a necessary consistency of policy in some
instances, a uniform set of policies would not be responsive to the
needs and characteristics of different parts of the county.

Spatial Option 2 – Character Areas and Travel to Work Areas
Source - Groups 1, 5, 6 and 8 of LDP Stakeholder Event, LDP Working
Group workshop.
Key features
 Recognition that daily life in Powys is governed by travel to work areas, so
these are a logical way to define spatial planning areas.
 Cross-border influences on Powys are recognised i.e. the role of regional
centres outside the County’s boundaries e.g. Shrewsbury, Telford,
Hereford, Cardiff, Swansea. However Aberystwyth was not considered to
have a strong influence on Powys as the Cambrian Mountains were
perceived as a physical barrier.
 Similar character areas were defined as: Ystradgynlais area, Brecon
Beacons and lower Wye area, Knighton and Presteigne area, Central
Powys area (Builth Wells, Llandrindod Wells and Rhayader), Severn
Valley area, Machynlleth area, and Llanfyllin area.
 Within the character areas, growth / development should be focussed on
towns and existing settlements especially those close to main road and
railway corridors.
 Public transport should be linked to the location of development as it is key
to the interaction between towns.
 All of Powys was considered to be of high environmental quality, although
some areas such as the Cambrian Mountains should be protected as
areas of tranquillity and wilderness
 Housing should be developed close to employment
 Policies need to be flexible to deal with need and demand changes as a
result of changing circumstances.
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Assessment
+ve
+ve
+ve

Relationship between growth and public transport.
Recognition that daily life is ordered around travel to work areas so
these form logical spatial planning areas.
Recognition of the differing needs and characteristics of Powys such
as the protection of areas of high environmental quality as well as
locations where growth should occur.

Spatial Option 3 – Central Transport Corridor
Source - Groups 1 and 4 of LDP Stakeholder Event
Key features
 Development should be directed to internal growth areas, based on towns
with strong town centres, along a central transport corridor through Powys
running from Brecon, through Llandrindod Wells/Rhayader, Newtown to
Welshpool.
 Focussing development in the centre of the county would create a greater
critical mass for the provision of services and development which would
help stem ‘leakage’ out of the county.
 Ystradgynlais, Welshpool and Newtown should be the principal growth
areas. These were also described as growth poles where growth should
be encouraged. These areas contain the largest concentrations of Powys’s
population and are also accessible to the motorway network.
 Crescent of more measured growth in the area to the north of Brecon
Beacons National Park and east Radnorshire hills and Radnor Forest.
 Areas of protection to the north and west based on the Cambrian
Mountains and Berwyns where growth should be carefully controlled.
 Planning policies need to be flexible to support the rural economy.
Assessment
+ve

+ve
-ve

+ve

Focussing development on settlements located along a central public
transport corridor/spine to provide Powys with a ‘centre of gravity’ that
promotes growth opportunities.
Most towns are located along the corridor
Growth may be too spatially focussed so that peripheral
areas/settlements outside the spine may not receive sufficient growth
to meet their needs.
Recognition that there are areas of the County where environmental
protection is more important.

Spatial Option 4 – High School Catchments / Planning Areas
Source - Group 9 of LDP Stakeholder Event
Key Features
 Growth should be centred on those towns/locations with a high school, and
should be supported by a settlement hierarchy.
 Spatial planning areas based on the high school catchment areas. There
are 13 high schools in Powys with two - Brecon and Crickhowell - located
within the BNNP.
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This approach is similar to the fifteen Planning Area strategy approach of
previous development plans including the adopted Powys Unitary
Development Plan, March 2010.

Assessment
+ve
-ve

+ve

-ve

High schools are located in most towns in the LDP area, although
there are exceptions e.g. Gwernyfed High School.
Development would be centred on the structure of High School
education provision without having regard to the range of other
services and facilities found in different settlements.
Planning areas recognises the role of individual towns and their
hinterlands. They are well known and understood having been used in
previous development plans.
Planning areas / Catchment Areas do not recognise the complex
nature of interactions and relationships between different areas and
settlements i.e. functional linkages.

Spatial Option 5 – Functional / Character areas
Source - Group 3 of LDP Stakeholder Event and LDP Working Group
Workshop
Key features
 Defined character areas with growth and development responsive to the
needs and characteristics of each area and the settlements they contain.
 Character areas identified by Group 3 are: an agricultural heartland (rural
area covering majority of north Brecknock and Radnorshire), Upper
Swansea Valley, Cambrian Mountains, Dyfi Valley, Berwyns, and Severn
Valley.
 A heartland hub was also identified around Builth Wells and Llandrindod
Wells recognising that these two towns have the opportunity to function
together.
 7 Functional areas were identified by the LDP Working Group as shown in
Figure 12 above. These reflect the interaction between settlements on a
day to day basis.
Assessment
+ve

+ve

Recognition of the differing needs and characteristics of Powys such
as the protection of areas of high environmental quality as well as
locations where growth should occur.
Interactions between settlements are recognised within the functional
model.
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6.3

A Preferred Spatial Option ® 4.25

6.3.1 Having assessed and considered the above options, a hybrid preferred
option for the LDP has been formulated. This is developed and explained
further in section 7 of this document.
Spatial option 6 – Preferred Spatial Option – Settlement Hierarchy with
Growth Corridor
This option identifies the preferred spatial option having reviewed the 5
different spatial options above.
“A settlement hierarchy based on levels of service provision and size of
settlement (population) subject to environmental and infrastructure
capacity. Higher levels of growth should be directed to those settlements
along a central growth corridor in accordance with the Settlement
Hierarchy”.

Cyngor Sir Powys County Council

44

Powys LDP – Preferred Strategy, Consultation Draft, March 2012

The LDP’s Preferred Strategy ® 4.26

7.

7.1.1 The preferred strategy for the LDP is the combination of the preferred
growth options (employment, retail and housing) and the preferred spatial
option.
7.1.2 The preferred growth options for the LDP are for the provision of:





42 ha of employment land – most of this land has been identified to
support the needs of existing businesses wishing to re-locate in
modern premises.
7,700 dwellings – It is estimated that of this total 4,216 dwellings will
be constructed from the start of 2011 as a result of:
a. Sites that obtain planning permission within the lifetime of the UDP;
and
b. An estimated 15 year contribution from small sites (4 or less
dwellings).
The LDP will therefore make provision for a further 3,500 (3,484)
dwellings through the allocation of land.
No significant need for retail provision has been identified.

7.1.3 The preferred spatial option for the LDP is:
“To distribute the dwelling and employment growth according to a
settlement hierarchy based on levels of service provision and size
of settlement (population) subject to environmental and
infrastructure capacity. Higher levels of growth should be directed
to those settlements along a central growth corridor in
accordance with the Settlement Hierarchy”.
7.1.4 A plan demonstrating this ‘Preferred Strategy’ is identified in Figure 13.
7.2

Central Growth Corridor ® 4.27

7.2.1 A central growth corridor has been identified running north to south
through the centre of the County following the County’s major road network.
Most of the towns and larger settlements in the plan area are found along this
corridor. The idea for the corridor was conceived at the LDP Strategic Options
Stakeholder event and aims to focus higher levels of growth and development
in the centre of the County, rather than peripheral areas, in order to:
 facilitate a ‘critical mass’ for service provision;
 encourage greater use and provision of public transport;
 enable greater co-location of housing and employment opportunities;
and
 assist in contributing to social improvements and addressing problems
in areas of deprivation within the corridor.
The central growth corridor approach also recognises the ‘magnetic’ role that
larger towns, often regional centres located outside Powys, have on those
settlements located on periphery of the plan area particularly in terms of
service provision. The width of the Central Growth Corridor, as shown in
Figure 13, is considered to be a matter of judgement rather than a precise
measurement of distance from the centreline of the corridor.
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7.2.2 This approach accords with Welsh Government planning policy and
guidance:
“Local authorities should adopt policies to locate major generators of travel demand
such as housing, employment, retailing, leisure and recreation, and community
facilities including libraries, schools and hospitals 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”.
“Wherever possible, developments should be located at major public transport nodes
or interchanges. Higher density development, including residential development,
should be encouraged near public transport nodes or near corridors well served by
public transport (or with the potential to be so served)”.
(source: Planning Policy Wales, 2011 – Para 4.6.4).
“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. Local service centres, or clusters of smaller
settlements 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. The approach should
be supported by the service delivery plans of local service providers.”
(source: Planning Policy Wales, 2011 – Para 4.6.7)
“Development not intended to cater primarily for local needs should continue to be
located in market towns, local service centres or clusters of smaller settlements
where a sustainable functional linkage can be demonstrated and which are
accessible by public transport.”
(Source, Technical Advice Note 6, 2010 – Para 2.2.3).
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Figure 13. Preferred Strategy Key Diagram showing the Settlement
Hierarchy and the Central Growth Corridor.

© Crown copyright and database rights [2011] Ordnance Survey 100025371
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7.3

Settlement Hierarchy ® 4.28

7.3.1 Settlements with inset maps in the Powys UDP have been analysed in
terms of their size based on an estimated population and a range of key
services and facilities that they provide 40 :











community hall
school
shop
post office
railway station / halt
bus service
play space / park
hospital
local employment
pub

7.3.2 This analysis has provided the evidence for defining a settlement
hierarchy, although it is recognised that judgements also need to be taken in
classifying settlements against a hierarchy. For instance, reasonably large
settlements found close to towns may not have the range of services found in
much smaller settlements that are located in more remote parts of Powys.
This is because the town serves the needs of the large settlement. Also,
public transport provision will vary by settlement with some having infrequent
services.
7.3.3 It is proposed that the LDP should have a six tier settlement hierarchy
of:
Towns
Large Villages
Villages
Hamlets
Rural Settlements
Countryside
7.3.4 The results of this analysis and the proposed classification of
settlements against the hierarchy are set out in Appendix 2.
7.3.5 In terms of housing growth, the Preferred Strategy recommends that
7,700 dwellings should be constructed during the LDP period. However, a
significant proportion of this requirement will be met from:
 existing commitments (completions and planning permissions) inherited
from the UDP since the start of the LDP period in 2011. Table 7 above
estimates a commitment of 2,518 which would equate to 33% of the
proposed dwelling requirement.
 policy and windfall contributions achieved during the LDP period, such
as dwellings constructed in villages and rural settlements, or on
unallocated sites in higher tier settlements. Table 7 estimates that

40 Data on service and facility provision has been gathered from a variety of sources
including the Powys UDP 2010, Community & Town Councils via a facilities questionnaire in
2011.
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1,698 (22% of the proposed dwelling requirement) such dwellings from
this source over the plan period.
7.3.6 The LDP will make provision for the remaining 3,500 (3,484) dwellings
through the allocation of land, and the Preferred Strategy recommends that
this growth should be accommodated within towns, large villages and villages
(the top 3 tiers of the settlement hierarchy) commensurate with their size and
level of facilities. As a starting point and approximation, Appendix 2 identifies
the population of each of these settlements, based on 2010 mid-year
estimates. Using this data, the total population within the top 3 tiers of the
hierarchy is 71,368 which at an estimated level of 2.27 (2008) persons per
household indicates a total of 31,440 within these settlements. This data
indicates that in order to accommodate an additional 3,500 dwellings in these
settlements, each settlement will need to grow by 11% (i.e. 3,500 / 31,440 x
100 = 11%). However, it is acknowledged that an 11% growth will not be
possible or desirable in every settlement due to insufficient land or facilities,
constraints or local community aspirations. In addition, the strategy also
encourages higher levels of growth within the central growth corridor (for the
reasons detailed within section 7.2). The Proposed Strategy therefore
recommends that 3,500 dwellings be accommodated in settlements in the top
three tiers of the settlement hierarchy, with each settlement receiving
approximately 11% growth in housing through new housing allocations.
Where settlements outside of the central growth corridor are unable to
accommodate this level of growth the surplus that can not be accommodated
will be directed to settlements within the central growth corridor in accordance
with the settlement hierarchy.
7.3.7 Towns ® 4.29
7.3.8 Towns are home to around 40% of Powys’s population, and are the
most densely populated settlements. All are important service centres,
providing a range of services, facilities and employment for their own
population and their surrounding areas. They are generally the chosen
location for ‘area services’ and in particular larger scale public services (e.g.
high schools, leisure centres). Towns are also the most accessible
settlements, most being located on Trunk Roads, with all having public
transport services.
7.3.9 Growth - Towns are seen as the principal location for accommodating
housing (open market and affordable), employment land, any retail growth
and services. Housing growth should be commensurate with the size and
level of facilities of each town, although the capacity of towns to accommodate
growth will vary according to environmental and infrastructure constraints.
Those towns located on the periphery of the County, notably Machynlleth,
Knighton and Presteigne, outside the central growth corridor must have
regard to development plan proposals in adjoining authorities.
7.3.10 Subject to an affordable housing viability assessment, affordable
housing and / or contributions to affordable housing provision will be provided
as part of open market housing developments (site threshold to be
determined). An enabling policy which permits a minimal number of open
market housing to support the provision of affordable housing will be allowed
on ‘exception’ sites adjacent to towns.
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7.3.11 Towns located within the central growth corridor, identified in the key
diagram (figure 13) and shown in bold in table 12, are seen as suitable for
accommodating additional housing growth, higher than the 11%
commensurate level detailed within section 7.3.6, subject to capacity
constraints.
7.3.12 Inset Maps – All towns will have an inset map in the LDP. Inset Maps
will identify allocations and development boundaries.
Table 12 – Towns
Towns

Builth Wells (including Llanelwedd), Knighton, Llandrindod Wells,
Llanfair Caereinion, Llanfyllin, Llanidloes, Llanwrtyd Wells, Machynlleth,
Montgomery, Newtown, Presteigne, Rhayader, Welshpool,
Ystradgynlais

7.3.13 Large Villages ® 4.30
7.3.14 Villages are an important part of Powys’s community life with some
60% of the population living in villages, hamlets and isolated dwellings
although there is no breakdown of this figure to show how many live in each
category. Villages vary in size and function, but using the analysis of
settlement population size and service provision (Appendix 2) 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.
7.3.15 Growth – Large villages should accommodate housing growth (open
market and affordable) in proportion to their size and facilities. Local service
provision will be supported through policy. Economic development will be
supported by policy and employment land may be allocated in some.
7.3.16 Subject to an affordable housing viability assessment, affordable
housing and / or contributions to affordable housing provision will be provided
as part of open market housing developments (site threshold to be
determined). An enabling policy which permits a minimal number of open
market housing to support the provision of affordable housing will be allowed
on ‘exception’ sites adjacent to large villages.
7.3.17 If located within the central growth corridor, large villages may accept
higher levels of growth in order to accommodate needs that cannot be met in
nearby towns. This will only be possible where large villages have the
capacity to accommodate such growth. Large villages are shown in Table 13
below, with those in the growth corridor shown in bold.
7.3.18
Inset Maps – Large Villages will have inset maps as they are
settlements expected to accommodate future growth. Inset Maps will identify
allocations and development boundaries.
Table 13 - Large Villages
Abercrave, Abermule, Arddleen, Berriew, Bettws Cedewain, Boughrood &
Llyswen, Bronllys, Caersws, Carno, Castle Caereinion, Churchstoke, Clyro,
Coelbren, Crewgreen, Crossgates / Fron, Forden, Four Crosses, Glasbury,
Guilsfield, Howey, Kerry, Kingswood, Knucklas, Llanbrynmair, Llandinam,
Llandrinio, Llandyssil, Llanfechain, Llangammarch Wells, Llangurig, Llangynog,
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Llanrhaeadr-ym-Mochnant, Llansantffraid-ym-Mechain, Llansilin, Llanymynech,
Llanyre, Meifod, Middletown, New Radnor, Newbridge on Wye, Penybontfawr,
Pontrobert, Three Cocks, Trefeglwys, Tregynon, Trewern

7.3.19 Villages ® 4.31
7.3.20 Most villages in Powys are small in size and provide a narrow range
of local services and facilities. They are important to local communities by
providing a focus for rural living and opportunities for social interaction.
7.3.21 Growth – Housing growth (open market and affordable) should be
allowed in villages in proportion to their size and facilities. Some villages may
not be able to accommodate further growth due to environmental and
infrastructure capacity constraints. Subject to an affordable housing viability
assessment, affordable housing and / or contributions to affordable housing
provision will be provided as part of open market housing developments (site
threshold to be determined). An enabling policy which permits a minimal
number of open market housing to support the provision of affordable housing
will be allowed adjacent to villages.
7.3.22 Inset Maps – It is proposed that villages will not have inset maps for
the following reasons. Firstly the level of growth in villages will be less than in
towns and large villages, and it is therefore not considered necessary.
Secondly, it is considered that a more flexible policy approach to development
should be allowed in villages so that alternative development sites could be
considered should a housing allocation not be developed.
7.3.23 Therefore development boundaries and allocations of land for
development or for protection from development will not be identified for
villages. Instead a policy approach will be taken to enable the development of
open market housing and affordable housing.
7.3.24 The policy approach for Villages will enable the development of open
market through the infilling of small gaps within villages. Open market housing
will be limited to a maximum level per village e.g. an 11% growth. Planning
permissions will be time limited to 3 years and any contributions to the
provision of affordable housing will be required prior to the commencement of
development. Planning permissions not commenced within the 3 year time
period will not be automatically renewed enabling applications on other sites
to come forward. Minor extensions to Villages will be enabled for the provision
of affordable housing where the need is proven and the development is well
integrated with the village. This approach will include the proposed enabling
policy where a minimal number of open market housing to support the
provision of affordable housing will be allowed (the open market housing
provided under this enabling policy will not count towards the overall level of
open market housing permissible within the Village). The loss of areas
important for local amenity, setting or character will be resisted.
7.3.25 The only exception where Villages might have an Inset Map is where
a village is located within the growth corridor, shown in bold in table 14, and
it has been identified to accommodate growth that it has not been possible to
accommodate in a town or large village.
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Table 14 - Villages
Abbeycwmhir, Aberedw, Abertridwr, Adfa, Beulah, Builth Road, Caehopkin,
Cemmaes, Cilmery, Cwm Linau, Derwenlas, Erwood, Esgairgeiliog Ceinws,
Felinfach, Foel, Garth, Gladestry, Glantwmyn, Groes-lwyd, Leighton Pentre,
Llanbadarn Fynydd , Llanbister, Llanddew, Llandewi Ystradenni, Llanerfyl,
Llanfihangel Tal-y-llyn, Llangadfan, Llangedwyn, Llangunllo, Llanwddyn,
Llanwrthwl, Nantmel, Norton, Pant y dwr, Penegoes, Penybont, Refail, Sarn, St
Harmon, Y Fan.

7.3.26

Hamlets ® 4.32

7.3.27
Hamlets do not benefit from the level of population of Villages and
possess few facilities. Nonetheless, they are still recognisable settlements and
foci for development within a local area.
7.3.28
Growth - Whilst it is not considered appropriate to identify a level of
open market housing growth within Hamlets, the Preferred Strategy
recommends that affordable housing should be allowed in hamlets including
an enabling policy which permits a minimal number of open market houses to
support the provision of affordable housing where a need is proven and
development can be well integrated into the settlement. The loss of areas
important for local amenity, setting or character will be resisted.
7.3.29
Inset Maps – None. Policy approach only. The only exception
where a Hamlet might have an Inset Map is where it is located within the
growth corridor, shown in bold in table 15, and it has been identified to
accommodate growth that it has not been possible to accommodate in a town,
large village or village.
Table 15 – Hamlets
Aberbechan, Abercegir, Aberhafesp, Aberhosan, Battle, Beguildy, Bleddfa, Bontdolgadfan, Bwlch-y-cibau, Bwlch-y-ffridd, Caerhowel, Cefn Coch, Cefn Gorwydd,
Clatter, Coedway, Commins Coch, Cradoc, Cwmbach Llechryd, Cwmbelan,
Darowen, Dolanog, Dolau, Dolfor, Elan Village/Cwmdauddwr, Evenjobb, Felindre,
Ffynnon Gynydd, Forge, Frank's Bridge, Fron Bank, Garthmyl, Groesffordd,
Hundred House, Kinnerton, Llan, Llandegley, Llanfihangel, Llanfilo, Llanigon,
Llanwnog, Llanwrin, Llawr-y-glyn, Llowes, Lloyney, Lower Chapel, Manafon,
Nantglas, New Mills, Newchurch, Old Radnor, Painscastle, Pen-y-bont Llanerch
Emrys, Pool Quay, Rhosgoch, Sarnau (Mont), Stepaside, Talerddig, Tanhouse,
Velindre (Brecknock), Walton, Whitton.

7.3.30

Rural Settlements ® 4.33

7.3.31
These are the smallest tier of settlement in size (population) and
function and often possess few, if any services.
7.3.32
Growth – Where a need is proven, single affordable dwellings only
will be permitted in Rural Settlements to meet local housing needs and where
these are well integrated into the settlement. Open market housing will not be
allowed in Rural Settlements. The loss of areas important for local amenity,
setting or character will be resisted.
7.2.33
Inset Maps – None. Policy approach only. Table 16 is extracted
from the Powys UDP and provides a starting point for discussion. It is
considered preferable to rely on a policy approach for defining rural
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settlements although a list could be provided as an alternative. However, if a
list were to be defined, it is considered that this would be a much shorter list
that Table 16 in order to focus development in more sustainable locations
closer to services. Some of the UDP rural settlements also relate to areas of
dispersed settlement where future housing growth would not be sustainably
located.
Table 16 – Rural Settlements
Allt y Crug
Argae Hall
Bacheldre
Belan
Boughrood Brest
Broneirion
Bronydd
Brooks
Bryn Mawr
Brynhyfryd
Brynmelin
Burgedin
Bwlch y Ddar
Bwlch-y-sarnau
Cefn (Buttington)
Cefn Canol
Cefn Coch (Llanrhaeadr)
Cerist
Cil (Berriew)
City
Colva
Cregrina
Crickadarn
Criggion
Cwm
Cwm Llinau Uchaf
Cwmbach Llechryd
Cwm-y-geist
Cyfronydd
Ddol-Cownwy
Deuddwr
Deuddwr North
Diosg
Discoed
Disserth
Dol-fach
Dolly Green
Dylife
East Llanbrynmair
Efail-rhyd
Felindre (Berriew)
Felindre (Llanidloes)
Ffridd
Fron

Green Lane
Groespluan
Gwenddwr
Gwystre
Hendomen
Heniarth
Hirnant
Hodley
Hope
Hyssington
Llaithdu
Llanafan-fawr
Llanbister Road
Llandeilo'r-fan
Llanfaredd
Llanfihangel Nant Bran
Llanfihangel Nant Melan
Llangyniew
Llanllugan
Llanmerewig
Llansantffraed-in-Elwel
Llanstephan
Llanwyddelan
Llan-y-wern
Llechfaen
Llidiartywaun
Llwynygog
Maesgwyn
Melinbyrhedin
Melin-y-ddol
Mellington
Merthyr Cynog
Michaelchurch on Arrow
Mochdre
Moelfre
Nantmeichiaid
Newchapel
Oakley Park
Old Churchstoke
Old Hall
Pandy
Pantmawr
Pantycrai
Pantyffridd
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Pentrefelin
Pentre-Llymry
Pentrenant
Pentre'r beirdd
Pentre'r-felin
Penygarnedd
Pont Felin
Pont-dol-goch
Pont-faen
Pontithel
Pontllogel
Pwllgloyw
Rhandir
Rhiwlas
Rhos Common
Rhos-y-brithdir
Rhydspence
Rhyd-y-croesau
Rock-Cil
Sarnau
Sawmills Kerry
South Forden
Staylittle
Tafolwern
Tal-y-llyn
Tal-y-wern
Tan Hinon
The Green
Tirabad
Trallong
Trefnannau
Tycrwyn
Tylwch
Upper Chapel
Waen-Trederwen
Wern-Gerhynt
White Grit
Yardro
Ynys Uchaf
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Gaufron
Geuffordd
Glan-Gwynedd
Glanmule
Glanrhyd
Glan-y-nant
Glascwm
Glaspwll
Gravel

Pedair-ffordd
Pen y Foel
Pennant
Pennant Melangell
Penrhos
Penstrowed
Pentre (Churchstoke)
Pentre (Kerry)
Pentre Bach

7.3.34 Countryside ® 4.34
7.3.35
Powys’ countryside is extensive and accommodates many isolated
dwellings reflecting the County’s agricultural economy. The countryside is a
finite resource which should be protected from inappropriate development.
7.3.36
Growth – In terms of dwellings, only Rural Enterprise Dwellings and
One Planet Developments will be permitted where justified. Reuse of rural
buildings for economic and residential purposes will also be supported.
Detailed policies will be considered for the Deposit LDP having regard to the
advice in TAN6. Other types of development in the countryside which require
planning permission, such as certain tourism developments (e.g. caravan and
chalet developments) will be addressed through more detailed policies where
considered necessary.
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8.

Key Strategic Policies ® 4.35

8.1
Strategic Policies key to the delivery of the Preferred Strategy are proposed
below. These will be taken forward and expressed as more detailed policies in the
Deposit Plan. In considering planning applications the Council is required

by law to consider applications against the development plan as a whole
and all other material considerations. The Strategic Policies set out
below should therefore be read as a whole and not in isolation of each
other.
LDP SP1 - Spatial Strategy & Strategic Settlement Hierarchy ® 4.36
Development is allocated in accordance with the following strategic
settlement hierarchy based on a settlement’s levels of service provision
and size (population) and subject to its environmental and infrastructure
capacity to accommodate development:
Towns
Large Villages
Villages
Hamlets
Rural Settlements
Countryside
Higher levels of growth will be directed to towns along the central
growth corridor identified on the key diagram (proposals map), and
where towns are unable to accommodate higher levels of growth this
may be met in nearby large villages, and if this is not possible in nearby
villages, and if this is not possible in nearby hamlets.

Meets plan objectives: 1, 2, 3, 4, 8, 9, 10, 11, 12, 18
LDP SP2 - Design and Climate Change ® 4.37
Development must be located and designed to contribute to the
achievement of sustainable development and address climate change by:
1. Demonstrating a sustainable and an efficient use of resources
including: energy efficiency, increasing the supply of renewable energy,
water conservation and efficiency, and waste reduction.
2. Avoiding the siting of inappropriate development in areas at risk of
flooding.
3. Promoting alternative means of transport to minimise car usage.
4. Minimising the impact of the development on air, soil and water quality
and noise and light pollution.
5. Locating development on previously developed land where appropriate.
6. Protecting Powys’ natural resources and ecosystems that include soils
and vegetation which in some areas are important for carbon storage or
flood alleviation.

Meets plan objectives: 3, 4, 6, 7, 13, 15, 16
LDP SP3 - Natural, Historic Environment and Landscape ® 4.38
1. To safeguard the natural heritage of Powys, development proposals
shall protect, positively manage and wherever possible enhance
biodiversity and geodiversity interests, including designated and
non-designated sites, and habitats and species of importance.
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2. Proposals for development shall 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. Particular attention
should be paid to preserving local distinctiveness, sense of place
and setting.
3. Development proposals shall seek to maintain the character and
quality of the landscape by recognising, protecting and, where
appropriate, enhancing the distinctive landscape qualities that
comprise of historical, cultural, ecological and geological heritage
features. This shall include the protection of key views and vistas
and the conservation of characteristics such as hedges, trees and
ponds and connective features.

Meets plan objectives: 13,14,15
LDP SP4 - Housing Growth & Needs ® 4.39
Sufficient land (recognising commitments) will be provided through
allocations and policies to accommodate up to 7,700 new homes during
the plan period 2011-2026. A 5 year supply of housing land will be
maintained.
Housing development shall meet the County’s housing needs by
providing a range of dwelling types, sizes and tenures which are well
designed, accessible, affordable and reflective of local housing needs
including:
1.
2.
3.

Affordable (Social & Intermediate) Housing.
Gypsy & Traveller Accommodation.
Other specialist housing needs such as Supported
Accommodation, nursing, residential and extra care homes.

Meets plan objectives: 1, 2, 3, 5, 18
LDP SP5 - Economic and Employment Developments ® 4.40
Development proposals that sustain, protect and enhance a diverse,
robust and vibrant economy will be supported.
Employment related development will be permitted in the following
locations:
1.
2.
3.

On up to 42ha of land allocated for such purposes.
On other sites in accordance with the strategic settlement
hierarchy.
In the countryside, when fully justified by the nature of the
development proposal.

Meets plan objectives: 1, 3, 5, 8, 9, 10
LDP SP6 - Retail Developments, Leisure and Other Town Centre Uses ® 4.41
Retail, leisure and other appropriate town centre developments will be
acceptable where they can demonstrate that they:
1.
2.
3.
4.

Are in accordance with the strategic settlement hierarchy.
Sustain and enhance the existing provisions of the county.
Sustain and enhance the viability, vitality and attractiveness of
town centres.
Satisfy the sequential test for the location of development.
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5.

Where the development lies outside an existing town centre
satisfy a proven need for additional provision.

Meets plan objectives: 1, 3, 8, 10, 12, 14
LDP SP7 - Tourism Developments ® 4.42
Tourism developments appropriate in scale and appearance to the
locality and community will be acceptable where they would:
1.
Sustain and/or improve visitor facilities.
2.
Extend the visitor season.
3.
Help to sustain the local economy.
4.
Also be available to local residents.
And shall be located:

In accordance with the strategic settlement hierarchy; or

On a site accessible by a choice of means of transport; or

In the open countryside, when fully justified by the nature of the
development proposal.

Meets plan objectives: 3, 8, 9, 10
LDP SP8 - Community Services/Facilities and Recreation and Open Space

® 4.43
Development proposals for community services/facilities, recreation
and open space will be permitted where located in accordance with the
strategic settlement hierarchy.
Proposals resulting in the loss of existing community services/facilities,
recreation and open space will be resisted unless they can be
satisfactorily justified. Development that would result in the loss of
recreation, public open space, allotments and amenity space will only
be permitted where alternative open space of equivalent value to the
community can be provided.
Relevant development proposals shall sustain, enhance and contribute
to the provision of community services and facilities, recreation and
open space.

Meets plan objectives:1, 3, 5, 12, 16, 18
LDP SP9 - Welsh Language & Culture ® 4.44
Development proposals shall promote and support the use of the Welsh
Language. In language sensitive areas proposals must demonstrate that
the impact of development on the Welsh Language has been taken into
consideration. Where a negative impact is identified, appropriate
mitigation measures shall be provided.

Meets plan objectives:17
LDP SP10 – Facilities and Attractions of National Importance ® 4.45
Development that supports the operation of existing facilities and
attractions of national importance will be approved and those that
undermine their operation will be refused.

No objective.
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LDP SP11 – Minerals ® 4.46
Nationally important mineral resources will be safeguarded (on the
proposals map) from development which would significantly increase
the financial cost of their future extraction.
Proposals for aggregate extraction from existing quarries will be
permitted where they are necessary to:
a) Ensure Powys’ contribution to the regional aggregates supply; or
b) Provide material that is of high quality and therefore is of limited
availability nationally.

Meets plan objectives: 13
LDP SP12 – Waste ® 4.47
An integrated and adequate network of waste management facilities will
be supported.
Proposals will be approved for:
1. In-building waste facilities on B2 sites in accordance with the needs
identified in the Regional Waste Plans.
2. Civic amenity sites where located in accordance with the strategic
settlement hierarchy.
3. Exemption sites for inert waste in accordance with the needs
identified in the Regional Waste Plans and located in accordance
with the strategic settlement hierarchy.

Meets plan objectives: 1, 3, 6
(Note: Policy(ies) on Renewable Energy will be developed on completion and
consideration of the findings of the Powys Renewable Energy Assessment,
2012 for inclusion in the Deposit LDP).
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Deposit LDP Structure & Supplementary Planning Guidance
9.
® 4.48
9.1
Following the consultation on the Preferred Strategy, the deposit LDP
will be prepared. It is proposed that this will be structured as follows:
1

Introduction.

2

Strategy – vision, objectives & strategic policies.

3

Generic policies – these will be applicable to most planning
applications.

4

Topic-based policies – these will be specific to particular
types of development e.g. economic development. Area
specific policies relating to a topic may also be included.

5

Proposals & Inset Maps – these will identify allocations, areas
for protection.

9.2
The LDP will be supported by more detailed Supplementary Planning
Guidance (SPG) where required. A complete list of SPGs is not possible at
this stage because the content of the deposit LDP has not been prepared. .
However, as a start, it is likely that SPG will be prepared on the following
policy areas:



Affordable housing
Landscape
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Appendix 1: Housing Growth Options Assessment and Justification
® 4.49
10.1 This section explains how the housing growth options have been
considered by the Council. It is considered that there are a number of reasons
why the 2008-based principal projection is unlikely to happen, is uncertain and
therefore unreliable. Key considerations in assessing options are explained
below:
10.2

Housing Market and Economic Climate

10.2.1 The impact of the housing market crash on movement within the
market and the dwelling build rate is clearly evident. Changes to the economic
climate and housing market are evident from the following factors:
a) Rising unemployment: Unemployment is currently increasing. The UK
government has confirmed that the most significant loss of jobs is in the public
sector and that the loss of jobs in the public sector is not being covered by the
creation of jobs in the private sector. Powys in particular is dependant on the
public sector for employment which raises concerns about future employment
levels in the county. Unemployment significantly affects the ability of
households to pay a mortgage or rent.
b) Rising inflation: Rising inflation means that the cost of living is becoming
more expensive. In turn this means that households have less disposable
income and may begin to struggle with debt repayments such as mortgages.
The table below shows past inflation trends from November 2006-2011.
Table A.INFLATION HISTORY (CONSUMER PRICES INDEX
November 2011
4.8%
November 2010
3.3%
November 2009
1.9%
November 2008
4.1%
November 2007
2.1%
November 2006
2.7%
Source: Economy tables: GDP, interest rates and inflation history, unemployment By This Is Money
Last updated at 12:01 PM on 13th December 2011 Read more:
http://www.thisismoney.co.uk/money/news/article-1586103/Inflation--Interest-rates--Economicgrowth--Unemployment-Latest-statistics.html#ixzz1gh6k2HWb

c) Job security: There is significant uncertainty in the jobs market at present.
This means that businesses and organisations are more likely to offer short
term contracts rather than permanent posts which also has a knock on effect
on mortgage availability.
d) House Sales: The number of house sales has fallen in recent years. In
2001 there were 2,066 property sales in Powys. At the housing market peak in
2003 there were 2,272 sales, and in 2007 there were 2,165 sales. The most
up to date evidence shows that the number of sales had fallen to just 1,237 in
2010 (see table 37 of housing topic paper). Fewer sales may be due to a
number of reasons including fewer in-migrants and internal migration. Also
house prices becoming unaffordable to local people.
e) House Prices: The price of property has become so high that people can
no-longer afford to move and instead choose to remain in their existing
properties and extend where possible (see table 37 of housing topic paper).
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f) Mortgage Availability: Furthermore, the lack of mortgage availability has
affected the ability of first time buyers to enter and stimulate the market.
Whilst interest rates to mortgage repayments are currently at a historic low,
the Loan to Value ratio of mortgages has significantly changed in recent
years. Households are no-longer able to obtain 95% or 100% mortgages.
Current mortgage produces tend to require a 25% deposit. Since the housing
market crash, the number and choice of mortgage products available has also
decreased.
g) Developer finance: The availability of developer finance is limited.
Lenders have become more restrictive and seek assurances that
development is both viable and deliverable before lending finance. Lenders
require reassurances that an acceptable level of profit can be achieved from a
development and that all build costs incurred will be covered by sales.
h) Dwelling completion rates: Dwelling completion rates taken from Welsh
Government Housing Statistics and the JHLAS show that build rates are
consistently falling. The average annual completion rate for the period 19962004 was 430 dwellings per annum. Between 2004 and 2007 there were
1,270 dwellings completed, an average annual completion rate of 317.5
dwellings. Since 2007, annual completions have continued to drop to only 153
in 2009.
10.3

Council Tax Register evidence

10.3.1 The Council tax register shows that the number of properties joining the
register annually and becoming chargeable dwellings is decreasing. If the
average number of properties that have joined the register during the past
three years continues at this level in the future, it is expected that the number
of council taxed properties in Powys will be below the lower variant
households projection, but above the zero-migration projection and household
estimates (see Figure 14).
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Figure 14: Comparison of trend in Household projections, mid year estimates and dwellings registered for Council tax.
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10.4

Up to date and Robust Statistical evidence

a) JHLAS: The past completions rate scenario (option D) has been calculated using
the average past completions between 2005-2010. The Council is currently preparing
the 2011 JHLAS the results of which are expected in 2012. Initial 2011 study results
indicate that small site completions are down from 2010, but above 2009 levels. It is
not currently known what the 2011 large site completions are. However, the 2011
study results are unlikely to exceed the 2005 completions rates results. This therefore
suggests that the 5 year total completions average used to formulate option D will be
lower for the period 2006-2011, than for 2005-2010.
b) Projections: Even though the methodology for producing these projections is
supported by the Council and is considered a significant improvement from the 2006based projections, the level of uncertainty attributed to these projections is significant.
The 2008-based projections are the most up to date projections available and are
therefore considered as the 'starting point' for identifying an appropriate level of
housing growth for Powys. The 2008-based projections begin at an unknown starting
point, 8 years from the 2001 census. The further these are from the primary evidence
(i.e. the census) the less certain projections and estimates become. The projections
are for the local authority area and do not identify the number of households in the
Powys part of the BBNP. This means that the Council has had to prepare its own
household forecast using the 2008-based projections. 2010-based projections are not
being prepared. Instead, 2011 census based projections will be published in Autumn
2013. These projections will be published too late to inform the deposit draft Powys
Local Development Plan. The Council will therefore have to run its own 2011 census
based projections.
c) Household Mid-year estimates (MYEs): Since 2008, two population and
household estimates have been published (2009 and 2010 MYEs). These population
estimates indicate that Powys’s population is not increasing by as much as the 2008based projections suggest. They indicate that Powys's population growth is between
the Lower variant projection and the zero-migration projection. The reason for the
household estimates being so low is that they assume that there has been no internal
migration in Powys and that approximately 400 people migrated out of Powys and out
of the UK to other parts of the world. The lack of internal migration may be considered
accurate as few house-sales indicate less people have been moving. However, the
assumption that 400 people migrated out of Powys to the rest of the world does not
seem credible. It may be the case that some economic migrants have returned home
due to a worsening economic climate in Wales, less favourable to their home
countries, however, this is unlikely to equate to 400 people. The assumption of 400
people moving out is based on a survey undertaken at ports and only covered a
sample of 60 people, thus highlighting the unreliability of this assumption. To
conclude, the 2010 population mid year estimate may only be a blip in the curve. The
2010 household mye appears reflective of the 2010 population mye because that is
what it is calculated from. It is therefore too soon to confirm a trend that is significantly
below the 2008-based lower variant projection but this could be the case and the
situation will therefore be closely monitored. It is not possible to know how accurate
the 2008-based projections are until the 2011 census is published. The Council must
therefore make an informed decision regarding their accuracy. The 2011 mid-year
population estimate will be published in Autumn 2012.

Cyngor Sir Powys County Council

63

Powys LDP – Preferred Strategy, Consultation Draft, March 2012

d) Census: The census provides the most accurate and robust assessment of the
County’s population and the number of households and is considered primary
evidence as it attempts to count the number of people and households The last
census results available are from the 2001 census. The 2011 initial census results are
due to be published in July 2012. However, 2011 census based population projections
won’t be available until autumn 2013 and household projections after that. The further
away in time from the census base date (every 10 years) these are the less accurate
and reliable projections and estimates are. This means that the 2010 population and
household estimates and the 2008-based population and household projections are
very unreliable. It is therefore important to consider other factors such as economic
climate, housing market, build rates and their potential influence on population and
households.
10.5

Capacity to accommodate growth

10.5.1 The impact of the principal projected level of growth on the character of Powys'
towns and villages requires consideration. The distance to town centre's may nolonger be walking distance, and the impact on Welsh language in Welsh speaking
communities must be assessed. A sustainable level of growth suitable for Powys will
be assessed through the Sustainability Appraisal. Deliverability is a key soundness
test of the LDP.
10.5.2 Until the candidate site assessment has been undertaken, it is not possible to
confirm whether there is sufficient suitable and deliverable housing land to meet the
growth options. Site and settlement constraints, deliverability and compliance with the
preferred strategy has yet to be considered. This evidence gathering for sites and
settlements will be developed through detailed stakeholder and community
involvement work leading up to the deposit LDP.
10.5.3 As an initial indication of land availability, a total of 1,532 ha of land was
submitted for residential purposes on the candidate sites register (excluding sites
submitted for singe dwellings, but including mixed use sites). 18.99 ha of land was
submitted for residential sites of less than 0.25 ha. Sites of less than 0.25 ha are
unlikely to be allocated in the plan and are more likely to be dealt with in accordance
with the development plan policy. Of the remaining 1,513 ha approximately 70 ha of
this land is an area identified to be at high risk of flooding leaving a potential area of
1,443 ha.
10.6

Housing Growth Options review

Table 17 - Growth options review
Growth Option Considerations
A
 Significantly higher than past
completions rates
 Significantly higher than household
estimates
 Significantly higher than trend for
registering dwellings for Council tax
B
 Significantly higher than past
completion rates
 Significantly higher than household
estimates
Cyngor Sir Powys County Council
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C







D




E



Significantly higher than trend for
registering dwellings for Council tax
Starting point in accordance with PPW.
Slightly Higher than past completion
rates
Higher than household estimates, but
lower than principal projection.
Higher than trend for registering
dwellings for Council tax
Allows for higher level growth than in
most recent past
Reflects past completions rates
Allows for growth at same rates as most
recent past trends and not for higher
levels of growth
Lower than past completion rates

Potential Option

Unrealistic option
as a constant build
rate cannot be
assumed
Unrealistic option to
assume zero
migration

10.6.1 Build Rates
 The build rates indicate that it would not be possible to deliver the principal
projection growth scenario and that if build rates remain the same as that of
2009 (153) units, it would take 59 years to build that number of homes. This
enforces the view that a dwelling requirement of 9,070 would not be deliverable
in Powys. It would be inappropriate to assume that completions and build rates
will stay low forever and that mortgage availability will continue to be limited. It
is only fair to assume that they will recover during the plan period, however the
extent of this recovery is impossible to predict.
 Options A, B, C would require a remaining average annual completion rate of
673, 606, 466 dwellings per annum throughout the plan period. This exceeds
the average annual completion rate for the period 2005-2010 (327) and 19962004 (430). It is therefore options A and B are so much in excess of past
average completion rates that they are unrealistic and unlikely to be delivered.
The preferred option must be above growth option D because it is fair to
assume completions are at a historic low and are only likely to improve.
 Option E is unrealistic because it is considered that past completions are highly
likely to deliver more during the plan period.
10.6.3 Household estimates
 The Household estimates indicate that high (option A), Principal (option B) and
lower variant (option C) projections are all too high (see Figure A). The
household estimate is nearest to, but above growth option E which assumes
zero migration during the plan period.
10.6.4 Migration
 Option E is considered unrealistic it is not credible to assume that there will be
zero migration through the plan period.
10.6.5 Given the review above, growth options A, D and E are considered unrealistic
and have therefore not be subject to Strategic Environmental Assessment or
Sustainability Appraisal.
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10.7

Conclusion

10.7.1 In light of the evidence presented above, it is considered that household
increase through the plan period will be below the principal projection, but above the
zero migration projection. It is also considered that the build rate in Powys is unlikely
to be sufficient to meet the principal projections growth option.
10.7.2 A recent article in Planning Magazine (09/09/2011) indicated that 12 Local
Planning Authorities in Wales are planning for below their principal projected growth.
The Home Builders Federation has therefore raised concerns that Wales may face a
shortfall in housing with the magazine identifying in the headline that the shortfall
would equate to '10% in the next 15 years'. This article also highlighted fears that an
influx of non-Welsh speakers could harm the culture of local communities. Thus
identifying a further reason why growth should be lower that the principal projection.
10.7.3 The Council therefore considers at this preferred strategy stage that the most
appropriate level of growth for the County during the plan period would be in the
region of the lower variant projection (option C) which would equate to an increase of
approx 7,700 households (including 10% over-provision). The lower variant projection
is 23% lower than the principal projection.
10.7.4 The preferred option needs to be flexible enough to accommodate the 2011
census results when published. If the 2011 census identifies that population and
households are lower than the 2008-based projection lower variant, the Council is
likely to reduce the dwelling requirement for deposit. The preferred level of growth will
be reviewed following the publication of the initial 2011 census results in July 2012
and the 2011 mid-year estimates in Autumn 2012. The ONS 1st release (July 2012)
will provide the population in 5 year age bands, the 2nd release (Autumn 2012) will
include no. of households, household size and composition, no. of welsh speakers,
no. in employment and type of employment, etc.
10.7.5 It will not be possible to review the strategy in light of the 2011-based
household projections as these won’t be published until Autumn 2013 which is after
the due publication of the deposit draft plan in April 2013. If considered necessary, the
Council will therefore produce its own 2011 census based projections to inform the
deposit plan.
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Appendix 2: Settlement Analysis ® 4.50

Abercrave
Abermule
Arddleen
Berriew
Bettws Cedewain
Boughrood & Llyswen
Bronllys
Caersws
Carno
Castle Caereinion
Churchstoke
Clyro
Coelbren
Crewgreen
Crossgates / Fron
Forden
Four Crosses
Glasbury
Guilsfield
Howey
Kerry

1
Y
Y
Y
Y
N
Y
Y
Y
N
N
N
N
N
Y
Y
N
Y
N
N
Y
N

2
4560
5040
2800
2400
1200
2660
3780
7290
4320
1260
4960
2560
2800
1760
3500
910
6960
2800
7980
2240
4800
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3
2709
2740
4850
1040
1120
2620
600
2050
1050
10510
1840
1770
5870
6880
3
570
630
400
300
240
380
420
810
540
210
620
320
560
440
500
130
870
400
1140
560
800

6
1
1
1
1
1
1
1
1
1
1
1
1
1
1

7
1
1
1
1
1
1
1
1
1
1
1
1
1
1

8
1
1
1
1
1
1
1
1
1
1
1
1
1
1

9
1
1
1
1
1
1
1
1
1
1
1
1
1
1

11
1
1
1
1
1
1
1
1
1
1
1
1
1
1

12
1
1
1
1
1
1
1
1
1
1
1
1
1
1

4
8
8
7
8
5
7
9
9
8
6
8
8
5
4
7
7
8
7
7
4
6

5
1
1
1
1
1
1
1
1
1
1
1
1
1

6
1
1
1
1
1
1
1
1
1
1
1
1

7
1
1

9
1
1
1
1
1
1
1
1
1

10

1
1
1
1
1
1
1

1
1
1
1
1
1
1
1

1
1
1
1
1
1
1

8
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

1

1
1
1
1
1
1
1

10. Railway Station

8. Education / School
1

1
1
1
1
1
1
1

1

10
1
1

1
1
1

1

11
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

12
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

14. Employment / industry

5
1
1
1
1
1
1
1
1
1
1
1
1
1
1

9. Post Office inc mobile

4
9
10
10
8
8
9
9
10
8
10
8
8
10
9

7. Village Shop

6. Community Hall

5. Pub

4.Total Main Facilities

2
24381
27400
48500
8320
8960
23580
5400
20500
8400
105100
14720
14160
58700
61920

13. Hospital

Large Villages

1
Y
N
Y
N
N
Y
N
N
N
Y
N
Y
Y
Y

12. Park/Play Space

Builth Wells & Llanelwedd
Knighton
Llandrindod Wells
Llanfair Caereinion
Llanfyllin
Llanidloes
Llanwrtyd Wells
Machynlleth
Montgomery
Newtown
Presteigne
Rhayader
Welshpool & Buttington
Ystradgynlais

11. Bus Service (5 days a wk
or school service)

Towns

3. Population estimate

2. Pop X facilities

Name (A-Z)

1. In Growth Corridor

Key to Table Columns

13
1
1
1

1
1
1

1
1

14
1
1
1
1
1
1
1
1
1
1
1
1
1
1

13

14
1
1
1
1

1

1
1
1
1
1

1
1
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Kingswood
Knucklas
Llanbrynmair
Llandinam
Llandrinio
Llandyssil
Llanfechain
Llangammarch Wells
Llangurig
Llangynog
Llanrhaeadr-ym-Mochnant
Llansantffraid-ym-Mechain
Llansilin
Llanymynech
Llanyre
Meifod
Middletown
New Radnor
Newbridge on Wye
Penybontfawr
Pontrobert
Three Cocks
Trefeglwys
Tregynon
Trewern

N
N
N
Y
Y
N
N
N
Y
N
N
N
N
Y
Y
N
Y
N
Y
N
N
N
N
N
Y

1920
1300
1540
2000
2590
840
2380
1520
1020
1100
4480
6800
1260
3300
1400
2800
1440
1890
4480
1680
1080
1600
1470
3060
2350

480
260
220
250
370
210
340
190
170
220
560
850
210
550
280
400
360
270
560
280
180
320
210
510
470

4
5
7
8
7
4
7
8
6
5
8
8
6
6
5
7
4
7
8
6
6
5
7
6
5

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

Villages

1
N
Y
N
N
N
Y
Y
N
N
N
N
Y
N
Y
N
N
N
N
N
Y
N
N
N
N
N

2
294
360
400
560
600
550
630
480
760
400
240
650
440
270
480
450
350
490
240
600
245
420
280
240
420

3
49
90
100
140
100
110
210
120
190
80
60
130
110
90
80
90
70
70
60
100
49
70
140
80
140

4
6
4
4
4
6
5
3
4
4
5
4
5
4
3
6
5
5
7
4
6
5
6
2
3
3

5
1
1

Abbeycwmhir
Aberedw
Abertridwr
Adfa
Beulah
Builth Road
Caehopkin
Cemmaes
Cilmery
Cwm Linau
Derwenlas
Erwood
Esgairgeiliog Ceinws
Felinfach
Foel
Garth
Gladestry
Glantwmyn
Groes-lwyd
Leighton Pentre
Llanbadarn Fynydd
Llanbister
Llanddew
Llandewi Ystradenni
Llanerfyl

Cyngor Sir Powys County Council

1
1

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
6
1
1
1
1
1

1
1
1
1
1
1
1
1

1
1

1
1
1

1

1
1
1
1

1
1
1
1

1
1
1
1
1
1
1
1

1

1

1

1
1
1

1
1
1
1
1
1
1
1

1
1
1
1

1
1
1

7
1

8

1
1

1

1
1
1
1
1
1
1
1
1
1

1
1
1
1
1
1
1
1
1
1

1
1

1
1

1
9
1
1
1
1
1

10

1

1

1
1

1

1

12
1

1
1
1
1
1
1
1
1
1
1
1
1
1

1

1

1

1

1

1

1

11

1
1

1
1
1
1

1

1
1

1
1
13

14
1

1

1
1

1
1
1
1

1
1
1

1
1
1
1
1
1

1
1
1
1
1
1

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

1
1

1
1
1

1
1
1
1
1

1
1
1
1
1
1
1

1
1
1
1
1
1

1

1
1
1
1
1
1
1
1
1
1
1
1
1
1

1

1
1

1
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Llanfihangel Tal-y-llyn
Llangadfan
Llangedwyn
Llangunllo
Llanwddyn
Llanwrthwl
Nantmel
Norton
Pant y dwr
Penegoes
Penybont
Refail
Sarn
St Harmon
Y Fan

N
N
N
N
N
Y
Y
N
N
N
N
Y
N
N
N

660
600
280
280
250
240
245
600
450
360
540
270
680
390
280

220
120
70
70
50
60
49
300
90
180
180
90
170
130
140

3
5
4
4
5
4
5
2
5
2
3
3
4
3
2

Hamlets

1
Y
N
Y
N
N
N
N
N
N
N
N
N
N
N
N
N
N
N
Y
N
N
N
N
N
N
N
N
N
N
Y
Y
Y
N
N
N
N

2
0
0
110
49
0
180
98
0
147
0
120
150
0
140
210
70
150
49
50
49
196
49
196
200
80
98
98
0
140
98
100
200
150
147
0
98

3
49
70
110
49
70
60
49
60
49
49
120
50
49
70
70
70
50
49
50
49
49
49
49
50
80
49
49
50
70
49
50
100
50
49
50
49

4
0
0
1
1
0
3
2
0
3
0
1
3
0
2
3
1
3
1
1
1
4
1
4
4
1
2
2
0
2
2
2
2
3
3
0
2

Aberbechan
Abercegir
Aberhafesp
Aberhosan
Battle
Beguildy
Bleddfa
Bont-dolgadfan
Bwlch-y-cibau
Bwlch-y-ffridd
Caerhowel
Cefn Coch
Cefn Gorwydd
Clatter
Coedway
Commins Coch
Cradoc
Cwmbach Llechryd
Cwmbelan
Darowen
Dolanog
Dolau
Dolfor
Elan Village/Cwmdauddwr
Evenjobb
Felindre
Ffynnon Gynydd
Forge
Frank's Bridge
Fron Bank
Garthmyl
Groesffordd
Hundred House
Kinnerton
Llan
Llandegley
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1
1
1
1

1
1
1
1
1
1

1

1
1

1

1

1

1
1
1

1
1

1
1

1

1
1
1
1
1

1
1
1

1

1
1
1
1
1
1
1
1

1

1
1

1
1
1
1
1
1
1
1

1
5

6

1
7

8

9

10

11

12

13

14

1
1
1
1

1

1
1

1

1

1

1
1

1

1

1

1

1

1
1
1
1
1

1

1

1

1

1
1

1
1

1
1
1
1

1

1

1
1
1
1

1

1

1

1
1

1

1
1
1

1
1

1
1

1
1
1

1
1

1
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Llanfihangel
Llanfilo
Llanigon
Llanwnog
Llanwrin
Llawr-y-glyn
Llowes
Lloyney
Lower Chapel
Manafon
Nantglas
New Mills
Newchurch
Old Radnor
Painscastle
Pen-y-bont Llanerch
Emrys
Pool Quay
Rhosgoch
Sarnau , Mont.
Stepaside
Talerddig
Tanhouse
Velindre (Brecknock)
Walton
Whitton

N
Y
N
N
N
N
N
N
N
N
Y
N
N
N
N

150
0
147
0
49
0
120
100
49
60
196
49
0
100
180

50
70
49
80
49
50
60
50
49
60
49
49
49
50
90

3
0
3
0
1
0
2
2
1
1
4
1
0
2
2

N
Y
N
N
Y
N
N
N
N
N

98
150
140
100
160
49
98
147
196
180

49
50
70
50
160
49
49
49
49
60

2
3
2
2
1
1
2
3
4
3
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