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EXECUTIVE SUMMARY

This paper provides an update to the Council’s approach towards the delivery of affordable
housing by the Powys Local Development Plan, and involves review of the policy approach
towards affordable housing provision and the proposed LDP affordable housing target. This
follows the updating and review of the viability evidence previously submitted for
examination as part of the evidence base for the Local Development Plan.

The residential element of the Local Development Plan and Community Infrastructure Levy
Viability Assessment (2014) has been updated and reviewed by the District Valuer Service
(August 2016) the results of which have been used to inform it's case in relation to the
viability of development expected to be delivered by the Plan and also its case in respect of
the delivery of affordable housing by the Plan.

The South West sub-market area has been amended slightly to include only the area to the
south of the National Park — the communities of Ystradgynlais and Tawe-Uchaf. Parts to the
north of the National Park previously within the South West have been incorporated into the
Central sub-market area. The sub-market area names taken forward are ‘Central’, ‘Severn
Valley’, ‘North’ and ‘South West’ and are illustrated on a map in Appendix 5.

The update has involved a review of the scale, location, existing uses, mix, and density of
site typologies modelled for use in the development appraisals in order to ensure that they
are reflective of the development planned by the LDP and informed by past delivery.

Changes made to the assumptions relating specifically to the affordable housing testing are
explained and reasoned within Appendix 1 of this paper. The updated viability results and
results of the affordable housing testing are reflective of changes in house price values,
construction costs, land values and other values, at the time of the update in August 2016,
and also of other changes made to assumptions to reflect the characteristics of development
expected in Powys.

The assumed open market and affordable housing mixes applied to the site typologies
reflects the need identified in the Local Housing Market Assessment as it accounts for a
proportion of 1 and 2 bed dwellings. The assumed affordable housing tenure split of 75%
social rented housing and 25% intermediate rented housing is in line with the need identified
within the Local Housing Market Assessment which identified a greater need in Powys for
social rented housing within the affordable housing mix.

In terms of the general outcomes of the updated Viability Assessment (2016) for viability, the
results indicate that the proposed affordable housing contributions in Central (30%), Severn
Valley (20%) and North (10% sub-market areas can be supported on the basis of the
findings of the review of the Viability Assessment. However, the main concern is in the
South West sub-market area where it does not appear to be viable to require affordable
housing contributions, and it is advised that any affordable housing target in this area would
be aspirational.

The Council has therefore reviewed its case for seeking an affordable housing contribution in
the South West and has considered potential options including 1) retaining the target as
proposed in the Composite LDP (January 2016) at 10% as an aspirational target; 2) setting
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an aspirational site specific target of 5%, 3) combining the lower target of 5% with a higher
threshold of 10 or 20 units above which contributions would be required, and 4) setting a 0%
target.

Evidence of affordable housing recently delivered on the ground in this area comprises
solely of Housing Associations schemes, and although a percentage of affordable housing
has been secured on private developments through planning permissions subject to section
106 agreements, these schemes have not yet been delivered.

If a target of 10% was maintained in the South West, this would potentially capture 46.6
affordable housing units on allocated sites, and at a target of 5%, this would be reduced to
23.3 units. By not requiring a contribution to be made in the South West, this would result in
a loss of 8% of potential affordable housing units on allocated sites. These numbers would
indicate that it may not be worthwhile to seek affordable housing contributions in this area.

Based on the viability evidence, development viability in the South West is likely to be
particularly sensitive to the additional costs or impact on values as a result of policy
requirements, such as affordable housing, and priority should be given to essential
infrastructure to ensure that development can come forward.

In terms of the potential to capture affordable housing within pockets of viability in this less
viable area, this opportunity is likely to be limited and higher expectations associated with
such pockets are unlikely to generally feature on proposed allocations or development
expected in this area.

Due to current uncertainties in the market, it would not be appropriate to set an aspirational
target at this stage to seek to reflect the potential future affordable housing, however future
changes in the market will be monitored and the requirements of the affordable housing
contributions reviewed if any significant changes are identified.

The viability evidence, together with the results of the testing of notional contributions that
could be sought by applying lower thresholds, indicates that it is appropriate to retain the site
capacity threshold for requiring affordable housing contributions at 5 units or more.

In view of the above, and taking into account the discount applied to the housing
commitments and overprovision allowance, the Affordable Housing Target for the Plan has
been reduced from 1257 units (83 units per annum) to 949 units (63 units per annum). This
continues to be below the need identified in the LHMA of 153 per annum, however other
forms of affordable housing delivery and financial support, will help to maximise
opportunities for delivery of affordable housing in Powys.

The amount of affordable housing secured and delivered through planning permissions will
be monitored through the Annual Monitoring Report, as will applications submitted to
negotiate/renegotiate affordable housing obligations. Type, mix and tenure of affordable
housing, along with affordability and need identified by the Local Housing Market
Assessment, will also be monitored in order to inform any future review.

Page 6



1. INTRODUCTION

1.1 The aim of this topic paper is to clarify and review the Council’s proposed policy
approach towards the delivery of affordable housing by the Powys Local Development Plan,
in light of the findings and conclusions of the updated and reviewed Viability Assessment
(2016). The updated and reviewed Viability Assessment was carried out in response to the
Inspector’s concerns about the deliverability of the housing proposed by the Local
Development Plan and also in response to concerns regarding the deliverability of affordable
housing in the North and South West sub-market areas.

1.2 This paper provides an update to Affordable Housing Topic Paper Update January 2016
(EB21), and focuses on updating the Council’s position on the viability of delivering
affordable housing through the planning system, the approach towards affordable housing
provision, and the proposed LDP affordable housing target.

Background

1.3 In 2014, a Local Development Plan and Community Infrastructure Levy Viability
Assessment was carried out by HDH Planning and Development Ltd (EB13), the results of
which informed the policy approach towards affordable housing adopted in the submitted
Powys Local Development Plan — Composite version (LDP34). This Viability Assessment
(2014) concluded that development within the Central and Severn Valley sub-market areas
could meet a 20% afordable housing target, and development in the North and South West
could meet a 10% affordable housing target. With the exception of the affordable housing
target in Central, which was subsequently increased to 30%, these targets were taken
forward into the submitted Plan. The results of the Viability Assessment (2014) indicated
that development in the Central sub-market area could support a 30% affordable housing
target, however the Council had initially decided to take a cautious approach by setting the
target in this area at 20%.

1.4 Following submission of the Powys Local Development Plan for examination in February
2016, and subsequent letter from the LDP Inspector dated 5" of April 2016, the decision was
made to update the residential element of the Viability Assessment (2014). This was
intended to reflect changes in construction costs and house prices in Powys since the
original study (which was based on data from March 2014), but more importantly to address
the questions raised by the Inspector about the deliverability of the quantum of housing
development envisaged in the LDP. The Inspector had also raised concerns that the
evidence did not support the proposed 10% affordable housing contribution in the South
West and North, and also about the implications of unviability in these areas for the delivery
of the affordable housing target.

1.5 Further discussions took place at the subsequent Exploratory Meeting held by the
Inspector on the 10" of May 2016, where the Council explained that the findings of the
updated viability evidence would be considered and the percentage requirements may be
adjusted. The Council also explained that there was existing evidence that housing delivery
is happening on the ground in these areas.

1.6 The Council commissioned an update to the HDH Viability Assessment and the Council
also arranged for the District Valuer Service (DVS) to review the updated Viability
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Assessment carried out by HDH. This involved the review of the values and costs used by
HDH and also other key viability assumptions. This review has led to the production of a
further Viability Assessment with a different set of viability results, including further testing of
the affordable housing contributions. The reviewed Viability Assessment carried out by the
DVS (August 2016) is considered to improve the robustness of the evidence-base for the
Plan and the Council has decided to take the results and conclusions of this review forward
to inform the Authority’s case in relation to the viability of the Plan, and also its case in
respect of the delivery of affordable housing by the Plan.

Content of this paper

1.7 This paper, firstly, summarises and analyses the main changes to the viability evidence.
It then goes on to discuss the main findings of the DVS reviewed Viability Assessment
(2016) in relating to the impact on the delivery of affordable housing through the Local
Development Plan. This involves a review of the proposed approach towards seeking
affordable housing contributions, including the review of site specific targets and site
capacity threshold, in light of the updated viability results. The affordable housing target for
the Plan has also been reviewed in light of the proposed policy changes. Any proposed
changes to the affordable housing policies and consequential changes to the affordable
housing target are identified in Appendix 4 and included in the further Focussed Changes to
the LDP.

1.8 The paper concludes by considering the implications of the proposed policy changes for
the delivery of affordable housing through the Plan and also for the overall strategy of the
Plan. The implications of the viability assessment for the overall housing delivery of the Plan
are discussed in the separate Viability Topic Paper (September 2016).

2. EXPLANATION OF CHANGES TO THE AFFORDABLE HOUSING VIABILITY
EVIDENCE BASE

Housing sub-market areas

2.1 The HDH Viability Assessment (2014) identified four county price zones (otherwise
known as sub-market areas) within Powys — ‘Central Powys’, ‘Severn Valley’, ‘Rural North’
and ‘Southwest Powys’. Varying residential market values based on house price values per
square metre were applied to the appraisals of sites within these areas. These areas were
illustrated on a map in figure 4.6 of the Viability Assessment (2014).

2.2 It is important to note that a slight amendment has been made to these areas in the
updated viability work. The area to the north of the Brecon Beacons National Park which
was previously included within the Southwest Powys sub-market area, has now been
included in the Central sub-market area. It should be noted that no allocations are proposed
by the Plan within the area affected by this change, which includes parts of the communities
of Trallong, Maescar and Llywel that lie outside the Brecon Beacons National Park. The
South West sub-market area now only includes the communities of Ystradgynlais and Tawe-
Uchaf to the south of the Brecon Beacons National Park.
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2.3 The Housing sub-market areas, as amended, are as illustrated on the map in Appendix
5.

2.4 ltis also noted that some of the names by which the sub-market areas are referred have
been amended between the 2014 and 2016 Viability Assessments. The name for ‘Severn
Valley’ remains the same, ‘Central Powys’ becomes ‘Central’, the ‘Rural North’ is now
named ‘North’, and ‘Southwest Powys’ is now referred to as ‘South West’. For clarity,
therefore, the names of the sub-market areas going forward are ‘Central’, ‘Severn Valley,
‘North’ and ‘South West'.

Review of typologies

2.5 As part of the update, the site typologies tested in the original study were reviewed in
order to ensure that they continued to be reflective of the development planned, particularly
as the allocations that had been subject to changes, with new sites added, sites removed
and sites amended, since the first version of the Deposit Plan in 2014 at the time that the
original study was conducted. General changes to typologies are detailed within the Viability
Topic Paper (September 2016).

2.6 The assumed open market and affordable housing mixes applied to the site typologies
have been reviewed against past evidence of mix of house types being delivered on the
ground, also taking into account the needs identified in the Local Housing Market
Assessment. The affordable housing mix applied to the site typologies as part of the
affordable housing testing, reflects the need identified in the Local Housing Market
Assessment as it accounts for a proportion of 1 and 2 bed dwellings.

2.7 The assumed densities applied to the site typologies have also been reviewed to reflect
evidence of densities being achieved on the ground on recent developments. The density
guidelines set out in policy H3 and the capacity of allocations in terms of the number of units
and affordable units indicated in Appendix 1 have been amended accordingly.

Review of affordable housing assumptions

2.8 In updating the Viability Assessment to take into account changes in the house prices
values and costs since the original study in March 2014, this also provided an opportunity to
review the viability assumptions used in the HDH Viability Assessment (2014) to test their
accuracy and relevance to the particular characteristics, location and scale of development
in Powys. This also involved reviewing the assumptions made in respect of the values,
tenure and mix of affordable housing within the modelled sites.

2.9 The review of viability assumptions by the DVS has led, in some instances, to the use of
different assumptions, which are a result of changes in values, use of different sources, and
also changes in the approach used to identify these values. The local experience of the
DVS in site specific viability assessments in Powys and Wales has informed this review.
Changes to the key general viability assumptions are discussed in the Viability Topic Paper
(September 2016). Changes to the key assumptions relating to the affordable housing
testing are summarised in Appendix 1, which also provides commentary on the reasons for
the changes.
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2.10 Consideration has been given to the likely impact of the changes made to the
assumptions on the results of the affordable housing testing.

2.11 In terms of any changes made to reflect the timing of the studies, whilst it is difficult to
compare the price values used in both studies, due to the different methods used, the values
used by DVS are based on current market evidence as of August 2016 and therefore they
will reflect any increases in house price values that have occurred since March 2014. The
DVS has assumed higher affordable housing values for social rented and intermediate
rented, and given that intermediate housing for sale is based on 80% open market value,
this will have increased in line with general house prices, which should improve the viability
of affordable housing.

2.12 The higher house price values applied in the North sub-market area, as noted in the
Viability Topic Paper (September 2016) (para. 2.17), should improve the case for seeking
affordable housing contributions in this sub-market area.

2.13 With regards to changes to the costs associated with affordable housing, build costs
are treated on parity with open market build costs, and therefore these costs will also have
generally increased, albeit that other costs, including the allowance made for external costs
for larger developments and single plots, have been reduced.

2.14 By accounting for mainly social rented housing in the affordable housing tenure split
assumed in the DVS study (2016), which is the lowest price type of affordable housing
tenure, this is likely to have a negative impact on viability compared to the results with the
tenure mix applied previously in 2014. However, the tenure mix applied by the DVS is in line
with the need identified within the Local Housing Market Assessment which identified a
greater need in Powys for social rented housing within the affordable housing mix.

2.15 By reducing the assumed developer profit that a developer is expecting from affordable
housing compared to open market dwellings, this should also improve viability as the
allowance made for this element of the cost to the developer is reduced.

2.16 The increase in the viability threshold, as explained in the Viability Topic Paper
(reference) (para. 2.21) places a higher expectation on residual values in order for sites to
become viable, which could impact on the scope for securing affordable housing
contributions.

2.17 In conclusion, therefore, some of the changes made to the affordable housing
assumptions, along with changes to the general viability assumptions, should have a positive
impact on the results of the affordable housing testing. However, any apparent scope for
further affordable housing contributions created by these changes is likely to be tempered to
some degree by other changes in terms of build costs, tenure mix and to the viability
threshold.
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3. SUMMARY OF RESULTS OF UPDATED AND REVIEWED VIABILITY ASSESSMENT

3.1 This section summarises and analyses the results of the reviewed Viability Assessment
(2016) carried out by the DVS in terms of their relevance to the viability of affordable
housing.

3.2 To clarify, the Council is basing the following comparison on the results presented in
tables 9-12 of the DVS study and the results of the affordable housing testing in table of the
DVS study (2016) and table 12.1 of the HDH study (2014). In terms of presentation of the
results, the previous study presented the results on a £ per ha basis, whereas the DVS
results are shown on a £ per hectare and a £ per site basis in the DVS work. Whilst the
previous presentation of the results was useful in terms of drawing comparisons between
different typologies, by presenting results on a £ per site basis, this reflects the residual
value according to the site area of the particular site typology. For this reason, the results
discussed in this paper are those presented on a £ per site basis.

3.3 It is difficult to directly compare the results gained by the DVS in 2016 and HDH in 2014
as not only are the results based on different data sources obtained at different times, but
also some of the viability and development assumptions applied are different, and the
development appraisals undertaken have been produced using different models — the DVS
has used the ‘Argus’ model, whereas HDH has used a bespoke model developed by HDH.
However, the following comparisons can be made in terms of general outcomes for the
viability of affordable housing in Powys:

e Both HDH (2014) and DVS (2016) found that different sub-market areas could
support different levels of affordable housing contribution.

e Both HDH (2014) and DVS (2016) found that, in general, development in the Central
sub-market area could support an affordable housing contribution of 30%, and that
development in the Severn Valley sub-market area could support a contribution of
20%.

e HDH (2014) recognised that development viability was challenging in the North and
South West sub-market areas, however it was considered to be appropriate to set an
affordable housing target of 10% in these areas. It was noted that there was a need
for affordable housing in these areas and that it was being delivered on the ground.

o The DVS considers that the proposed affordable housing contributions in Central,
Severn Valley and North sub-market areas can be supported on the basis of the
findings of the review of the Viability Assessment.

e The DVS considers the South West to be the main area of concern in terms of
viability and advises that any affordable housing target in this area would be
aspirational. It is advised that some schemes may be able to provide some units as
costs decrease or values increase, however such would be on a case by case basis.

o The results of both studies indicate that it would not be realistic to seek affordable
housing contributions on sites of less than 3 units or less as these small sites are
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either not found to be viable or are marginally viable at 0% affordable housing
contribution.

3.3 In view of the general outcomes of the updated Viability Assessment (2016) for the
viability of affordable housing, it is clear that the ability of developments to support affordable
housing contributions continues to vary between sub-market areas, with the most viable
areas able to support the highest percentage of affordable housing, and the least viable area
unable to support any percentage.

3.4 Importantly, the results of the affordable housing testing carried out in the DVS Review
(2016) show that development in the sub-market area of the North is capable of supporting a
contribution towards affordable housing, albeit at a lower level than can be sought in Central
and Severn Valley. Therefore, whilst the previous viability results in 2014 did not support the
proposed 10% affordable housing target in the North, this level of affordable housing is
considered to be realistic based on the viability evidence provided by the DVS.

3.5 The meaning of the results of the DVS Review (2016) in terms of the site specific
affordable housing targets and sites capacity thresholds to be applied in the different sub-
market areas is discussed further in the following sections.

4. SITE SPECIFIC AFFORDABLE HOUSING TARGETS

4.1 The appropriateness of the proposed site specific affordable housing targets for each
sub-market area has been reviewed in light of the updated viability evidence summarised
above. The results of the DVS Review (2016) suggest that developments of 5 or more in the
Central, Severn Valley and North can support the site specific targets of 30%, 20% and 10%
respectively. However, the results continue to suggest that development in the South West
sub-market area would not be capable of supporting a contribution towards affordable
housing.

4.2 Due to the results in respect of the viability of development in the South West sub-market
area, the Council has reviewed its case for seeking an affordable housing contribution in this
area. In reviewing its case, the Council has considered several potential options as to the
way forward in terms of its approach towards affordable housing delivery in the South West,
as follows:

1. Setting an aspirational affordable housing target of 10%, as proposed by the
submitted Plan — Composite version (LDP34).

2. Setting an aspirational affordable housing target of 5%.

3. Setting an aspirational affordable housing target of 5%, but combined with a
higher site capacity threshold of 10 or 20 units above which affordable housing
contributions would be sought.

4. Setting the affordable housing target at 0%, in accordance with the viability
evidence of the DVS.

10
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The Council has taken into account various factors in deciding on the way forward, as
discussed in detail below.

Evidence of affordable housing delivery in the South West

4.3 A review has been carried out of the evidence of affordable housing being delivered in
the South West, as evidence of past delivery provides an indication as to whether affordable
housing can be delivered in this area.

4.4 In terms of evidence of affordable housing schemes that either have been delivered or
are being delivered in this area, the following schemes for 100% affordable housing are
noted:

o A scheme for 6 affordable dwellings in Abercrave had been completed in 2013 as an
affordable housing scheme by a housing association (P/2011/0266).

o A scheme for 45 affordable units by a Housing Association is currently under
construction at Gurnos School, Lower Cwm Twrch.

o A7 flat scheme proposed by a Housing Association had been granted planning
permission in 2011 on land adjacent to the Gurnos Youth and Community Centre and
is currently under construction.

4.5 According to the Council’'s Section 106 register, 4 schemes are recorded in the South
West where affordable housing has been secured on private developments through section
106 agreements:

e Brynygroes, Ystradgynlais for 138 dwellings, where 31 affordable units have been
secured, equating to a contribution of 23%. The contribution secured was less than
the current UDP policy requirement for 30%-35%, however this development was
subject to a site specific viability assessment which determined that a contribution of
23% could be achieved with the development remaining viable. This site is allocated
in the proposed Plan and the owner is actively pursuing the development of the site.

e Land to rear of Jeffrey’s Arms, Brecon Road, Ystradgynlais for 18 dwellings,
including 6 affordable dwellings. A technical start has been made on this
development, however works have not commenced on the approved dwellings. This
site has been included as a commitment in the proposed Plan.

e A scheme of 8 units at Lower Cwmtwrch, 3 of which are to be affordable, which was
granted outline planning permission earlier this year, and has not started.

¢ A scheme for 15 houses, including 5 affordable housing, at Ystradgynlais with extant
planning permission, but has not started.

4.6 The total number of units granted permission on the above 4 number of sites is 179 and
a total of 45 affordable housing units have been secured. Therefore, an average affordable
housing contribution of 25% has been secured on these sites. However, these schemes
have not yet been delivered on the ground and section 106 agreements may be
renegotiated.
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4.7 The above indicates that there is limited evidence of affordable housing being delivered
on the ground, apart from development by Registered Social Landlords. Although a
percentage of affordable housing has been secured on private developments through
planning permissions subject to section 106 agreements, these schemes have not yet been
delivered. Whilst the viability of affordable housing at the Brynygroes scheme had been
tested and it was found to be viable to secure affordable housing at a reduced level, this
testing was carried out at a site specific level and therefore would be reflective of the site
specific circumstances of this particular case that may not be replicated in other schemes.

Potential contributions from development in the South West

4.8 Consideration has been given to the merit of seeking affordable housing in terms of the
notional affordable housing contribution that could potentially be captured if a contribution
was sought in the South West, and likewise to the notional contribution that could potentially
be lost if no contribution was sought. The potential contribution by combining a lower target
with a higher site capacity threshold has also been tested. The results of this testing are set
out within Appendix 2.

4.9 In summary, this testing shows the impact on the notional number of affordable housing
units that could be secured if contributions were to be sought in the South-West. This testing
demonstrates that if a 10% affordable housing contribution was sought at a 5 units and
above threshold, as was proposed in the submitted LDP — Composite version (LDP34), the
equivalent of approximately 46.6 affordable housing units could be secured in the South
West (45.8 of these units could be secured on-site and 0.8 units as a commuted sum). If a
lower affordable housing contribution of 5% was sought, again at a 5 unit threshold, the
equivalent of 23.3 units could be secured (21.7 units on-site and 1.6 units as commuted
sums). This would equate to between two to four affordable housing units on average each
year for the remainder of the Plan period.

4.10 In the context of the overall number of affordable housing units proposed by the Plan,
the notional contribution of affordable housing that could be secured on proposed allocations
in the South West compared to other sub-market areas (based on the proposed targets as
per the submitted Composite Plan - LDP34) would be as follows in figure 1:

Figure 1 Proportion and number of affordable housing units allocations for each sub-
market area as per the affordable housing targets set out in the submitted Plan

Sub-market
area % of total
Affordable affordable

Affordable housing housing
Housing % units numbers

Central 30% 289.2 51%

Severn Valley 20% 151 27%

North 10% 80.2 14%

South West 10% 46.6 8%
Total 567 100%

12
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4.11 If no affordable housing target was applied in the South West, the number of affordable
housing units that could be secured on allocations within the whole of the Plan area would
fall from 567 units to 520.4 units. This would result in a loss of 8% of potential affordable
housing units on allocated sites. However, it is also noted that the total number of allocated
units in the South West are only expected to account for 16% of the total allocated units of
the Plan, which is markedly lower than the proportion of units allocated in other sub-market
areas, ranging between 25% and 32%. This is largely a reflection of the comparatively small
size of the South West area and limited number of settlements found in this area, with
proposed allocations focused mainly within the town of Ystradgynlais.

4.12 Consideration has also been given to the notional contribution that could be secured on
large windfall sites, on sites of 5 or more, based on evidence of past completions and
planning permissions on this type of site in the South West. This testing, which is also
detailed in Appendix 2, indicates that the equivalent of 4.6 affordable housing units could
have been secured on windfall sites with planning permission, based on a 10% target ata 5
unit threshold. At a 5% target above the 5 unit threshold, 2.4 units could have been secured,
which would be reduced to 1.65 units if a 10 unit threshold was applied.

4.13 Whilst the Council is mindful of the need to maximise the affordable housing delivery,
the relatively minor affordable housing contribution that notionally could be captured in the
South West over the remainder of the Plan period, would indicate that it may not be
worthwhile in terms of the numbers that could be gained to seek affordable housing
contributions in this area.

The impact of affordable housing requirements on overall housing delivery in the South West

4.14 In considering whether it is worthwhile to require relatively minimal affordable housing
contributions from private developments in the South West by applying an aspirational
target, the potential benefits need to be balanced against potential consequences, and in
particular the risk that affordable housing could have a negative impact on overall housing
delivery in this area. The generally negative residual values found by both the DVS and the
HDH studies in the South West indicate that development viability in this area is likely to be
particularly sensitive to the additional costs or impact on values as a result of policy
requirements, such as affordable housing. The Council also seeks to prioritise the provision
of essential infrastructure, before other policy requirements, in order to ensure that
development can be brought forward.

4 .15 The Council is confident that its allocations in this area can be delivered, as is
demonstrated through site specific evidence provided within the Housing Allocations Position
Statement (September 2016). However, based on the viability evidence, it is doubtful
whether these sites could also sustain a proportion of affordable housing whilst maintaining
their viability.

Potential pockets of viability

4.16 Consideration has been given to the scope for applying an aspirational affordable
housing target in order to capture affordable housing within any pockets of viability that may
be found within the area. The DVS has identified some of the features that may characterise
pockets of viability, including high quality developments in terms of their style, edge of
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settlement locations, attractive views and good transport links. Whilst some of these
characteristics may be found on or within individual sites in the South West, it would not be
appropriate to generally assume that the majority of sites planned for or anticipated within
this area would meet these higher expectations. The general expectations of the area will
already be largely reflected in the house price values experienced in this area, which have
already been accounted for within the DVS review (2016).

4.17 It is difficult to capture potential pockets within a high level viability study, as is
highlighted by the DVS. The DVS has advised that affordable housing may be found to be
viable on certain schemes in the South-West, however this would be based on a case by
case assessment. It would not be reasonable or practicable to set a policy requiring site
specific viability assessments to be carried out in connection with planning applications for
housing in this area in order to seek to capture any instances where affordable housing may
be viable, which based on the viability evidence, are also likely to be limited instances.

Potential improvement in viability

4.18 The viability assessments carried out are largely based on the evidence at the time that
the study was carried out, in this instance August 2016, whereas the Plan proposes housing
for the remainder of the Plan period, in this case, up until 2026. By taking a longer term
perspective, and assuming that the housing market improves, an aspirational target could be
justified. However, due to current uncertainties in the market, which makes it difficult to
predict how values and costs will react to changes in the market, it is unclear as to when
development may become sufficiently viable in order to support an affordable housing
contribution in the South West.

4.19 The DVS has explained that as costs decrease and values increase, some schemes
may be able to provide some affordable units, however this would be on a case by case
assessment. As explained above, it would be unrealistic to require a site specific viability
assessment to be carried out in respect of each planning application for housing in the South
West in order to test the scope for affordable housing contributions.

4.20 In view of the above, it would not be appropriate to set an aspirational target, and
instead, future changes in the market should be monitored and the affordable housing
targets set should be reviewed if any significant changes are identified. Monitoring in
connection with affordable housing is considered under section 7 below.

The need for affordable housing in the South West

4.21 The Local Housing Market Assessment (updated in 2014) (EBO8) identifies that there is
a need for affordable housing in the South West, and that the need identified in the
Ystradgynlais area (LHMA area 8) is mainly for intermediate rented housing, which is a
higher value form of affordable housing, than social rented housing. Whilst it would
potentially be more viable for a private developer to provide intermediate forms of housing,
this would not necessarily mean that development would become viable according to the
high level testing. The lack of evidence of delivery of private developments where a
proportion of affordable housing has been secured is also noted.
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4.22 Unlike most other areas in Powys, and generally across Powys, where the need
identified by the LHMA is mainly for social rented housing, the LHMA acknowledges that
there is currently an over-supply of social rented housing in the South West. Between 2012
and 2014, 47 committed social rented units were to be delivered through Social Housing
Grant. In terms of future schemes that are programmed to receive Social Housing Grant in
this area, phases 1 and 2 of the Gwalia Housing Association scheme at land at the Gurnos
Youth Centre, School Playing Fields are proposed to receive Social Housing Grant
assistance.

Conclusions on the evidence to support an affordable housing contribution in the South West

4.23 In view of the above considerations, it is considered that there is insufficient evidence to
support the target currently proposed in the submitted LDP Composite Plan (LDP34), or in
fact, for any affordable housing contribution to be sought in the South West. Whilst there is
an identified need affordable housing in this area, this need must be balanced against the
viability evidence which suggests that it would not be realistic to deliver affordable housing
through planning permissions for private housing developments in this area. The lack of
evidence of past delivery of affordable housing on private developments, together with
questions over the merit of seeking relatively minor affordable housing contributions against
the potential risks to overall housing delivery, are also important factors to consider in
deciding on the most appropriate approach towards affordable housing delivery in this area.

4.24 In terms of the potential options set out under 4.2 above, therefore, the aspirational
targets within options 1-3 would not be informed by the viability evidence or any other
available evidence. By following option 4, and therefore deciding not to require affordable
housing contributions in the South West at the present time, this decision would be informed
by the evidence.

Ad(ditional contributions in other sub-market areas

4.25 The scope for seeking additional contributions in the more viable sub-market areas has
been considered, in order to seek to maximise affordable housing delivered through the
Plan.

4.26 It was noted that the results of the testing in the Central area at a 30% target appeared
to provide additional headroom above the viability threshold compared to the headroom
available in the Severn Valley and the North sub-market areas, and therefore the scope for
seeking a higher affordable housing target of 35% in connection with larger (100 unit), large
(50 unit) and medium (25 unit) greenfield and brownfield developments was tested in this
area. However, as explained by the DVS, residual values at a 35% target are brought closer
to the margins of viability. Whilst applying a higher target in Central could potentially provide
an additional 48.2 additional affordable housing units on sites allocated by the Plan, based
on the advice of the DVS, it would not be desirable to plan at the margins of viability.

Exemptions from the requirement for affordable housing contributions

4.27 Consideration has been given to the case for requiring affordable housing from all types
of housing development, and in particular to whether there would be any reasons to exempt
certain types of development from this requirement.
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4.28 Developments involving barn and flat conversions have not been specifically tested
within the DVS review (2016). Such schemes are noted to involve higher house prices but
also higher costs and these values can be highly variable between schemes, hence the
difficulty in testing their viability at a high level. The DVS has therefore suggested that they
should be considered on a case by case basis, and possibly exempted from the policy
requirement for affordable housing contributions. The Council recognises that the
economics of conversion schemes differ from new build housing. However, given the scope
within the proposed policy for site specific negotiations to take place, and also in the
knowledge that a proportion of affordable housing has been secured within conversion
schemes in the past, it is considered that conversions should not be exempt from the
affordable housing requirements.

4.29 Rural enterprise dwellings have not been tested for their viability by the DVS. Planning
applications for rural enterprise dwellings are assessed based on the functional needs of the
enterprise, and it must be demonstrated that the enterprise can support the construction of
the dwelling as part of the financial test set out in Technical Advice Note 6. The viability of
such schemes will therefore depend on the individual circumstances of the enterprise in
question and will not be driven by market demand. Rural enterprise dwelling proposals
should therefore be exempt from the affordable housing policy requirements.

4.31 Rural exception sites for affordable housing and schemes for 100% affordable housing,
will by their very nature, already contribute towards affordable housing, and therefore will not
be subject to the proposed affordable housing policy requirements.

4.32 The HDH study (2014) indicated that development on brownfield sites was not viable at
0% affordable housing, however the DVS study (2016) shows that these types of sites are
viable at the level of affordable housing contributions proposed in each area, except for the
South West. Direct costs and costs associated with brownfield sites will be site specific and
will be reflective of the risks involved in that particular site, and therefore have not been
accounted for within the DVS study (2016). Where abnormal costs are involved, the level of
affordable housing can be negotiated on a site by site basis. Therefore, development on
brownfield sites should not be excluded from the requirement for affordable housing.

5. SITE CAPACITY THRESHOLD FOR REQUIRING AFFORDABLE HOUSING

5.1 The viability results have also been considered in terms of their testing of the
appropriateness of the proposed threshold of 5 units, above which the contributions set out
above would be sought.

5.2 The previous HDH study (2014) tested affordable housing contributions at a threshold of
5 units or more, and therefore did not specifically test the viability of differing thresholds.
However, the results for the smaller sites indicated that the modelled schemes of 3 units or
less would be unviable and would not be able to support any affordable housing
contributions.

5.3 The results of the DVS study (2016) indicate that the modelled schemes for single units
or for 3 units or less are either marginally viable or unviable at 0% in the Central, Severn
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Valley and North sub-market areas, leaving no scope within their residual values for
contributions towards affordable housing. The results show that the modelled schemes of 5
units or more in these areas would be capable of supporting the proposed affordable
housing contributions.

5.4 Taking into account the proportion of small sites anticipated by the Plan, JHLAS
indicates that 357 units have been completed on small sites of less than 5 since the start of
the Plan period in 2011. Small sites are expected to contribute 883 units towards the overall
housing provision figure for the Plan of 5985 units, approximately 15%. A lower unit
threshold could be justified if the majority of completions where expected on small sites, in
order to capture affordable housing, however this is not expected to be the case in Powys,
as the maijority of units are expected to come forward on large allocated sites.

5.5 The results of the testing of notional affordable housing contributions that could be
achieved by requiring contributions from small sites of less than 5 units are set out in
Appendix 2. This testing reveals that 176 additional affordable housing units could
theoretically be secured on small sites if a threshold of 1 unit was to be adopted, however
the viability evidence does not support this approach. The evidence also does not support
any requirement for affordable housing contributions in the South West, and therefore this
figure could be closer to 150 additional affordable housing units. Furthermore, in most
instances, it would not be practicable for these units to be provided on-site on small sites,
apart from on sites of 3 or more in Central, and instead contributions would be sought
through commuted sums which would equate to part units.

5.6 Consideration has been given to the scope for applying a lower threshold of 4 units or
more. Although the viability of schemes for 4 units have not been specifically modelled or
tested for the viability of affordable housing contributions, taking into account the headroom
in the affordable housing testing for 5 unit schemes, and in comparison with the residual
values for 3 units, it may be that a 4 unit scheme would be able to support affordable
housing contributions.

5.7 In terms of the potential additional affordable housing contributions that could be
captured if a 4 unit threshold was applied, this has been tested as set out in Appendix 4.
This testing identifies that a maximum of 37.5 additional affordable units is likely to be
captured at a threshold of 4 units, however this would be likely to be less given the limited
proportion of sites expected to come forward for 4 dwellings (the majority of small site
completions have been on single dwelling sites). Furthermore, most of these would be
unlikely to be provided on-site as it would not be practicable, except in Central where the
contribution would allow for on-site provision.

5.8 The viability evidence, together with the results of the testing of notional contributions,
indicates that it is appropriate to retain the site capacity threshold for requiring affordable
housing contributions at 5 units or more.
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6. AFFORDABLE HOUSING TARGET

6.1 Due to the proposed policy changes set out above, it has been necessary to review the
proposed Authority wide affordable housing target and the LDP’s housing provision to
ensure that it remains realistic. The affordable housing target previously identified in the
Affordable Housing Topic Paper Update in January 2016 (EB21) was set at 1257 affordable
housing units. This target took into account affordable housing units expected on
allocations, commitments and future windfall sites, and also units already delivered during
the Plan period on commitments and windfall completions.

6.2 Table 1 included in Appendix shows how the number of units expected from each source
of affordable housing as a result of the review compares to the figures provided in the
January 2016 update.

6.3 The difference in the figures for allocations will be mainly as a result of the loss of
affordable housing numbers in the South West sub-market area, where the target is
proposed to be reduced from 10% to 0%. This would have resulted in 46.6 fewer affordable
housing units on allocations, however changes to the indicative housing numbers as a result
of increases to the density assumptions applied in the Viability Assessment, will have
captured some additional affordable housing numbers. In order to take into account the over
provision allowance of 24% above the housing dwelling requirement, the same reduction has
been applied to the affordable housing expected on allocations.

6.4 With regards to changes to the affordable housing figures on commitments, this reflects
the affordable housing secured on additional commitments as part of the proposed Further
Focussed Changes to the Plan. Additional housing land bank sites have also been identified
and therefore the affordable housing numbers secured on these sites are also accounted for.
A discount of 40% has been applied to the committed and housing land bank affordable
housing units that have not started to reflect the discount applied to the overall housing
provision number on these sites.

6.5 Windfall projections have been informed by the rate of past affordable housing
completions on windfall sites since the beginning of the Plan period. The windfall completion
figure has increased to 41 units in line with the findings of Appendix 2 of the Explanation and
Review of the Windfall Allowance (September 2016). Using this figure to project forward
therefore, the projected windfall figure would be increased to 112 units. By not requiring
contributions towards affordable housing in the South West, the projected number of units
expected as windfall may be impacted upon. However, based on the limited number of large
windfall completions in the past and also the limited number of settlements where windfall
could happen in this area, this is unlikely to have a significant impact on the number of
affordable housing units that could be secured on windfall sites over the Plan area. Taking
into account the amount of affordable housing that could have been sought on 4 large
windfall completions that were granted planning permission in the South West (Appendix 2),
which at 10% target would have amounted to 4.8 units, a windfall projection of 107 units
would be appropriate.

6.6 The reduction in the affordable housing target to 949 units or 63 units per annum
continues to be below the need identified in the LHMA of 153 per annum. However, the

proposed target is considered to be realistic and other measures including the rural
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exceptions policy and the likely contribution of exception schemes for 100% affordable
housing and supported by Social Housing Grant assistance (as is detailed in the Topic
Paper update January 2016), will help to maximise opportunities for delivery of affordable
housing.

7. MONITORING AND REVIEW

7.1 For the purposes of monitoring viability on an annual basis and throughout the remainder
of the Plan period, it will be important for key viability assumptions to be monitored. The
monitoring of general viability and development assumptions is discussed under section 7 of
the Viability Topic Paper (September 2016). The following monitoring is proposed in order to
keep affordable housing delivery and requirements under review.

7.2 The amount of affordable housing secured and delivered through planning permissions
and within the different sub-market areas is proposed to be monitored through the Annual
Monitoring Report. This will also involve monitoring the amount of dwellings secured and
delivered on affordable housing exception sites. It is also proposed to monitor applications
submitted where an applicant is seeking to negotiate/renegotiate a lower contribution of
affordable housing than the target (either as part of planning application being processed, or
by an application under section 106A for discharge/modification or by deed of variation). A
high number of successful applications whereby reduced affordable housing contributions
are negotiated or re-negotiated, may trigger the need to review the affordable housing
targets. The need for a review would depend on whether fundamental issues are raised
that may be relevant to other sites and to the key types of development proposals in Powys.

7.3 The proposed form of affordable housing, in terms of the proportion of contributions
secured and delivered on-site and commuted sums, will also be monitored. It will also be
necessary to monitor the type, mix and tenure of affordable housing being approved and
delivered on the ground in order to inform any future review. Monitoring will also be carried
out in conjunction with the Local Housing Market Assessment in order to identify any
changes in affordability and need that may be relevant to the affordable housing policy
requirements and target.

8. CONCLUSION

8.1 The review undertaken of the proposed policy requirements, as informed by the updated
and reviewed DVS Viability Assessment (2016) has concluded that it would not be viable,
realistic or worthwhile to seek affordable housing contributions in the South West. The
change in the Council’s approach towards affordable housing requirements in the South
West, by applying a site specific target of 0% for affordable housing in this area, will impact
on affordable housing delivery in this sub-market area. However, this impact will be
relatively localised and is not expected to have a significant impact on the overall delivery of
affordable housing through the Plan or on the overall strategy of the Plan.

19

Page 21



8.2 The Council considers that by placing higher expectations on large developments that
are expected to be delivered in the most viable areas of the Plan area - in the Central,
Severn Valley and North sub-market areas — this will maximise affordable housing delivery in
those areas, whilst recognising that the delivery of affordable housing does not appear to be
realistic in the less viable sub-market area of the South West. Where commuted sums are
gained for part units on schemes in more viable areas, these can be used to support the
delivery of affordable housing schemes in the County.

8.3 The viability evidence supports the Council’s case for continuing to set the site capacity
threshold at 5 units or more, as it would not be generally viable to seek contributions on sites
below this threshold. Whilst it may be viable to seek affordable housing on sites of 4 units or
more, the potential number of additional affordable units likely to be captured would not be
worthwhile, particularly due to the limited proportion of sites expected to come forward for 4
dwellings.

8.4 The proposed changes to the policy requirements in respect of affordable housing on
proposed allocations and windfalls, along with the application of a non-delivery allowance to
committed sites, results in a reduced affordable housing target of 949 units and 63 units per
annum. This equates to 21% of the LDP dwelling requirement of 4,500 dwellings and 17%
of the total housing provision number of 5,596. This target continues to fall below the need
identified in the Local Housing Market Assessment of 153 per annum, however the Council
acknowledges the need to ensure that the affordable housing target is realistic and
deliverable. Other likely sources of affordable housing provision not accounted for within the
target will also help to meet affordable housing needs in Powys.

8.5 The conclusions of this assessment are reflected in the affordable housing target,
affordable housing contributions and proposed annual monitoring framework specified in the
further Focussed Changes to the Plan (September 2016) and the relevant changes are
detailed in Appendix 4.
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APPENDIX 1 Table comparing key assumptions relating to affordable housing testing

The following table set out the changes to the affordable housing viability assumptions applied in the DVS Viability Study in August
2016 compared to the original HDH Local Development Plan Viability Assessment (2014), along with reasons for changes in
approaches and values applied.

ASSUMPTION

OCTOBER 2014
REPORT (HDH)

AUGUST 2016 REPORT
(DVS)

REASONS

Affordable
Housing
values

Social rented - £770 per
square metre

Based on StatsWales
figures for average weekly
rents in self-contained
stock at social rent by
accommodation type,
number of bedrooms and
provider type in March
2014

Social rented - £800 per
square metre

Based on StatsWales figures
less assumed voids and
management costs, and
capitalised at a 5.5% yield
and averaged out against
unit size in August 2016.

It is considered appropriate to apply the updated value assumptions
of the DVS.

Intermediate rented:
£875 per sqm

Based on 80% of open
market rental values and
current Local Housing
Allowance caps

Intermediate rented:

£905 psm in the North and
Severn Valley

£975 psm in Central
£935 psm in the South West

Set at a level considered

The higher values applied by the DVS are reflective of current
rental values for intermediate rented housing.

DVS has also accounted for variation in the intermediate rental
values assumed across the County which reflects the different
values generally found in the difference sub-market areas.

These values are considered to be appropriate to apply.
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affordable by the Council

Intermediate affordable
housing for sale:

70% of open market value

Intermediate affordable
housing for sale:

70% of open market value

Both studies apply a lower market value to intermediate affordable
housing for sale to reflect the reduction in value expected for this
type of affordable housing. This level of reduction is generally
reflective of the discount the Council expects on the open market
value of a dwelling for it to be considered as intermediate affordable
housing for sale.

Affordable
Housing build
costs

Parity with the costs of
open market build costs,
as set out in Appendix 1 of
the Viability Topic Paper
(September 2016) and
copied below:

Ranging from £849 per
square metre to £1,225
per sqm varied by size
and whether
greenfield/brownfield

£900 per sgm for a larger
100 unit scheme

£1,225 for a single unit
site

Based on BCIS costs re-
based to Powys (March
2014).

Parity with costs of open
market build costs, as set out
in Appendix 1 of the Viability
Topic Paper (September
2016) and copied below:

£969 per square metre for
houses

£1,128 per square metre for
flats

On sites of 3 and fewer units:

£1,616 per square metres for
detached dwellings

£1,150 per square metre for
semi-detached and terraced
housing

Based on BCIS median
estate housing general costs

Both studies have treated the build costs of affordable housing on a
par with the build costs of open market dwellings. The reasons
given for this are similar in that this is due to the increasing
requirements and standards required by RSL’s and Welsh
Government, such as those relating to Development Quality
Schemes and Lifetime Homes. This means that the costs
associated with building affordable housing are expected to be
similar to the costs of open market build costs.

It is understood that construction costs have generally increased
and therefore it is considered appropriate to apply costs in line with
updated data.

It is also considered appropriate to apply a higher cost assumption
to flats and small sites of 3 and fewer units in line with the BCIS
cost data.
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and costs for 3 and fewer
units re-based to Powys as
at 23 of July 2016.

Affordable
Housing
Tenure split

75% Intermediate Rent

25% shared ownership
housing

75% Social Rented
25% Intermediate Rented

Based on the identified need
for affordable housing in the

Powys Local Housing Market
Assessment.

The Council considers that the tenure mix adopted by the DVS is
appropriate as it reflects the need identified for affordable housing
tenures in the Local Housing Market Assessment.

Developer
profit for
affordable
housing

20% of Gross
Development Costs.

6% developer profit

HDH applied the same level of profit expected from open market
housing to affordable housing.

DVS has assumed the developer will construct the affordable
housing for the RSL and charge 6% ‘project management fee’ for
doing so. Therefore, the reduced profit expected of affordable
housing is a reflection of the reduced risk as the affordable housing
units are effectively pre-sold.
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APPENDIX 2 Results of the testing of notional contributions
Contributions in the South-West

Turning, firstly, to the impact on the number of affordable housing units that notionally could
be secured or lost on proposed allocations in the South West, the following table sets out the
difference in the number of affordable housing that could be secured on proposed
allocations in the South West at different site capacity thresholds and at 5% and 10%
affordable housing contributions:

Figure 2
Threshold 5% 10%
5+ 23.3 46.6
10+ 22.9 45.8
20+ 21.7 43.4

On this basis, the proposed allocations in the South West could contribute a total of 46.6
affordable units if a contribution of 10% was sought on developments of over 5 units, as is
proposed in the Composite Plan. If a lower target of 5% was applied in the South West,
proposed allocations could potentially contribute 23.3 affordable units. At 5%, the difference
in number of units captured between the highest and lowest threshold would be 1.6 units,
and at 10% the difference would be 3.2 units.

This illustrates that by purely applying a higher threshold in the South West, this would only
have a marginal impact on the number of affordable housing that could be captured at 5%
and 10% contributions on allocations. Changing the level of affordable housing contributions
expected has a more noticeable impact on the number of affordable housing that could
notionally be secured.

Commuted sums in the South-West

The above notional number of potential affordable housing units in the South West would not
necessarily result in this number of units being provided on site, as this would equate to less
than a single unit on sites of less than 20 units at 5% affordable housing contribution, and on
sites of less than 10 units at 10% affordable housing contribution. In terms of allocations in
the South West, three allocated sites have an indicative capacity of below 20 units, one of
which has an indicative capacity of below 10 units. At 5%, the contribution on these sites
would not be on site and would instead involve commuted sums. At 10%, the site of less
than 10 units, would involve a commuted sum. The following table sets out the number of
affordable housing units that could be captured at differing site capacity thresholds and
differing affordable housing targets on proposed allocations in the South West:

Figure 3
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Threshold | No. of | Total Total No. of on- No. of on- Commuted | Commuted
s for on- total affordable | affordable | site site sums at sums at
site units housing housing affordable affordable 5% 10%
provision no. at 5% no. at 10% | units at 5% units at 10%

20+ units 434 23.3 46.6 23.3 46.6 | None None

10+ units 458 23.3 46.6 22.9 46.6 1.2 | None

5+ units 466 23.3 46.6 21.7 45.8 1.6]0.8

Therefore, the majority of contributions on allocations could still be secured in the form of on-
site units in the South West at differing thresholds and affordable housing contributions.

Contribution from anticipated windfall sites in the South West

In terms of the notional contribution that could be secured on anticipated windfall sites in the
South West, reference has been made to the evidence of development that has either been
delivered or is being delivered on windfall sites (since the beginning of the Plan period). 1
scheme for 5 units has been delivered on a large windfall site, the other developments of 5
or more that have been completed or partially completed developments are all on allocated
sites. A notional contribution of the equivalent of 0.5 units could have been secured.

Given the limited evidence of large windfall completions in the South West, reference has
also been made to planning permissions granted for private developments on large windfall
sites in the South West (since March 2010), in order to test the notional contribution that
could be gained or lost. Based on these planning permissions, an analysis has been
undertaken of the notional contribution from large windfall sites of 5 or more units at varying
thresholds and targets:

Figure 4
Threshold No. of sites No. of units at 5% at 10%
5+ 4 48 2.4 4.8
10+ 3 33 1.65 3.3
20+ 1 0 0 0

Windfall completions on sites of less than 5 units would fall below the threshold of 5 units
and above, and therefore affordable housing would not be captured on windfall sites of this
size.

Notional contributions by lowering the site capacity threshold

In terms of any notional contributions that could potentially be secured if affordable housing
was to be secured on all sites of under 5 units, at an average target of 20% affordable
housing across the County, and based on the projected number of units on small windfall
sites over the 11 remaining years of the Plan of 883, this could theoretically contribute 176
additional affordable units. This figure would be reduced if it is to be accepted that no
contributions towards affordable housing could be sought in the South West, which would
reduce the figure by up to 44 units, if a quarter of small sites were expected in the South-
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West, however given that proportionally less development is expected in the South West
than in other areas, the theoretical contribution is likely to be in the region of 150 units.
Furthermore, most of these would be unlikely to be provided on-site as it would not be
practicable on such small sites. On-site provision on sites of less than 5 units would only be
practicable on sites of 3 or more in Central, and in other sub-market areas, contributions on
sites of less than 5 would be in the form of commuted sums relating to part units.

Notional contribution by applying a threshold of 4 units or more

By setting the threshold at 4 units or more, instead of 5 units or more, this would only
capture additional affordable dwellings on windfall sites as allocations have only been made
for sites of 5 or more units or site areas of 0.25 hectares or more.

The total number of windfalls projected on small sites for the remainder of the Plan is 883
units. Taking the estimated figure of 150 affordable dwellings that could be gained on sites
of less than 5 to gauge the likely contribution from sites of 4, if it was assumed that a quarter
of these units would be delivered on sites of 4, this would amount to 37.5 units. This would
be the maximum as the majority of houses delivered on small sites have generally been on
single dwelling sites. Furthermore, the majority of units gained would not be practical to be
provided on-site, as the contribution would not equate to a single unit, unless in Central
where on-site units could be achieved on sites of 3 or more.
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APPENDIX 3 Tables showing components and calculation of Affordable Housing
Target

Table 1 Components and figures for overall housing provision and affordable housing
provision

Components of Totals of Components of Affordable
Housing Provision Totals Affordable Housing Provision
Housing

Provision | Reference to sources in table 2

A | Total Completions (L) Commitments completed
01/04/2011 — 01/04/2011 to 31/03/2015
31/03/2015 B Small 622 186 (P) Housing Land Bank sites
and Large Sites completed

(T) Windfall completions

B | Housing Commitment (M) Commitments under
Large Sites - Units construction in JHLAS 2015
Under Construction 162 64 (Q) Housing Land Banks under

construction

C | Housing Commitment (N) Commitments not started
Large Sites — Units Not

g 1,017 282 (R) Housing Land Bank Sites not
Started
started

D | Housing Commitment Row C minus non-delivery

Large Sites — Units Not allowance of 40% and same as
S

Star.ted gssessed 610 175.2 (S)

against risk of non-

delivery

E New Housing (J) Allocations with discount to
Allocations 2 992 4196 account for overprovision

’ ' allowance of 24%
F Projected units on (U) Windfall projections

Large Windfall Sites (11 327 107
years remaining)

G Inc. in Row F as windfall
completions for affordable
housing (L) includes large and

. . 883 - small site windfalls, and therefore
Projected units on small and large windfall projected
Small Windfall Sites (11 together
years remaining)

H | TotalH i R A,BD,E,F
R 5,506 | 949.1 ows
Provision

% Distribution of Total | 100% 100% 100%
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Table 2 Breakdown of sources and figures for affordable housing provision

Source of affordable housing

Affordable Housing
Units

Affordable Housing
Units

(January 2016) (August 2016)
| Allocations 535.2 520.4
J Allocations with discount to Not previously 419.6
account for overprovision applied
allowance of 24%
K Total commitments 435.8 457
L Commitments completed 133 136
01/04/2011 to 31/03/2015
M Commitments under construction 302.8 64
in JHLAS 2015
Noted: Previously
joint figure given for
commitments under
construction and not
completed.
N Commitments not started Previously included 257
within figure of 302.8
in M above
0] Total Housing Land Bank sites Not previously 44
included
P Housing Land Bank sites Not previously 9
completed included
Q Housing land Bank sites under Not previously 0
construction included
R Housing Land Bank sites not Not previous 35
started included
S 40% discount applied to Not previously 175.2
Commitments and Housing Land applied
Bank sites not started (N+R)*06=S
T Windfall completions 36 41
U Windfall projections 99 107
\") Total affordable housing 1257 949.1
provision
X Per annum 83.3 63.2
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APPENDIX 4 Revised affordable housing policies for further focussed changes
September 2016

Affordable Housing Needs
o LDP Affordable Housing target = 949 affordable dwellings ® 34.15

3.3.17  An affordable housing target of 949 dwellings is set for the LDP'. This is 21% of
the LDP dwelling requirement and has had regard to the findings of the Local Housing
Market Assessment?. The updated and reviewed Viability Assessment of the LDP (August
2016) took into consideration the prevailing economic climate, land values and house prices
in Powys, a range of development costs, and all requirements of local and national planning
policies. The conclusions of this assessment are reflected in the affordable housing
contributions policy H4 and the affordable housing target. Economic factors affecting
construction and development viability have also been taken into account in setting the
target, but will continue to affect the delivery of housing. The target will therefore be
monitored.

3.3.18 It is estimated that this target will be met in the following ways:
1. 186 affordable homes completed from 1/4/2011 to 31/3/2015;
656 affordable homes from allocated sites as set out in Appendix 1 and other sites
in accordance with policy H4;
3. 107 affordable homes on windfall sites (non-allocated sites), based on an
assessment of completions over the period 1/4/2011 to 31/3/2015 and projecting
forward for the remainder of the Plan period.

Strategic Policy SP3 — Affordable Housing Target

Over the Plan period 2011-2026, the LDP will seek to provide 949 affordable dwellings.

Affordable dwellings will be required in accordance with policy H4 or permitted in
accordance with policies H5 and H7.

Affordable dwellings will be controlled to ensure that they remain affordable in
perpetuity.

Policy H4 - Affordable Housing Contributions ® 34.52

Housing development proposals will be required to make contributions towards
affordable housing in accordance with the following criteria:

1. A contribution will be required from open market housing development proposals
of 5 or more dwelling units or on sites of 0.25 ha and above.
2. The target contributions required for each sub-market area are as follows:
i. Central — 30% contribution.
ii. Severn Valley — 20% contribution.
iii. North - 10% contribution.
iv. South West Powys — 0% contribution.

" Further information is provided in the LDP Affordable Housing Topic Paper
2 An update to the LHMA was undertaken in 2014 and published in 2015.
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3. Contributions shall be made in the form of on-site affordable housing provision.
Alternative forms of contributions, including off-site provision or financial
contributions in lieu of on-site provision, shall only be considered in
circumstances where it is clear that on-site provision would not be practical.

4. Where contributions would equate to less than 1 unit, commuted sums of the
equivalent amount to the part contribution will be required.

5. The affordable housing provided must reflect the need identified locally in terms
of its size, type and tenure.

Where the proposer submits detailed site specific evidence demonstrating that the
required contributions set out above would make the development unviable, the
Council will consider reduction or, if necessary, removal of the requirement for
affordable housing contributions.

4.6.13  Contributions towards, and the provision of affordable housing is key to the
delivery of the LDP strategy and meeting the plan’s affordable housing target Policy H4
responds to the requirement for the delivery of a contribution towards affordable housing
through the planning system. Criterion 2 of Policy H4 sets out the target contributions for four
sub-market areas which are based on distinct areas of similar house prices as defined in the
LDP’s Viability Assessment, as updated and reviewed in August 2016 and illustrated on the
map (Appendix 4A). The percentage contributions set out in criterion 2 will be reviewed
periodically to reflect changes in land values, house prices, policy requirements and
development costs.

4.6.14  ‘Affordable Housing’ and ‘Local Need’ for affordable housing are defined in-Policy
H8 below3.The term ‘contribution’ is defined as either on-site provision, off-site provision or a
financial contribution (‘commuted sum’). The presumption will be that the contribution will be
made on-site, as this form of affordable housing ensures that the housing is provided in the
location where it is needed. Consideration will only be given to alternative forms of
contribution where on-site provision would not be practical, commuted sums being
particularly appropriate where contributions would amount to less than a whole unit. The
range of unit types and sizes must reflect local housing needs. The Council will generally
expect the tenure mix to incorporate mainly social rented housing, 75% and 25%
intermediate housing (rent or sale) as this reflects the tenure mix identified in the LHMA for
Powys, unless local evidence suggests the need for alternative tenure mixes. Detailed
evidence of local housing needs is provided in the Local Housing Market Assessment.

4.6.15 Policy H4 applies to all housing development above the threshold of 5 or more
dwelling units or 0.25 ha of land. The policy thresholds and target contributions are informed
by the findings of the updated Viability Assessment and review carried out by the District
Valuer Service (August 2016), and taking into account evidence of development being
delivered on the ground. The thresholds and percentage target contributions vary according
to each sub-market area as identified by the above-mentioned updated viability work. The
success rate and achievability in practice of the percentage target contributions will be
monitored and reviewed periodically.

4.6.16  Where affordable housing provision is made on-site, and the tenure need is for
social rented, the developer must partner with a Registered Social Landlord (RSL), or an

3 Following adoption of the LDP, Supplementary Planning Guidance on Affordable Housing will be
prepared.
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equivalent organisation or the Strategic Housing Authority (SHA) to ensure that the delivery
of the housing will remain affordable in perpetuity. Policy H4 supports financial contributions
in lieu of on-site affordable housing where there is a lack of commitment from RSLs to
partner with a developer. Dependent on the need identified locally — if the need identifies
intermediate housing, private developers can provide this form of accommodation.

4.6.17  Developers seeking to negotiate a reduction in affordable housing provision or the
removal of the affordable housing requirement on viability grounds will need to submit a
detailed viability appraisal demonstrating that the required contribution would make the
development unviable. The evidence should test the impact of varying levels of affordable
housing contributions on development viability and should identify the level at which
affordable housing can be provided whilst maintaining development viability. Further detail
on the Council’'s approach towards negotiating and securing on-site provision and financial
contributions will be provided in the Affordable Housing SPG.
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Appendix 5 A map of the sub-market areas, as amended, in September 2016
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Executive Summary

Representations received during public consultations raised concerns that employment land
allocations for the Powys Local Development Plan had not been assessed against the TAN23 sequential
test, and that the scale of provision was significantly in excess of take-up during the previous years.

This Position Statement describes the process under which employment land sites were identified and
allocated and demonstrates the relationships of site distribution against Council corporate strategies
to promote longer term sustainable growth and business development.

The alighnment of allocations and strategies against the LDP objectives and long term vision to enable
growth in sustainable locations and thus ensure the wellbeing of “strong communities in the green
heart of Wales” has informed the allocation of employment land.
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1. Introduction

1.0.1 In response to representations received during public consultations, this position statement
provides the explanation of the methodology and decisions taken to identify and allocate the employment
land sites across Powys (excluding the Brecon Beacons National Park) for the Powys Local Development
Plan (LDP) 2011-2026.

1.0.2 A defined process has been followed to identify sites for consideration as employment land
allocations. Potential employment land sites were identified through two sources; through assessment of
sites submitted for consideration during the LDP candidate site process and those previously identified as
allocated employment sites in the adopted Powys Unitary Development Plan (UDP).

1.0.3 This document complements and links to other published documents within the theme of
Employment and Economic Development as submitted to the Planning Inspectorate for examination:

Subject Ref No Document Section Date
Economic Vision LDPO6 LDP Deposit Plan 3.2 June 2015
Candidate Site LDP0O4 Candidate Site Status Report - 2015
Assessments Erratum Feb 2016
Employment Land LDPO1 LDP Preferred Strategy 5.2 March 2012
Growth Options
Existing Employment EB12 Powys Employment Needs - October 2012
Site Assessments Assessment: Property Market

Overview & Supply Analysis -

Appendices
Future Employment EB11 PENA Core Report October 2012
Needs
Larger Than Local EB12 Powys Employment Needs 2 January 2016
Approach Assessment: Position

Statement
Preferred Strategy LDPO1 LDP Preferred Strategy 7 March 2012
Spatial Development LDPO1 LDP Preferred Strategy 6.2 March 2012
Options
Stakeholder EB24 Economy — Employment and 12.0 June 2015
Engagement Economic Development
Recent Activity in EB12 Powys Employment Needs 3 January 2016
Powys Economy Assessment: Position

Statement
Newtown non- EB12 Powys Employment Needs 5 January 2016
allocated sites Assessment: Position
assessment Statement
Welsh Language EB12 Powys Employment Needs 6 January 2016
Impact Assessment: Position

Statement
Transport Access POWO1 Mid Wales Joint Local 4.2 January 2015

Transport Plan
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2. Informing the Strategy of the Local Development Plan

2.0.1 Analysis of labour market data for the County in preparation for the Preferred Strategy [LDP01]
showed 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.

2.0.2 Business data for the County also highlights the dominance of micro and small businesses and the
high levels of new business start-ups in the County. The Powys Joint Needs Assessment 2010-11 prepared
to inform the County’s One Powys Plan [POWO04] encapsulated 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”.

2.1 The Growth Options for Economic Development

2.1.1 The Preferred Strategy [LDP01] for the Local Development Plan was published in March 2012 and
considered growth options for the important themes of housing, employment and retail. The LDP
Preferred Strategy recognised the need for the LDP to plan for growth and set out three growth options
in respect of employment land.

2.1.2 Atthetime the LDP Preferred Strategy was being prepared and published, the Powys Employment
Needs Assessment (PENA — [EB11] and [EB12]) study, commissioned from Hyder, was ongoing. This study
was to provide the evidence on the likely future needs of Powys in respect of economic development and
employment land requirements during the LDP Plan period and the pre-publication findings from this
study were used to inform the options in the LDP Preferred Strategy.

2.1.3 The previous study was undertaken in 2001 (Mid Wales Employment Land Strategy) to inform the
preparation of the Powys UDP, therefore the PENA would provide the updated evidence of the
employment land requirements during the LDP Plan period.

2.1.4 The Economy — Employment & Economic Development Topic Paper [EB 24] discussed the
stakeholder engagement undertaken to inform the PENA. It was recognised that since 2008 the UK
economy as a whole had been in economic recession and in Powys had limited the availability of finance
for development. During the period of the UDP to 2012, there had been a take up rate of employment
land averaging c.1ha per annum, possibly a suppressed total reflecting the harsh economic climate.

2.1.5 The three Growth Options for employment Land considered for inclusion the LDP in as
determined from the Preferred Strategy 2012 were the:

1. Continuation of UDP requirement (based on 2001 study)
2. Continuation of build out rates during the recent past (including during economic recession)
3. Emerging Powys Economic Needs Assessment

These options identified the following employment land requirements:
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Table 1: Employment Land Growth Options

Option 1 Option 2 Option 3
Continuation of Continuation of Past Take Emerging Economic
UDP Requirement Up Rates Needs Study
(Strategic Sites) (Core Requirement)
Total (15 year) 54.9ha. 15ha. 42ha.
Land Requirement
Annual Supply 3.66ha. 1ha. 2.8ha.
Requirement

From LDP Preferred Strategy [LDP0O1] 2012

2.1.6 Informed by the PENA, the breakdown of the employment land requirement under Preferred
Option 3 identified that the primary driver for new employment site allocations during the LDP Plan period
was likely to be the need for established businesses to replace and upgrade the existing supply of
premises, rather that the provision of land to accommodate the expansion of the economy.

2.1.7 Of the three options identified, Option 1 the continuation of the UDP employment land allocation
requirement was based on out of date information contained within the 2001 Mid Wales Employment
Land Strategy. Option 2, continuation of past take up rates, was a rather simplistic assessment of how
much employment land should be allocated within the LDP. Option 3 provided for a more robust, credible
and up-to-date assessment of the economic land use requirements during the LDP Plan period and had
been informed following stakeholder engagement conducted during its preparation process. Option 3
also provided for a level of growth that, whilst not at the level of Option 1, should not restrict economic
growth (as Option 2 had the potential to do) and would provide a choice of sites, an important factor for
established businesses within Powys looking to expand or develop new premises.

2.1.8 The Preferred Strategy also recognised the composition of the employment sector within the
County. The high level of business start-ups, self-employment and micro and small businesses emphasised
that employment growth within the County could not 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 also needed a policy approach
that facilitated home working and small scale employment development to support new and existing
businesses.

2.2 The Spatial Options for Economic Development

2.2.1 Powys’ extensive geographical size and its highly dispersed population and settlement pattern,
meant that the spatial options were inherently ‘strategic’ or broad brush at Preferred Strategy stage.

2.2.2  During autumn/winter 2011, a series of stakeholder events were undertaken to inform the
development of the spatial strategy for the LDP and six options emerged from these for consideration
[LDPO1], the preferred option being:

“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”.
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2.2.3 The result was a settlement hierarchy taken forward into the LDP. Development on sustainable
principles would be targeted at the highest two tiers of the hierarchy reflecting access to services and
existing population distributions, therefore:

e Towns: Towns are seen as the principal location for accommodating housing (open market and
affordable), employment land allocations, any retail growth and services. Towns are also the most
accessible settlements, most being located on Trunk Roads, with all having public transport
services.

e Large Villages: 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.

2.2.4 Economic development in settlements lower in the hierarchy and in the open countryside would
be supported when fully justified by the nature of the development proposal through LDP and national
policies without the requirement to allocate land.

2.2.5 The preferred strategy for the LDP was therefore defined as the combination of the preferred
growth options (employment, retail and housing) and the preferred spatial option. The “Central Growth
Corridor” concept, which had a housing provision focus, was removed from the Plan after consultation as
its necessity, deliverability and its applicability with respect to the hub and cluster approach proposed by
the Wales Spatial Plan [Consultation Report 2014] was questioned.

2.2.6 This is further reinforced by PENA [EB11] which identified that employment land requirements
and uptake was largely clustered into four spatial areas across the County which reflected the location of
existing commercial enterprises, and all subsequent analysis recognised the general distribution of
existing UDP allocations as well as the economic connections and relationships that different areas have
with their neighbours.

2.3 The Importance of “Churn and Replace”

2.3.1 The Powys Employment Needs Assessment [EB11] and Addendum [EB12] recognised that within
Powys, with its high proportion of micro and small enterprises, the economic emphasis was less on
speculative regeneration of employment land or attracting new businesses into the County, which may
only require 3-5ha of land, but rather on the enabling of existing businesses to grow and expand and so
meet customer demand.

2.3.2 The importance of a having a range of modern, fit-for-purpose commercial premises was, and
remains, vital for the economic well-being of the County and lack of premises was identified as a possible
threat:

“The greatest threats that we would see for the County are the potential lack of suitable grow-on
space for small business looking to expand from some of Powys Councils smaller units, the often
somewhat isolated locations of the units and the difficult routes to market and finally the ageing
nature of the stock originally developed by DBRW and the WDA.”

2.3.2 PENA identified that “churn and replace” to deliver the type and quality of premises for modern
business occupiers accounted for 21-29ha of the total employment land requirement identified during
the Plan period of 30-42ha, or approximately 70-75% of the total actual land requirement.
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2.4 Overall Identified Employment Land Requirement

2.4.1 An additional allowance of 6-8 hectares was identified in PENA to ensure choice and range across
types, settings and locations of provision to reflect the County’s dispersed settlement pattern and high
level of self-containment [EB24 — Update]. Plus a flexibility allowance equivalent to five years supply was
added to ensure a ready supply of land at the end of the LDP period and to cater for any peaks or
unexpected demands. With this incorporated the total estimated employment land requirement for the
Plan period increased to 40 — 56 hectares.

2.4.2  As a result of the dominant need for churn and replace by existing indigenous businesses across
Powys, PENA therefore did not identify a strong relationship between population growth and the
employment land requirement. It was therefore recognised that sites for the employment growth
identified in the Growth strategy should be directed towards existing centres with established businesses
and allocations would be best addressed through the hierarchy established in the Spatial Strategy.

2.4.3 Economic development in lower tier settlements would be supported through appropriate
national and LDP policies, which should be sufficiently flexible to enable the expansion of existing
businesses or re-location to modern, energy efficient premise.
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3. Determination of Employment Land Allocations

3.0.1 To identify sites for development within the LDP, the Planning Authority invited submissions of
Candidate Sites [LDP02]. Applicants were required to provide basic information regarding the site
accompanied by a map showing the site area.

3.0.2 Candidate Sites submissions were received from landowners, prospective developers, members
of the public and public authorities including Welsh Government. The Authority also submitted some
Candidate Sites into its own process, for evaluation alongside and on the same basis as the sites put
forward by others. The quantity of Candidate Sites received by the Authority was far in excess of the land
required for the development needs of Powys during the Plan period.

3.0.3 Aswell as those sites submitted for employment use for consideration to the Authority under the
Candidate Site process, all previous Unitary Development Plan employment site allocations were
considered against constraints criteria equivalent to those applied to the Candidate Sites.

3.1 Candidate Sites Assessment

3.1.1 During the call in 2011 for candidate sites for consideration in the Local Development Plan
process, 68 sites were proposed as solely employment sites, as employment/residential or as mixed use
sites with an employment use component [LDP02]. In addition, a further eight candidate sites were
proposed which had previously been employment land allocations in the Unitary Development Plan but
were now being proposed for non-employment use (Table 2), but as existing employment sites were
included in the employment site assessment (see Section 3.2).

Table 2: UDP Employment Land Allocations Proposed as Candidate Sites for Alternative Use

Candidate | Site Name UDP Employment | Site Proposer’s Proposed
Site No Allocation No. Use in LDP

75 Newbridge-on-Wye R77 EA1 Residential

208/701 Penrhos B32 EAl Education

663 Llangurig M160 EA1 Residential

698 Penybontfawr M184 EA1 Residential / Open Space
776 Sarn M189 EA1 Residential

958 Land adj. Village Workshops Llanerfyl M153 EA1 Residential

1048 Knucklas R61 EA1 Residential

1184 Llanwrtyd B23 EAl Residential

3.1.2 Of the total 76 candidate sites considered (Annex 1), 26 (including the eight in Table 2 above)
were existing employment land allocations which were also included in the Powys Employment Needs
Assessment (see Section 3.2).

3.1.3 All submitted Candidate Sites were given a unique site reference number. The process of
assessment of Candidate Sites was then undertaken to identify those sites which could be delivered with
the least constraints and thus were suitable for further consideration and potential allocation in the LDP.
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3.1.4 Each candidate site was assessed for constraints (e.g. highways access, flood risk etc.) and the
results published in the Candidate Sites Site Survey Status Report [LDP04]. The outcomes from this
constraints study were then included in the sequential testing of employment sites.

3.2 Powys Employment Needs Assessment (2012)

3.2.1 The Powys Employment Needs Assessment [EB11] and the associated Technical Report 2 [EB12]
identified 59 existing employment sites allocated in the adopted Unitary Development Plan. The
companion Property Market & Supply Analysis Appendix of employment site assessment proformas
[EB12] assessed 60 sites for land availability and potential constraints (Annex 2). The extra site within the
Appendix is the site at Three Cocks, which had an extant employment planning permission at the time of
the PENA analysis and was considered. This site also came forward as a candidate site.

3.2.2 Thirty-five of the existing UDP employment land sites had not been submitted as candidate sites
for potential employment land allocation in the LDP process (Table 3). However, they were included for
further assessment against the TAN23 sequential test as they had existing and ongoing employment
activities on them.

Table 3: UDP Employment Sites not submitted as Candidate Sites

Site Name Original Remaining Site UDP Usage
Area (ha) Area (ha) Category

Cae’r-bont Enterprise Park, 1.5 Limited Local

Ystradgynlais

Ynyscedwyn, Ystradgynlais 0.7 Local

Ystradgynlais Workshops 0.7 0 Local

Three Cocks Industrial Estate 2.9 0

Javel Industrial Estate, Three Cocks 0.6 Local

Irfon Enterprise Park, Builth Wells 0.5 0.1 Local

Ddole Road, Llandrindod Wells 4 High Quality

Llandrindod Wells 0.57 0 Local

Llandrindod Wells 1.12 1.12 Local

Old Town Hall Workshops, 0 0 Local

Llandrindod Wells

Presteigne Industrial Estate 4.6 0.28

East Street Enterprise Park, Rhayader 1.6 0 Local

Knighton 0.9 0.9 Local

Knighton Enterprise Park 1.1 0.44 Local

Parc Hafren Extension, Llanidloes 3 3 Local

Station Workshops, Llanidloes 0.17 0

Maesllan Enterprise Park, Llanidloes 0.85 0

Caersws Village Workshops 0.2 0

Dyffryn Enterprise Park, Newtown 9.3 0

Mochdre Enterprise Park, Newtown 38.5 2 High Quality

Vastre Enterprise Park, Newtown 11.2 1.8 Local

St Giles Technology Park, Newtown 0

Montgomery * 1.6 1.6 Alternative Use

Welshpool Business Centre 0
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Severn Farm Business Park, Welshpool 11.7 0

Henfaes Lane, Welshpool 21.8 0

Four Crosses 3 0.75 Local
Meat Processing Plant, Llandrinio 19 19 Specific
Wynnstay Stores, Llansanffraid-ym- 1.6 1.6 Local
Mechain

Llanfyllin Enterprise Park 0.28 Local
Llanfyllin Industrial Estate 1.6 0

Pontrobert 0.12 0.12 Neighbourhood
Texplan, Carno 3.22 0.35

Treowain Enterprise Park, 1.35 High Quality
Machynlleth

Dyfi Ecopark, Machynlleth 1.8 0

Site fully developed and/or no land available
* Development proposals for alternative use

3.2.3 Of the sites not submitted as candidate sites, 15 sites (highlighted in Table 3) had been fully
developed during the UDP Plan period and one site (Montgomery) had subsequently been proposed for
alternative uses and were the subject of a non-employment use development proposals.

3.3 Combined Site Assessment

3.3.1 The outcomes from the candidate sites assessment together with the existing employment sites
identified in the Powys Employment Needs Assessment were combined to enable the assessment of all
sites with the potential to become employment land allocations in the Local Development Plan. In total,
including all sites in Table 3 above, 110 sites were assessed for potential employment land use.

Sites for Consideration TOTAL 110

3.3.2 The combined employment sites assessment was a three phased assessment which considered
each site against the following criteria:

1) Availability of land within the proposed site;

2) The sequential test of sites identified in TAN23;

3) Identified site constraints;

4) The sustainable settlement hierarchy as identified in the Growth Strategy of the Powys LDP.

Criteria 2 -4 inclusive were considered in combination using the sequential test approach as described in
Section 4.0.1.

3.4 Availability of Land for Allocation

3.4.1 Of the 110 potential employment land allocation sites, 18 sites were discounted for the reasons
described in Table 4:
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Table 4: Sites Identified as Having no Employment Land Availability

Reason for Exclusion

Sites

Number of Sites

1. No land remaining for
development

e Three Cocks Industrial Estate
e Llandrindod Wells

e East Street Enterprise Park

e Maesllan Enterprise Park

e Dyffryn Enterprise Park

e St Giles Technology Park

e Severn Farm Enterprise Park
e Henfaes Lane

e Llanfyllin Industrial Estate

e Dyfi Ecopark

10

application for alternative use

e Knucklas (CS1048)
e Montgomery

2. Site / building fully developed | e Ystradgynlais Workshops 5
with small workshops / units | e Old Town Hall Workshops
and no land available e Station Workshops Llanidloes
e Caersws Village Workshops
e Welshpool Business Centre
3. Site has planning permission / | e Penrhos (CS 208/701) 3

3.4.2 This initial analysis reduced the total site number for consideration as Employment Land
allocations to 92 sites with a land area totalling 103.7 hectares.

Sites Remaining for Consideration
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4, Sequential Test Approach

4.0.1 The 92 sites where land was available for employment development were assessed against a
three stage process and colour coded accordingly (Table 5):

1. the sequential test as described in TAN 23 paragraph 1.2.7,;

2. Possible constraints and sustainable use of land test of the nature of site to seek to develop
brownfield sites in preference to green field sites;

3. against the hierarchical sustainable settlement strategy of the deposit draft LDP where allocations
would be targeted towards the larger settlements in Powys.

Table 5: Tripartite Colour Coding Scheme used for Sequential Testing of Employment Sites (Annex 3)

TAN 23 Sequential Test Constraint / sustainable use LDP Sustainable Settlement
of land Hierarchy

Within Brownfield Town

boundary Site

Adjoining Other Large Village

boundary Constraint

Open Greenfield Small Village

Countryside Site

4.0.2 Other constraints were those considered in Appendix A of the Powys Employment Needs
Assessment Property Market Overview & Supply Analysis [EB12] and those identified in the Candidate
Site Status Report [LDP04] and included:

e Environmental issues

e Flood risk

e ICT infrastructure

e Highways and Access

e Submission as a Candidate Site

The sequential testing matrix is presented in Annex 3 of this Position Statement.

4.1 Outcomes of Sequential Testing

4.1.1 Once the sequential test of employment sites against national and LDP policies was completed as
presented in Annex 3, 44 sites were identified as having failed the test (Table 6) and were not considered
appropriate for employment land use consideration. All but five of the sites were candidate sites. Of note
amongst the non-compliant sites was the large Llandrinio Meat Processing Plant site which was allocated
in the UDP in response to a specific investment proposal which did not subsequently materialise.

4.1.2 The 44 sites failed the sequential test due to their being in unsustainable locations away from the
higher tier settlements in the LDP settlement hierarchy, the site constraints or a combination of these
factors as shown in Annex 3.
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Table 6: Sites Failing the Sequential Test

Site Name

Candidate Site No.

Ystradgynlais

Blaeny gors CS 67
Cae’r-bont -
Cynlais CP School CS 720
Corner land Neath Road/ Varteg CS 830
Land north of Bryn y groes Farm CS 852
Ystrad Fawr tip CS 1157
Land at Ty’n Pant, Caehopkin CS 1157
Central Powys

Glebeland CS 63
Penypentre Meadow CS 68
Newbridge-on-Wye CS 75
Crossgates CS 1045
Ddole Road -
Knighton -
Sheep Sale Field, Ludlow Road CS 778
Fields adj. River Teme CS 1228
Severn Valley & North

Parc Hafren Extension -
Chapel Farm, Gorn Road CS 1096
Rock Farm CS 135
Land north of Bryneira CS 249
Land adj Castell y Dail CS 586
Land adj Mochdre Industrial Estate CS 1133
Sarn CS 776
Fraithwen CS784
Land adj. Market CS 343
Land at Buttington wharf CS 344
Land adj. the Smithy, Buttington CS 795
Cefn Field CS 282
Land adj. Trem Hirnant CS 341
Land adj. Trewern Sewage Works CS 366
Land adj. Canal Cottage CS 947
Meat Processing Plant, Llandrinio -
Land at the Meadows CS 322
Varchoel Hall CS 541
Land East of Llansanffraid CS 840
Land adj. Dykelands CS 1122
Land near Station House CS 844
Ysgol Llanbrynmair CS 896
Ysgol Efyrynwy CS 964
Land at Maes Morgan CS 961
Llanerfyl Village Workshops CS 958
Brynant CS 1080
Land at Llangynog CS 1227
Machynlleth
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Land at Llynloed south of Treowain CS 835
Land at Llynloed CS 836

Sites Remaining for Consideration TOTAL 48

4.1.3 An additional five sites, either wholly or partially, were identified for alternative use, being
sustainably more suited within the Plan as housing allocations, these being:

Table 7: Potential Employment Candidate Sites allocated for Alternative Uses

Site Name Candidate Site No.
Land adj. Broadaxe and bypass CS 782
Land adj. Bronllys CP School CS 1106
Llangurig CS 663
Chapel Farm, Gorn Road CS 1096
Penybontfawr CS 698

4.1.4 The sites at Penybontfawr and Llangurig were previously employment land allocations within
the Powys UDP.

Sites Remaining for Consideration TOTAL 43

4.2 Exceptions within the TAN23 sequential test

4.2.1 The methodology as described above identified three sites which despite falling within the Open
Countryside category as defined by TAN23, were judged to be worthy of further consideration, these sites
being:

e Parc Hafren, Llanidloes (CS 100);
e Offa’s Dyke Business Park, Welshpool (CS 103).
e Buttington Quarry (CS 682)

Although these three sites were beyond proposed LDP settlement development boundaries they were all
proposed as candidate sites and had significant advantages for the following reasons:

1. access and services have received consent and have been implemented;

2. employment premises are already constructed on parts of these sites;

3. Offa’s Dyke Business Park was proposed by Welsh Government for inclusion as a prestige
employment site with a long term and high quality capacity beyond the Plan period [EB11, EB24].

4.2.2 As a consequence, whilst in the Category 3 location in terms of the TAN23 sequential test
approach, the presence of extant services and longer term intentions for these sites as expressed by the
owners were considered to be an advantage and thus a “green” consideration, resulting in the analysis
raising the overall position of these sites in the sequential test hierarchy from “red” to “amber” and the
ongoing consideration of these sites for allocation.

4.2.3 One site which was supported by the sequential test was not allocated for employment use, this
being:
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e Maesyrhandir CP School (CS 903)

Although this proposed employment site was a brownfield site within a sustainable settlements and
within the settlement boundary, it remains open in as a school and uncertainty about its availability within
the Plan period resulted in it not being allocated.

Sites Remaining for Consideration TOTAL 42

4.3 Sites Supported by LDP Policies

4.3.1 The sequential test matrix identified 23 sites which were supported by proposed LDP policies,
these being either small sites of 0.5 hectares or less within or adjacent to settlement development
boundaries (Section 4.4) or larger sites with existing employment uses within settlement boundaries as
presented on the LDP inset maps (Section 4.5).

4.4 Small Sites

4.4.1 Eleven sites were small sites of which six were existing UDP employment use allocations (Table
8). Whilst the limited extent available for development was identified as a possible constraint on those
sites of less than 0.5ha, they remain available for employment land use subject to proposed Policy E2 of
the Deposit Draft LDP [LDP06] and appropriate site assessment through the development management

process.

Table 8: Small Sites Potentially Available for Employment Land Use Through Proposed LDP Policies

Site Name Employment Site Area | Candidate UDP Usage Category
Needs Sub- (ha) Site No. | Allocation
market Area
Land adjoining LBS * Ystradgynlais 0.14 CS 824 Regenerate
Gurnos Industrial Estate Ystradgynlais 0.5 CS979 Local
White House Farm Central Powys 0.5 CS 389
Irfon Enterprise Land * Central Powys 0.1 - Local
Presteigne Industrial Central Powys 0.4 -
Estate *
Knighton Enterprise Park Central Powys 0.44 - R59 EA1 Local
Llanwrtyd Wells Central Powys 0.38 CS1184 B23 EA1 | Neighbourhood
Chapel Farm, Gorn Road Severn Valley & 0.49 CS 633 M163 EA1 Local
North
Land adj. Village Severn Valley & 0.2 CS 957 M133 EA1
Workshops North
Llanfyllin Enterprise Park | Severn Valley & 0.28 - M157 EA1 Local
North
Pontrobert * Severn Valley & 0.12 - M186 EA1 | Neighbourhood
North
* Very limited land available
** multiple small sites
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4.4.2 Although these sites are potentially in sustainable locations, as a consequence of this proposed
enabling policy approach it was not judged necessary for these sites to be allocated within the LDP for
them to be available for employment uses. The acceptability for development of these sites would be
determined through the planning application process judging the proposal against the policy/criteria in
the adopted development plan. In total, these sites have the potential to supply an additional 3.55ha of
employment land across the County to support local enterprises.

Sites Remaining for Consideration TOTAL 31

4.5 Larger Sites within Development Boundaries

4.5.1 The sequential test approach identified 12 sites that were within settlement boundaries and
exceeded 0.5ha in area (Table 9). Some sites (e.g. Ynyscedwyn, Ystradgynlais; Vastre Industrial Estate,
Newtown) were long-standing employment sites which over time had had fluctuating levels of interest
but had not attracted recent development interest. Inclusion of these sites within the settlement
development boundary ensures their continuing availability for employment land uses but they were not
considered they could be relied upon to come forward for development during the lifetime of the LDP
and thus were not allocated. Due to existing commercial premises on site, with the exception of
Welshpool High School these sites are not considered suitable for alternative uses such as residential
allocations.

Table 9: Larger Sites Potentially Available for Employment Land Use Through Proposed LDP Policies

Site Name Employment Needs Site Area | Candidate UDP Usage
Sub-market Area (ha) Site No. | Allocation | Category

Ynyscedwyn Ystradgynlais 0.7 - B34 EA2 Local

Javel Industrial Estate Central Powys 0.6 - B26 EA1 | Regenerate

Cae Bach, Ddole Road Central Powys 0.98 CS 933

Llandrindod Wells Central Powys 1.12 - R66 EA4 Local

Land Adj. Glandulas Severn Valley & North 3.35 CS589

Drive

Mochdre Enterprise Severn Valley & North 2 - High

Park ** Quality

Vastre Enterprise Park Severn Valley & North 1.8 - Regenerate

Canalside opposite Severn Valley & North 1.03 CS 530

Morrison’s

Welshpool High School Severn Valley & North 8.97 CS 929

Wynnstay Stores Severn Valley & North 1.6 - M165 EA1

Station Yard, Forden Severn Valley & North 1.03 CS 842 Regenerate

Texplan Severn Valley & North 3.22 - Regenerate

4.5.2

Although not considered appropriate for allocation, these sites have the potential to contribute

an additional 26.4ha of local employment use or regeneration land across the County to support local or
regional enterprises. The acceptability for development of these sites would be determined through the
planning application process judging the proposal against the policy/criteria in the adopted development
plan.

Sites Remaining for Consideration TOTAL 19
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4.6 Withdrawal of Sites

4.6.1 Onesitein Newtown, St Giles Golf Course (CS 483) was de-allocated for non-delivery reasons, and
this site was removed from the LDP employment land allocation at the Schedule of Focussed Changes
stage.

Sites Remaining for Consideration TOTAL 18

4.7 Results of Sequential Testing of Employment Sites

4.7.1 From the results of the sequential testing of potential sites for employment allocations, 18 sites
were considered appropriate for employment land allocation, two of which were mixed use sites. Two
candidate sites at Brynberth Enterprise Park in Rhayader (CS 102 & CS 443) were merged to aid delivery
of the site and so form a single allocation resulting in 17 allocated sites for employment use. The total
area of these sites is 45.09 hectares. This is in alignment with the Growth Strategy of the Local
Development Plan which anticipated a requirement for 42ha of land during the Plan period as identified
in the Powys Employment Needs Assessment [EB11] [EB12]. The sites identified in Table 10 have therefore
been proposed for inclusion in the Local Development Plan as employment land allocations.

Table 10: Sites Proposed for Employment Land Allocation in the Powys Local Development Plan

Site Name Settlement Employment Needs Tier in Site Area
Location Sub-market Area Settlement (ha)
Hierarchy
Woodlands Business Park Ystradgynlais Ystradgynlais Town 2.31
Wyeside Enterprise Park Builth Wells Central Powys Town 1.2
Gypsy Castle Lane Hay-on-Wye Central Powys Town 2.4
Heart of Wales Business Park Llandrindod Central Powys Town 3.9
Wells
Broadaxe Business Park Presteigne Central Powys Town 2.4
Brynberth Enterprise Park Rhayader Central Powys Town 3.7
Land adj. Gwernyfed Avenue Three Cocks Central Powys Large Village 3.4
Parc Busnes Derwen Fawr / Llanidloes Severn Valley & North Town 1.2
Great Oaks Business Park
Parc Hafren Llanidloes Severn Valley & North Town 1.7
Llanidloes Road Newtown Severn Valley & North Town 2
Abermule Business Park Abermule Severn Valley & North | Large Village 2.6
Churchstoke Churchstoke Severn Valley & North | Large Village 1.28
Buttington Cross Enterprise Welshpool Severn Valley & North Town 1.5
Park
Buttington Quarry Welshpool Severn Valley & North Town 6
Offa’s Dyke Business Park Welshpool Severn Valley & North Town 7.3
Four Crosses Four Crosses Severn Valley & North | Large Village 0.5
Treowain Enterprise Park Machynlleth Machynlleth Town 1.7
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5. Alternative Use

5.0.1 The sites assessed through the sequential test approach were also considered as to whether or
not they would be suitable for alternative uses. Five greenfield candidate sites, at Presteigne (CS 782),
Bronllys (CS 1106), Llangurig (CS663), Llanidloes (CS 1031), and Penybontfawr (CS698) were identified as
having potential alternative uses and these sites have been allocated for housing within the Local
Development Plan.

5.0.2 Two UDP employment land sites in Montgomery and Knucklas were already the subject of
residential planning applications and were considered not to have any employment land available, whilst
a third at Penrhos was being re-developed for education use (Table 2).

5.0.3 Of the 17 sites which passed the sequential test and were proposed for allocation (Table 10), two
sites (Gypsy Castle Lane, Hay-on-Wye and Land adjoining Gwernyfed Avenue, Three Cocks) were already
proposed as Mixed Use allocations by the site promoters and having passed the sequential tests this
categorisation was considered appropriate for these sites for inclusion in the Plan.

5.0.4 None of the other 15 sites which passed the sequential test were considered to be appropriate
for alternative use as they were either:

1) Sites with existing employment use premises in B Class use and alternative usage would give rise
to incompatible development;

2) Sites not be in the most sustainable locations for alternative usage and therefore would be
contrary to the strategy of the LDP.

5.0.5 It was therefore recognised that for all the sites proposed for inclusion in the Plan, their
employment use allocation designation was the most appropriate to reflect either existing use and/or site
location and that alternative uses such as residential allocation would not provide a sustainable use of the
land.
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6. Delivery of Sites

6.0.1 Throughout the process of LDP preparation, all the evidence on employment land provision [EB11,
EB12, EB24, POWO5] has recognised that due to the size of the County, sufficient land should be made
available in a number of locations to ensure choice, range and flexibility to not only attract new business
to Powys, but most importantly enable established businesses to grow and expand into modern, fit-for-
purpose premises.

6.0.2 It has been acknowledged that since the onset of the recession in 2008 and into the first five years
of the Plan period, take-up rates of employment land have been low, but as recognised by the Local
Development Plan Preferred Strategy [LDP01], to plan for the future based on past uptake of employment
land had the potential to stifle economic growth as the economy of Powys, and Wales as a whole,
emerged from the recession.

6.0.3 Of the 17 sites allocated for employment land use, 15 are wholly, or partially, serviced with access
and utilities infrastructure and in most instances already partially developed accommodating existing
employment uses. Only the sites at Llanidloes Road Newtown (CS 592) and Gypsy Castle Lane, Hay-on-
Wye (CS 1100) are greenfield sites, although both are within their respective settlement boundaries.

6.0.4 The Community Infrastructure Levy Viability Study 2014 assessed the viability of non-residential
development ([EB13] - Chapter 11). This report stated that whilst retail development such as
supermarkets, retail distribution and hotels were viable across the County, more traditional “B” class
usages of office space and industrial development were not viable in the current (2014) market.

6.0.5 Since the publication of this report, there is strong evidence (see Section 7) of the increase in
interest from businesses in looking to expand and develop sites for new premises. This evidence suggests
that the projects coming forward are through existing end users rather than through speculative property
developers. This evidence supports the earlier studies [EB11], [EB12, [EB24] that indicate that “churn and
replace” is a dominant consideration in Powys when developing and supporting economic strategies.
Furthermore, this interest is currently directed towards existing serviced sites and reinforces the
probability that these sites can be delivered during the Plan period.

6.0.6 Of the two greenfield sites, Llanidloes Road, Newtown has been identified in two successive
development plans. In the past deliverability issues have been focussed on flooding constraints and access
with traffic to and from the site having to traverse the congested town centre of Newtown. The
withdrawal of the St Giles Golf Course site (CS 483) from the Plan by that site’s owners has enhanced the
significance of the Llanidloes Road site within Newtown and will encourage its development. To address
potential flooding constraints the site is currently the subject of a Flood Consequences Assessment being
undertaken on behalf of the site owner and with the construction of the Newtown bypass scheduled for
completion in 2018, the site promoters are of the opinion that “as this major road comes on line, the
site......... will become viable and developable” *. This additional work gives the Council confidence as to the
deliverability of this site within the Plan period and thus its ongoing allocation.

6.0.7 The ssite at Gypsy Castle Lane, Hay-on-Wye is adjacent to an existing high quality employment site
within the Brecon Beacons National Park. Designation of the site as a Mixed Use allocation provides a
mechanism to enable the phased delivery of both housing units and employment premises during the
Plan period.

6.0.8 To ensure employment opportunities and access to workforce, all of the identified allocated sites
are accessible utilising sustainable transport options; sites are primarily located within, or adjacent to
settlement development boundaries and/or are located on public transport routes [POWO01], [EB38].

1 Land Allocation P48 EA1 — Response to Request for Additional Information November 2015
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7. Ongoing Evidence of Activity

7.0.1 As demonstrated in the Powys Employment Needs Assessment Position Statement ([EB24] —
Addendum Arcadis, January 2016) there is evidence of interest in employment sites from businesses
seeking to develop new premises which is being translated into planning applications. Table 11 below
indicates the current sites subject to planning applications by individual commercial businesses or are
being developed as a response to strong expressions of interest:

Table 11: Employment Land Sites and Site Areas within Powys LDP currently under interest (Jan 2016)

Site Name Site Area under consideration Nature of Site
(ha)

Offa’s Dyke Business Park (SV&N) * 4.65 Prestige - Serviced

Buttington Cross Enterprise Park 1.5 Prestige - Serviced

(SV&N) *

Broadaxe Business Park (Central) 2.4 Local — Serviced **

Land adj Gwernyfed, Three Cocks 3.4 Local / Mixed Use ***

(Central)

Parc Hafren (SV&N) * 0.5 Local - Serviced

Abermule Business Park (SV&N) * 2.6 High Quality / Local -

Serviced
Churchstoke (SV&N) 1.5 Local - Serviced
TOTAL SITE AREA UNDER INTEREST 16.55

* Severn Valley Local Growth Zone

** Broadaxe Extension currently subject of Planning Application to install services

*** Three Cocks currently has employment activities on site through extant permissions. Mixed Use will enable modern
business premises to be constructed to meet existing requirements and additional commercial interest

7.0.2 Table 11 highlights that over a third (36.7%) of the total area allocated for employment land use
in the Powys LDP has, since 2011, been subject to development interest, with 10.75ha (almost two thirds
of site interest by area) being within the Severn Valley & North sub-market area alone.

7.0.3 Atpresentinterest is directed towards both local requirements and to prestige sites and primarily
in the Severn Valley & North market area. This reflects existing Powys based businesses looking to expand
and at the lower end of the scale, the possibility that regeneration strategies are beginning to encourage
the expansion of micro businesses into SME’s, which the LDP policies and growth strategy seeks to
support.

7.0.4 In addition, commercially sensitive data from the Council’s Regeneration team indicate that for
the period November 2015 — June 2016, 18 businesses across Powys (and not included in Table 10 above)
were looking for either new enlarged business premises or to adapt / extend existing building stock in the
shorter term to improve efficiency or increase storage or manufacturing capacity. Five of these businesses
were looking for large premises with over 10,000 sq. metres of floorspace.

7.0.5 Should this level of interest be maintained throughout the remainder of the Plan period, and
translate into the delivery of employment premises, then the scale and type of provision across the County
as a whole and the uplift to the anticipated requirement as identified in the Powys Employment Needs
Assessment and subsequent updates and reflected in the allocation of employment land in the LDP is
entirely appropriate and can be delivered.
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8. Potential Impacts of Regeneration Strategies

8.0.1 Powys has a County-wide approach to economic development which has been further reinforced
by the publication in February 2016 of the “Economic Development Strategy for Powys County Council”
through the Stronger Communities Programme. This recognised that more traditional approaches to
regeneration, which are perhaps more suited to urban renewal, have not secured sufficient economic
growth, and therefore strategies should focus upon greater support for the local economy to enable it to
develop.

8.0.2 The Economic Development Strategy recognises there are a high proportion of micro-businesses
in Powys (89%), allied to high rates of self-employment, but there are relatively fewer small or medium
businesses in comparison to other counties, suggesting that businesses are not expanding, or are currently
experiencing difficulty in expanding from micro to small.

8.0.3 To encourage skills and population retention and economic growth, the Economic Development
Strategy for the next 5-10 years envisages a more responsive organisation better able to support
economic development by encouraging the development of infrastructure and enabling the development
of a greater proportion of SME’s against a backdrop of scenery and rural and leisure activities.

8.1 Powys Local Growth Zones

8.1.1 In Powys, Local Growth Zones have been established as an alternative approach to Enterprise
Zones, as it has been recognised that the Enterprise Zone model does not fit all areas. The model for the
Powys LGZ concept has been to focus on smaller business and specific issues relating to the retail sector.

8.1.2 The outcome from a Welsh Government supported study in July 2012 (Powys Local Growth Zones
Task and Finish Group Report) recommended that Powys’s LGZs be established in the following locations:
e The Severn Valley (Welshpool / Newtown / Llanidloes)
e Rhayader / Llandrindod Wells / Builth Wells
e Brecon / Bronllys / Talgarth
e Ystradgynlais

8.1.3 The Local Growth Zone approach has been taken forward in three of the above areas, these being
the Severn Valley, Llandrindod Wells/Builth Wells and Brecon/Bronllys/Talgarth, the latter partly lying
within the Brecon Beacons National Park and thus partially outside the scope of the Powys Local
Development Plan; the LGZ concept has not progressed in Rhayader and Ystradgynlais. Ystradgynlais is
within the “Communities First” initiative. In alignment with the strategy of the LDP, LGZs in the current
three supported areas will engender economic development and growth in a sustainable manner, and
ensure benefit to the wider rural hinterlands that surround them.

8.1.4 The largest Powys Local Growth Zone, that of the Severn Valley, encompasses three of the largest
settlements in the County and is also recognised as one of the areas within the county with the highest
levels of self-containment with regards employment. Reflecting this, ensuring that sufficient employment
sites were available in this area was identified as being important.

8.2 Growing Mid Wales Partnership

8.2.1 The Mid-Wales region, which in part is made up of the administrative boundaries of Ceredigion
and Powys County Councils, has a number of unique features that make growing its local economy a
challenge including rurality and peripherality, but with many micro and small opportunities, provides
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opportunities for future expansion, an entrepreneurial and self-reliant culture, space to expand,
opportunities for infrastructure enhancements and support for growth.

8.2.2 “Growing Mid Wales” is a regional partnership and engagement arrangement between the
private and public sectors, and with Welsh Government. The initiative seeks to represent the region’s
interests and priorities for improvements to our local economy.

The aims of the partnership include to:

e encourage interaction with businesses, higher and further education, and with public and private
sector stakeholders;

e identify key themes and sectors, and priorities for investment;

e support business led innovation, enterprise and investment in Mid Wales;

e support the delivery of Powys Local Growth Zones.

8.3 Regeneration Strategies and Employment Site Allocations

8.3.1 To support the regeneration strategies and initiatives, as well as recognise previous patterns of
growth, it was considered appropriate to plan for employment land opportunities across the county as a
whole to reflect the need for choice and flexibility as described in Section 2.3 above. However, a greater
focus in the areas of the Powys Local Growth Zones for the provision of employment land would enhance
support for wider Council strategies if sites could be delivered in sustainable locations in accordance with
the strategy of the Local Development Plan.

8.3.2 The distribution of allocated employment sites has reflected the presence of Local Growth Zones
with 33.2ha (73.6% of the total) allocated either within, or adjacent to and thus supporting the designated
Zones, the following Zone areas:

e Severn Valley - 7 sites (22.3 ha)
e Brecon/Talgarth/Bronllys — 2 sites (5.8ha)
e Llandrindod Wells - 2 sites (5.1ha)

Of the above, 12.7ha (28%) of allocated land is provided on three prestige, strategic employment sites;
Heart of Wales at Llandrindod Wells, Buttington Cross and Offa’s Dyke in Welshpool. These have been
developed and promoted by Welsh Government to provide long term capacity of the highest quality
beyond the current Plan period. (Powys Employment Needs Assessment Core Report [EB11]). As the
location and intended usage of these sites also align with regeneration strategies it is appropriate to
include these sites in the LDP to provide the highest quality end member of employment sites in the
hierarchy.

8.4 QOutcomes

8.4.1 The LDP allocates a total of 45ha of employment land for the period 2011-20126, and as
evidenced in Section 7, business-led interest and activity in sites (by area) is already in excess of half this
figure and to ensure that sufficient land remains available during the Plan period, the provision of range
and flexibility uplift previously identified in PENA is considered essential to provide sufficient land and
importantly of appropriate type to plan for anticipated growth as the economy continues to recover from
the recession during the remainder of the Plan period.
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8.4.2 The recognition of this growth pattern indicates that whilst it is necessary to provide a range
across the County as a whole, it is appropriate to provide enhanced provision of employment land in the
Severn Valley and north market area.

8.4.3 Asaresult, the remaining six allocated employment land sites (11.89ha) outside the Local Growth
Zone areas are distributed across the County in Machynlleth, Presteigne, Ystradgynlais, Rhayader,
Churchstoke and Four Crosses to support range and flexibility across the County and in response to
expressions of interest by local businesses and newly constructed units on parts of sites being actively
marketed.

8.4.4 There also remains the unallocated land which is supported by policies in the LDP which remains
available for employment land use and which are listed in Table 7 and Table 8. These sites have the
potential to contribute an additional 29.95ha of employment land of which 23.85ha (c.80%) is within Local
Growth Zone areas.

8.4.5 InJuly 2016, the Council submitted to Welsh Government a draft Position Statement on the Powys
Local Growth Zones for consideration by the Minister. This Position Statement described the
recommendations and highlighted the actions achieved which support business growth and development,
including marketing the County for new and indigenous business growth, the installation of superfast
broadband connections for businesses, the delivery of business support through Business Wales and
Growing Mid Wales and support for new business facilities in Welshpool.
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9. Alignment and Implications for LDP Strategy

9.0.1 Thelocation and planned distribution of employment land allocations proposed in the Powys LDP
aligns with the Vision for Powys 2026, as set out in the LDP in that the County:

“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 sustainably managing its natural resources, native wildlife and habitats, heritage,
outstanding landscapes and distinctive characteristics.

Powys’ towns and larger villages will be vibrant and accessible service centres. They will be the
focus for integrating housing, economic and service development to meet their own needs and
those of their surrounding communities.

Powys’ rural areas will be a working countryside of sustainable communities supported by a
thriving and diverse rural economy of small businesses.”

(N.B: author’s italics)

9.0.2 The Powys Local Development Plan identifies that a range of employment sites and supportive
policies are needed to meet the employment needs and demands of businesses, and ensure that
employment opportunities are integrated with other sectors of society, as reflected in other Council
policies such as One Powys [POWO04] and the Economic Development Strategy for Powys County Council
(February 2016) particularly given Powys’ size and dispersed settlement pattern.

9.0.3 In accordance with the LDP Strategy, allocated employment land is directed to the larger higher
tier settlements in the County’s settlement hierarchy and has been informed by the principle of
sustainable development in support of LDP Objective 2.

9.1 LDP Growth Strategy

9.1.1 The LDP Growth Strategy recognises there is a need to make provision for employment and
business growth, even though many of Powys’s enterprises are micro in scale. Allied to regeneration
strategies such as Powys Local Growth Zones and wider regional and national initiatives (e.g. Growing Mid
Wales Partnership, Communities First) seeking to encourage businesses to grow, the provision of three
hectares per annum within the LDP to enable business growth across a range of low, high quality and
prestige sites is suitably aspirational for the lifetime of the Plan and as described in Section 8 above, the
majority of allocated sites are existing serviced sites targeted into those areas where regeneration
strategies are active. The manufacturing sector is economically important in certain parts of the county
such as the Severn Valley and Ystradgynlais areas, reflecting the proximity to motorway networks,
proximity to external markets, workforce skills and availability, and the history of public sector investment
in these areas, and the LDP allocations and policies continue to support these areas in alignment with LDP
Objective 7.

9.1.2 To assist in some sites coming forward, some sites have been allocated as Mixed Use sites
whereby residential development can support the provision of high quality, fit for purpose employment
premises in sustainable location in alignment with LDP Objectives 6, 7 and 8.

Page 60 22|Page



9.2 LDP Spatial Strategy

9.2.1 The LDP Spatial Strategy identifies a sustainable settlement hierarchy and all allocated
employment sites are directed to either the highest tier of the hierarchy (Towns — 14 sites) or the second
tier sites (Large Villages — 3 sites), making provision across the county to ensure opportunities for new
development are available.

9.2.2 Assuch, the allocated employment sites are located in, or adjacent to, Powys’s largest settlements
and thus are in accordance with the LDP strategy for Growth in Sustainable Places, thus meeting
Objectives 1 and 2 of the LDP. Fifteen of the 17 the sites are existing, serviced sites and / or already have
employment provision within them thus making the most sustainable use of existing land in accordance
national policy and with Objective 3 of the LDP.

9.2.3 Non-allocated sites which are supported by LDP policies enable existing employment sites and
sites within, or small sites adjacent to, the settlement boundaries of Towns and Large Villages to come
forward for development or be regenerated in alignment with LDP Objective 8.
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10. Conclusions

10.0.1 This Position Statement confirms the methods and sequential tests in accordance with national
policy used to identify employment land allocations for the Powys Local Development Plan.

10.0.2 Sites submitted through the call for Candidate Sites at the onset of the Local Development Plan
process in 2011 as well as existing employment land sites in the current adopted Plan, whether or not
they were submitted as Candidate Sites were all considered during the assessment of potential
employment land allocations in the LDP.

10.0.3 The testing identified 17 sites which were suitable for allocation for employment land or mixed
use with an employment component totalling 45.09 hectares. A further 29.95 hectares of employment
land is potentially available through supportive policies within the LDP but is not allocated.

10.0.4 The Position Statement further demonstrates how the employment land allocations and policies
in the Plan support county-wide and regional regeneration strategies and Council objectives to promote
sustainable growth in appropriate locations across Powys. The policies are sufficiently flexible and
allocations of employment land appropriate to thus be in full alignment with the Growth Strategy and
Spatial Strategy of the Powys Local Development Plan 2011-2026.
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Annex 1: Candidate Sites Submitted for Employment Use Consideration (2011)

Candidate | Site Name / address uDP Proposed LDP Use

Site Allocation

Number No.

63 Glebeland at Llanfihangel Employment (Commercial)
Talyllyn, Brecon

67 Land at Neath Road, Blaen Y Mixed Use / Employment / Residential
Gors, Ystradgynlais

68 Penypentre Meadow, Mixed Use / Employment / Residential
Llanfihangel Talyllyn, Brecon / Holiday Lets

75 Newbridge-on-Wye R77 EA1 Residential

97 Land at Broadaxe Business Park, R84 EA1 General employment
Presteigne

100 Land at Parc Hafren, Llanidloes M163 EA3 | Employment

102 Land at Brynberth Enterprise R85 EA1 General Employment
Park, Rhayader

103 Land at Offa’s Dyke Business M199 EA1 | Employment
Park

104 Land at Parc Busnes Derwen M163 EAl Employment
Fawr, Llanidloes

105 Land at Buttington Cross M199 EA2 | Employment / Retail / Mixed Use
Enterprise Park

106 Abermule Business Park M101 EA1 | Employment

108 Land at Heart of Wales Business R66 EA1 General Employment
Park

109 Land at Woodlands Business B34 EA1 General employment
Park, Ystradgynlais

110 Land at Wyeside Enterprise R69 EA1 General employment
Park, Llanelwedd

135 Rock Farm, Llanllwchaiarn, Residential / Employment /
Newtown Recreational

208/701 Penrhos B32 EA1 Education

249 Land North of Bryneira, Residential / Employment
Newtown

282 Cefn Field, North of Cefn Farm, Residential / Employment
Trewern, Welshpool

322 Land at The Meadows, Employment / Residential
Llandrinio

341 Land adjacent to Trem Hirnant, Residential / Employment
Manafon

343 Land adjacent to The Market, Employment
Welshpool

344 Land at Buttington Wharf, Employment / Retail / Mixed Use
Welshpool

366 Land adj to Trewern Sewage M195 EA1 | Residential / Employment
Station, Trewern

389 White House Farm, Builth Wells Residential / Employment / Retail

443 Agricultural Accomm land adj Employment / Industrial
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Brynberth Ind Est

483 Land at St Giles Golf Club, M181 EA1 Residential / Retail / Employment /
Newtown Mixed Use
530 Canal side opposite Morrison's, Residential / Mixed Use / Commercial
Welshpool
541 Varchoel Hall, Guilsfield Residential / Employment / Mixed Use
(Live Work Units)
586 Adj. Castell Y Dail, Heol Mixed Use (Residential, Employment,
Mochdre, Newtown Recreation & Leisure)
589 Adj. Glandulas Drive, Newtown Residential / Employment
592 Adj. Coleg Powys, Llanidloes M182 EA2 | Employment / Mixed Use
Road, Newtown
633 Chapel Farm, Gorn Road, M163 EA1 | Employment / Housing
Llanidloes
663 Llangurig M160 EA1 | Residential
682 Buttington Brickworks & New Site Residential / Employment / Recreation
Quarry, Buttington, Welshpool / Waste / Mixed Use
698 Penybontfawr M184 EA1 | Residential / Open Space
720 Cynlais CP School, Ystradgynlais Undecided / Residential / Employment
/ Mixed Use
776 Sarn M189 EA1 Residential
778 Sheep Sale Field, Ludlow Road, Residential / Employment / Amenity
Knighton Area
782 Land adjoining Broadaxe and Residential / Employment
Presteigne By Pass
784 Fraithwen, Adfa Residential / Employment / Retail /
Community Facility / Recreation &
Leisure
795 Land adj. to ‘The Smithy’, Employment / Unknown
Buttington
824 Land adjoining LBS, Gurnos Employment
Cross, Ystradgynlais
830 Corner land at Neath Road / Residential / Employment
Varteg, Ystradgynlais
835 Land at Llynlloed, Machynlleth Residential / Employment
(South of Treowain)
836 Land at Llynlloedd, Machynlleth Residential / Employment
840 Land to east of Llansanffraid Industrial / Commercial
842 Station Yard, Forden Extant Emp. | Industrial / Commercial / Mixed Use
Use
844 Land near to station house, Y Residential / Employment (Possibly)
Fan
852 Land north of Bryn y Groes Mixed use — Residential, Employment
Farm, Ystradgynlais (inc. live / work units), Open Space
896 Ysgol Llanbrynmair, Residential / Employment
Llanbrynmair
903 Maesyrhandir CP School, Residential / Employment / Mixed Use
Newtown
929 Welshpool High School Residential / Employment
933 Cae Bach, Ddole Road, Residential / Employment / Retail /
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Llandrindod Wells

Waste / Recycling

947 Land adj. Canal Cottage, Four Residential / Employment
Crosses
957 Land adjoining Village M133 EA1 | Employment
workshops, Four Crosses
958 Land adj. Village Workshops M153 EA1 | Residential
Llanerfyl
961 Land at Maes Morgan, Employment
Llanrhaeadr ym Mochnant
964 Ysgol Efyrynwy, Llanwddyn, Residential / Employment / Recreation
Llanfyllin & Leisure
979 Gurnos Ind. Estate Ystradgynlais Employment
1031 Chapel Farm, Gorn Road, Employment / Residential
Llanidloes
1045 Crossgates R46 EA1 Mixed Use / Residential
1048 Knucklas R61 EA1 Residential
1080 Brynant, Meifod Residential / Employment / Retail /
Recreation & Leisure / Waste /
Recycling / Mixed
1096 Chapel Farm, Gorn Road, Employment / Residential
Llanidloes
1100 Land adj Brecon Mixed Use / Residential / Employment
Pharmaceuticals, Hay-on-Wye / Community Facility / Recreation
1105 Land adj. Gwernyfed Avenue, Extant Emp. | Mixed use / Residential / Employment
Three Cocks Permissions | / Retail / Recreation & Leisure
1106 Land adj. Bronllys CP School, Mixed use / Residential / Employment
Neuadd Terrace / Retail / Community Facility /
Recreation & Leisure
1122 Land adj. Dykelands, Forden, Employment / Residential
Welshpool
1123 Pt. Enclo. 7065 and 7962, M117 EA1 Employment / Industrial / Commerecial
Churchstoke
1133 Land adjoining Mochdre Employment
Industrial Estate, Newtown
1157 Ystrad Fawr Tip, Ystradgynlais Agricultural / Residential /
Employment / Community facility /
Recreation & Leisure / Open space
1175 Land at Ty'n Pant, Caehopkin Residential / Employment
1184 Llanwrtyd Wells B23 EA1 Residential
1227 Land in Llangynog Residential / Employment / Recycling
Community Facility / Recreation &
Leisure / Waste / Open Space
1228 Fields adjacent to River Teme Employment
P42 EA1 Land at Treowain M172 EA1 | Employment

Existing employment site

Existing employment site proposed for alternative use
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Annex 2: Sites Assessed in the Powys Employments Needs Assessment (2012)

Candidate | Site Name / address uUDP UDP Use Classification
Site Allocation No.
Number
109 Land at Woodlands Business Park, B34 EA1 General employment
Ystradgynlais
Caer’bont Enterprise Park, Ystradgynlais B32 EA2 Local Employment
Penrhos Business Park, Ystradgynlais B32 EA1 Education
Ynyscedwyn, Ystradgynlais B34 EA2 Local Employment
Ystradgynlais Workshops - Local Employment
979 Gurnos Industrial Estate, Ystradgynlais - -
Three Cocks Industrial Estate - -
Javel Industrial Estate, Three Cocks B26 EA1 Local Employment
110 Wyeside Enterprise Park, Llanelwedd R69 EA1 General Employment
Irfon Enterprise Park - Local Employment
75 Newbridge-on-Wye R77 EAl Local Employment
1045 Crossgates R46 EA1 Local Employment
108 Land at Heart of Wales Business Park R66 EA1 Regional Employment
Ddole Road, Llandrindod Wells R66 EA2 High Quality / General
Employment
Llandrindod Wells R66 EA3 Local Employment
Llandrindod Wells R66 EA4 Local Employment
Old Town Workshops, Llandrindod - -
Wells
97 Land at Broadaxe Business Park, R84 EA1 General employment
Presteigne
Presteigne Industrial Estate -
102 Land at Brynberth Enterprise Park, R85 EA1 General Employment
Rhayader
East Street Enterprise Park, Rhayader - -
Knighton R59 EA1 Local Employment
Knighton Enterprise Park R59 EA2 Local Employment
1048 Knucklas R61 EA1 Local Employment
1184 Llanwrtyd Wells B23 EAl Local Employment
1105 Land between/adj Gwernyfed Avenue, Extant Emp. | -
Three Cocks Permissions
663 Llangurig M160 EA1 Local Employment
104 Parc Busnes Derwen Fawr / Great Oaks M163 EA1 Local Employment
Business Park Llanidloes
100 Parc Hafren, Llanidloes M163 EA3 General Employment
Parc Hafren Extension M163 EA2 General Employment
Station Workshops, Llanidloes - -
Maesllan Enterprise Park, Llanidloes - -
Caersws Village Workshops - -
592 Adj. Coleg Powys, Llanidloes Road, M182 EA2 Regional Employment
Newtown
Dyffryn Enterprise Park - -
Mochdre Enterprise Park - -

Page 67

5|Page




Vastre Enterprise Park

483 Land at St Giles Golf Club, Newtown M181 EA1 Premium Employment
St Giles Technology Park - -
776 Sarn M189 EA1 Local Employment
106 Abermule Business Park M101 EA1 General Employment
1123 Pt. Enclo. 7065 and 7962, Churchstoke M117 EA1 Local Employment
Montgomery M176 EA1 Local Employment
Welshpool Business Centre - -
105 Land at Buttington Cross Enterprise M199 EA2 General Employment
Park
Severn Farm Enterprise Park, Welshpool - -
Henfaes Lane, Welshpool - -
366 Land adj to Trewern Sewage Station, M195 EA1 Local Employment
Trewern
103 Land at Offa’s Dyke Business Park M199 EA1 Regional Employment
957 Four Crosses M133 EA1 Local Employment
Meat Processing Plant, Llandrinio - -
Wynnstay Stores, Llansanffraid-ym- M165 EA1 Local Employment
Mechain
Llanfyllin Enterprise Park M157 EA1 Local Employment
Llanfyllin Industrial Estate - -
Pontrobert M186 EA1 Local Employment
958 Land adj. Village Workshops Llanerfyl M153 EA1 Local Employment
698 Penybontfawr M184 EA1 Local Employment
Texplan, Carno - -
P42 EAl Land at Treowain M172 EA1 Special Employment

Dyfi Ecopark, Machynlleth
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Annex 3: Sequential Testing to Identify Employment Land Sites for Allocation

Site Name Location Size of Proposed Recommendation TAN23 Sequential | Constraints LDP Outcome LDP Site
(LDP Candidate Site | (UDP Development | Category Test Settlement Decision
No) Allocation) Area (ha) Hierarchy
Ystradgynlais
Land at Neath Road, | Ystradgynlais 6.41 Mixed Use Employment Led / NOT
Blaen y gors Mixed Use ALLOCATED
(CS 67)
Woodlands Business | Ystradgynlais 1.06 High Quality High quality, Taken
Park (B34 EA1) promote & expand Forward
(CS 109) P58 EA1
Cae'r-bont Ystradgynlais 1.5 Local Regenerate 2 edge of Not a candidate NOT

(B32 EA2) settlement outside site ALLOCATED

bounda

Site supported
by LDP policies
Site supported
by LDP policies

Site supported
by LDP policies

Site supported
by LDP policies

White land
NOT
ALLOCATED
White land
NOT
ALLOCATED

NOT
ALLOCATED

Policy E2
White Land

NOT
ALLOCATED

NOT
ALLOCATED

White land

NOT
ALLOCATED

NOT
ALLOCATED

Taken
Forward
P08 EA1/EC1

White land

Site supported
by LDP policies

Site supported
by LDP policies

Site supported
by LDP policies

Site supported
by LDP policies

Policy E2
White Land

NOT
ALLOCATED
NOT
ALLOCATED
Taken
Forward

P28 EA1

NOT
ALLOCATED

White land

White land

Taken
Forward
P51 EA1

Policy E2
White Land

Ynyscedwyn Ystradgynlais Employment Partly in C2
(B34 EA2) led/mixed use flood zone. Not
a candidate site
Cynlais CP School Ystradgynlais | 0.74
(CS 720)
Land Adjoining LBS, | Ystradgynlais | 0.14 Regenerate Ecological
Gurnos Cross Site Area
(CS 824)
Corner Land Neath Ystradgynlais | 0.18 Mixed Use Employment
Road / Varteg led/mixed use
(CS 830)
Land north of Bryny | Ystradgynlais | 7.32 Mixed Use Employment 2 edge of
Groes Farm led/mixed use settlement outside
CS 852 bounda
orkshops
Gurnos Industrial Ystradgynlais 0.5 Local Regenerate 0.5ha
Estate
(CS 979 part)
Ystrad Fawr Tip Ystradgynlais | 9.69 Mixed Use Employment 2 edge of
(CS 1157) led/mixed use settlement outside
bounda
Land at Ty’'n Pant, Caehopkin 5.29 Mixed Use Employment
Caehopkin led/mixed use
(CS 1175)
Central Powys
Industrial Estate
Javel Industrial Three Cocks 0.6 Local Regenerate
Estate (B26 EA1) flood zone by LDP policies
Glebeland Llanvihangel 0.95
(CS 63) Talyllyn
Penypentre Meadow | Llanvihangel 0.8 Employment
(CS 68) Talyllyn led/mixed use
Wyeside Enterprise Builth Wells 2.16 High Quality High quality,
Park (R69 EA1) promote & expand Ecological
(CS 110)
White House Farm Builth Wells 0.5 Employment
(CS 389) led/mixed use
Irfon Enterprise Park | Builth Wells 0.1 Local Employment Insufficient land
led/mixed use available. Not a
candidate site
Newbridge-on-Wye Newbridge-on- | 0.5 Neighbourhood Employment 2 edge of Alternative Large Village
(CS 75-R) Wye led/mixed use settlement outside proposal for
(R77 EA1) boundary residential use.
Access off A470
Crossgates Crossgates 0.6 Local Employment 2 edge of Highways Large Village
(CS 1045 part-R) (R46 EA1) led/mixed use settlement outside Contamination
bounda
Heart of Wales Llandrindod 4.57 Prestige High quality, Ecological
Business Park Wells promote & expand constraints
(CS 108) (R66 EA1) around pond
Ddole Road Llandrindod 4 High Quality Regenerate 2 edge of Partly in C2
Wells settlement outside flood zone. Not
(R66 EA2) bounda a candidate site
Cae Bach, Ddole Llandrindod 0.98
Road Wells
CS 933
Llandrindod Wells
Llandrindod Wells Llandrindod 1.12 Local High quality, Existing building
Wells promote & expand partially in use
(R66 EA4) Not a candidate
site
orkshops
Broadaxe Business Presteigne 3.18 Local Employment Small area in C2
Park (R84 EA1) led/mixed use flood zone
(CS 97)
Presteigne Industrial | Presteigne 0.4 <0.5ha. Green
Estate space. Not a
candidate site
Land adj, Broadaxe Presteigne 9.62 Employment 2 partially outside
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Small area in C2

< 0.5ha. Not a
candidate site

Road

(CS 1096)
Station Workshops
Llanidloes

Maesllan Enterprise

Par

Caersws Village
orkshops

Rock Farm,

Llanllwchaiarn
(CS 135)

Newtown

2 edge of
settlement partially
within bounda

Land north of
Bryneira
(CS 249)

Newtown

5.36

Adj. Castell y Dail,
Heol Mochdre
(CS 586)

Newtown

23.01

Adj. Glandulas Drive
(CS 589)

Newtown

3.35

2 edge of
settlement partially
within boundary

Llanidloes Road
(CS 592)

Dyffryn Enterprise!
Parl
Maesyrhandir CP
School

(CS 903)

Newtown
(M182 EA2)

Newtown

4.2

2.72

High Quality

High quality,
promote & expand

Land adj. Mochdre
Industrial Estate
(CS 1133)

Newtown

0.83

2 edge of
settlement outside
bounda

Mochdre Enterprise
Park

Newtown

High Quality

Regenerate

Vastre Enterprise
Park

ISt Giles Golf Course

Newtown

1.8

Local

Regenerate
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and Bypass led/mixed use settlement
(CS 782) bounda
Brynberth Enterprise | Rhayader 2.1 Local Regenerate
Park (R85 EA1) flood zone
(CS 102)
Adjoining Brynberth Rhayader 1.59 3.8 Local Regenerate Highways
Enterprise Park access through
(CS 443) CS 102
Enterprise Par
Knighton Knighton 0.9 Local Employment
(R59 EA1) led/mixed use
Knighton Enterprise Knighton 0.44 Local Employment
Park (R59 EA2) led/mixed use
Sheep Sale Field, Knighton 6.09 Employment led / 2 edge of
Ludlow Road mixed use settlement outside
(CS 778) boundary
Fields adj, River Knighton 9.78 Employment 2 edge of
Teme settlement outside
CS 1228 bounda
Llanwrtyd Wells Llanwrtyd 0.38 Neighbourhood Employment
(CS 1184-R) Wells led/mixed use
F 24 Mixed Use |
Three Cocks — Land | Three Cocks 23 High Quality High quality,
adj Gwernyfed promote & expand
(CS 1105)
Land adj Bronllys CP | Bronllys 5 Mixed Use Mixed Use 2 partially outside
School settlement Heritage
(CS 1106) boundary Highways
Severn Valley & North
Llangurig Llangurig 0.4 Neighbourhood Employment
(CS 663 part-R) (M160 EA1) led/mixed use
Parc Busnes Derwen | Llanidloes 0.3 High Quality High quality,
Fawr / Great Oaks (M163 EA1) promote & expand
Business Park
(CS 104)
Parc Hafren Llanidloes 1.47 Local High quality, 3 open countryside
(CS 100) (M163 EA3) promote & expand _
Parc Hafren Llanidloes 3 Local Employment
Extension (M163 EA2) led/mixed use
Chapel Farm, Gorn Llanidloes 0.49 Local 2 edge of
Road (M163 EA1) settlement outside
(CS 633) boundary
Chapel Farm, Gorn Llanidloes 6.3 2 edge of
Road settlement partially
(CS 1031) within bounda
Chapel Farm, Gorn Llanidloes 0.84

Partly in C2
flood zone
Highways

3 sites < 0.5 ha
each Infill space

Partly in C2
flood zone. Not
a candidate site

Large Village

Large Village

within settlement
bounda

Site supported
by LDP policies

Site supported
by LDP policies

Alternative Use
within settlement
boundary

allocated for
housing
Sites CS 102
& CS 443
merged
Taken
Forward

P52 EA1

(3.8 ha)

NOT
ALLOCATED

Policy E2
White Land
NOT
ALLOCATED

NOT
ALLOCATED

Policy E2
White land

Taken
Forward
P21 MUA1

Taken
Forward
P53 MUA1

HOUSING
ALLOCATION

Large Village

Alternative Use

Site supported
by LDP policies

HOUSING
ALLOCATION
Taken
Forward

P35 EA1

Taken
Forward
P35 EA2/EC1

NOT
ALLOCATED

Policy E2

Alternative Use
within settlement
bounda

Site supported
by LDP policies

Site supported
by LDP policies

HOUSING
ALLOCATION

NOT
ALLOCATED

NOT
ALLOCATED

NOT
ALLOCATED

NOT
ALLOCATED

Policy E2
White land

Taken
Forward
P48 EA1

NOT
ALLOCATED
(due to
availabilit
NOT
ALLOCATED

Policy E2
White land

Site supported
by LDP policies

White land




CS 483

St Giles Technology
Parl

Sarn

Newtown

Employment

NOT
ALLOCATED

NOT
ALLOCATED

Wholly within C2 | Large Village
flood zone

Taken
Forward
P02 EA1

elshpool Business
Centre
Buttington Cross
Enterprise Park
(CS 105)

Severn Farm
Enterprise Par
Henfaes Lane

Land adj. Market
(CS 343)

Welshpool
(M199 EA2)

Welshpool

Prestige

(CS 776 part-R) (M189 EA1) led/mixed use
Fraithwen Adfa 2.89

(CS 784)

Abermule Business Abermule 2.6 High Quality High quality,

Park (M101 EA1) promote & expand
(CS 106)

Churchstoke Churchstoke 1.54 Local Employment

(CS 1123 part) (M117 EA1) led/mixed use

High quality,
promote & expand

Taken
Forward
P12 EA1

Taken
Forward
P57 EC1

2 edge of NOT
settlement outside ALLOCATED
bounda

NOT
ALLOCATED

Site supported White land
by LDP policies

Taken
Forward
P59 EA1

3 oien countryside

NOT
ALLOCATED

White land

Site supported
by LDP policies

NOT
ALLOCATED

NOT
ALLOCATED

NOT
ALLOCATED

Large Village

Taken
Forward
P60 EC1

3 oien countryside

Taken
Forward
P18 EC1

Large Village

NOT
ALLOCATED

2 partially outside
settlement
boundary

Large Village

Large Village White land

Site supported
by LDP policies

NOT
ALLOCATED

Large Village

NOT
ALLOCATED

Large Village

NOT
ALLOCATED

Large Village

White land for
Wynnstay’s
use

Large Village Site supported

by LDP policies

NOT
ALLOCATED

2 edge of
settlement outside
bounda

Large Village

Large Village Policy E2

Site supported
by LDP policies

NOT
ALLOCATED

Large Village

Land at Buttington Welshpool 1.31

Wharf

(CS 344)

Canalside opposite Welshpool 1.03 Regenerate Employment led /

Morrison’s Mixed Use

|CS 530i I

Land adj. The Smithy | Welshpool 5.7

Buttington

(CS 795)

Welshpool High Welshpool 8.97

School

(CS 929)

Cefn Field, North of Cefn 1.52

Cefn Farm

(CS 282)

Land adj. Trem Manafon 0.77

Hirnant

(CS 341)

Land adj. Trewern Trewern 1.43 Local Employment

Sewage Works (M195 EA1) led/mixed use

(CS 366)

Offa’s Dyke Business | Welshpool 7.8 Prestige High quality,

Park (M199 EA1) promote & expand

(CS 103)

Four Crosses Four Crosses | 0.75 Local Regenerate
(M133 EA1)

Land adj. Canal Four Crosses 1.14

Cottage

(CS 947)

Land Adjoining Four Crosses 0.2

Village workshops (M133 EA1)

(CS 957)

Meat Processing Llandrinio 19

Plant

Land at the Meadows | Llandrinio 0.88

(CS 322)

Varchoel Hall Guilsfield 2.63

(CS 541)

Wynnstay Stores Llansanffraid 1.6 Local Employment
ym Mechain led/mixed use
(M165 EA1)

Land to East of Llansanffraid 7.83

Llansanffraid ym Mechain

(CS 840)

Station Yard Forden 1.03 Regenerate

(CS 842)

Land adj. Dykelands | Forden 2.23

(CS 1122)

Land near Station Y Fan 0.92

House
(CS 844)

NOT
ALLOCATED
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2 edge of
settlement outside
bounda

Site supported
by LDP policies

Large Village NOT
ALLOCATED

Policy E2

< 0.5ha. Not a
candidate site.

2 edge of
settlement outside
bounda

NOT
ALLOCATED

2 edge of
settlement outside
bounda

Large Village NOT
ALLOCATED

Large Village Site supported Policy E2
< 0.5ha. Not a by LDP policies | White land
candidate site

NOT
ALLOCATED

Large Village Alternative Use HOUSING
ALLOCATION

NOT
ALLOCATED

2 edge of
settlement outside
bounda

Large Village NOT
ALLOCATED

Large Village Site supported White land
by LDP policies

Taken
Forward
P42 EA1

Not a candidate
site

2 edge of NOT
settlement outside ALLOCATED
boundary

Llanfyllin Enterprise Llanfyllin 0.28 Local Regenerate

Park (M157 EA1)

Llanfyllin Industrial

Estate

Ysgol Llanbrynmair Llanbrynmair 2.57

(CS 896)

Ysgol Efyrynwy, Abertridwr 0.52

Llanwddyn

(CS 964)

Land at Maes Llanraeadrym | 0.73

Morgan Mochnant

(CS 961)

Pontrobert Pontrobert 0.12 Neighbourhood Employment
(M186 EA1) led/mixed use

Llanerfyl Village Llanerfyl 0.15 Neighbourhood Employment

Workshops (M153 EA1) led/mixed use

(CS 958-R)

Penybontfawr Penybontfawr | 0.5 Neighbourhood Employment

(CS 698-R) (M184 EA1) led/mixed use

Brynant Meifod 2.37 Local

(CS 1080)

Land at Llangynog Llangynog 0.92

(CS 1227)

Texplan Carno 3.22

Machynlleth

Treowain Enterprise Machynlleth 1.3 High Quality High quality,

Park (M172 EA1) promote & expand

Land at Llynlloed Machynlleth 4.82 Employment

south of Treowain led/mixed use

(CS 835)

Land at Llynlloed Machynlleth 4.61 Employment

(CS 836)

Site Assessed in PENA Property Market Overview & supply Analysis

led/mixed use

I New allocated employment site identified via Candidate site submission

NOT
ALLOCATED
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Executive Summary

The Planning Inspector appointed to test the soundness of the Powys Local Development Plan has raised
concerns that some housing land allocations in the Powys Local Development Plan may not be deliverable
in some areas of the County due to lack of viability, and that this may compromise the ability of the Plan
to deliver the identified Dwelling Requirement during the Plan period.

This Position Statement describes the process under which housing allocation sites were identified and
allocated and demonstrates the relationships of site distribution against Council corporate strategies to
promote longer term sustainable growth in the most appropriate locations.

Housing allocation sites are considered in terms of a review of viability in 2016. The review, which is a
high level County-wide study using a series of standardised assumptions, identified some allocation in the
south-west of Powys as unviable. Local evidence from this area indicates that individual sites can be
demonstrated to be viable and with realistic developer intention dwelling units will be deliverable within
the Plan period.

The alignment of allocations and strategies against the LDP objectives and long term vision to enable
growth in sustainable locations and thus ensure the wellbeing of “strong communities in the green heart
of Wales” has informed the allocation of housing land.
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1. Introduction

1.0.1 This Position Statement is part of the evidence supporting the preparation of the Powys Local
Development Plan 2011- 2026. It is one of four additional papers published in September 2016 to inform
“Deliverability” of housing sites.

1.0.2 The purpose of this Position Statement is to respond to concerns raised by the independent
Planning Inspector testing the soundness of the Powys Local Development Plan and demonstrate that as
of 1 April 2015 the Allocations component of the Council’s housing land supply as set out in the Strategy
can be delivered by the Plan. These allocations have been reassessed in terms of their site typologies and
are further supported by more recent evidence of improved viability. This document also provides a more
detailed review of selected sites identified by the Planning Inspector considered suitable for housing, with
appropriate site densities, in order to ensure that expectations of delivery are realistic within the context
of the area.

1.0.3 This Position Statement assesses new housing allocations (HA) as shown on the LDP Inset maps
and in Appendix 1 and Policy H1A of the Written Statement. The other papers in this series consider sites
with extant planning permissions known as housing commitments (HC); windfall sites, those sites which
have been granted permission but which were not previously allocated; and an overall housing provision
paper, which confirms the total provision for housing units in the LDP.

1.0.4 The delivery of housing developments within sustainable settlements lies at the heart of the
strategy of the LDP, and the housing allocations within the Plan are focussed on achieving a balanced
distribution through those settlements, which are the highest two tiers in the settlement hierarchy; these
tiers being defined as “Towns” and “Large Villages”.

1.0.5 This paper provides the sound evidence base from the viability review to support delivery of site
allocations and thus assist the Council in making decisions on development proposals that will support
the delivery of the LDP over the Plan period. It also provides clarity for site promoters that sites can come
forward for development and provides confidence that any identified issues can be resolved.

1.0.6  Whilst the focus of development is in sustainable settlements, to ensure community well-being
in more rural areas of the County, non-allocated housing sites which are supported by LDP and national
policies enable appropriate housing developments to come forward beyond the settlement boundaries
of Towns and Large Villages and these are considered in the Explanation and Review of the Windfall
Allowance paper (Ref).
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2. Housing Allocations (HA)

2.0.1 The Council’s LDP has identified a dwelling requirement of 4,500 dwellings (Explanation of the
Dwelling Requirement Figure Paper - REF). As part of the suite of policies which make up the LDP, the
Housing Allocations are part of the delivery mechanism for meeting this housing requirement. Housing
Allocations are those sites which were identified as being capable of accommodating five or more housing
units and will would be included in the annual Joint Housing Land Supply (JHLAS) returns when the LDP is
adopted.

2.0.2 Small sites and individual property sites were not allocated and were assessed under the windfall
provision paper. The allocated sites are listed in Policy H1A of the Plan as proposed within the LDP’s
Further Focussed Changes, and further site details are provided in Appendix 1 of the Plan (REF).

2.1 Distribution of Housing Allocations

2.1.1 The LDP Strategy [EB 30] defined the settlement hierarchy for the County and identified that
development should be directed towards the most sustainable settlements, these being the centres with
the greatest range of services and facilities. A four tier hierarchy was defined and the allocation of housing
units were to be all directed to the highest two tiers of settlements (designated “Towns” and “Large
Villages”) in the hierarchy. There were to be no housing allocations in the lowest tier settlements.

2.1.2 Based on the LDP’s spatial strategy [EB30] with development allocated to settlements
commensurate with their size (number of households) an initial apportionment was made to each
identified Town and Large Village. This apportionment was based on a starting point of 4000 dwellings
being required to meet the principal projection of population growth during the Plan period and also took
account of existing housing commitments within each settlement. For each Town and Large Village, the
total apportionment, minus the existing housing commitments indicated the number of housing units
which needed to be allocated to that settlement but did not specify the sites where these allocations
needed to be made.

2.2 Identification of Housing Allocation Sites

2.2.1 Housing allocation sites in the Powys LDP were identified through the Candidate Site process
undertaken by the Council in 2011 [LDP02]. Unlike previous development plans, sites were submitted to
the Council for assessment through the active input of landowners or the site promoters. Each candidate
site was assessed for physical constraints and the results published in the Candidate Site Status Report
[LDP0O4]. The sites were also subjected to sustainability appraisal.

2.2.2 Those candidate sites proposed in Towns and Large Villages which were identified as subject to
the least physical constraints and which provided the necessary number of housing units commensurate
with the growth strategy for the size of that settlement, were selected as housing allocations within the
LDP.

2.3 Outcome of Housing Allocation Site Selection

2.3.1 None of the sites which became housing allocations in the Plan are considered to have abnormal
technical or physical constraints which could prevent their deliverability although individual sites may be
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subject to site specific issues which have been highlighted in Appendix 1 of the Plan [LDPO6]. As these
sites were put forward by promoters with an intention to develop within the Plan period, the Council has
confidence that all the sites identified as Housing Allocations are deliverable during the Plan period with
appropriate design which can be addressed through the development management process and in
accordance with the Plan’s policies.

2.4 Housing Allocation Sites

2.4.1 The LDP delivers Housing Allocation in Towns and Large Villages. In Towns, the highest tier in the
Powys settlement hierarchy, the LDP seeks to deliver housing across 38 allocated sites in 14 of the 15
designated Towns. The exception is Llanwrtyd Wells, this town having exceeded its pro-rata
apportionment as identified in the LDP Strategy through existing Housing Commitments.

2.4.2 In Large Villages, the second tier settlements, housing will be distributed across 45 sites in 35
settlements. A further eight Large Villages had no housing allocations due to existing Housing
Commitments (e.g. Bettws Cedewain) or as a result of a combination of committed sites and a lack of
submitted unconstrained deliverable sites which could be allocated (e.g. Llansilin).

2.5 Focus of Housing Land Allocations

2.5.1 The aim of the Plan to focus development into the most sustainable locations is reflected in the
allocations of land for housing development. In total, 83 sites have been allocated, with 96.45 hectares of
land allocated in Towns and 45.24 hectares in Large Villages. Site size varies, but the mean size by area of
an allocated site in Towns is 2.54 hectares and in Large Villages it is 1.03 hectares.
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3. Allocation Density Determination

3.0.1 For each housing allocation, the appropriate number of housing units which the Plan envisaged
should be developed on the site had to be calculated. This was determined by identifying the most
appropriate density of housing multiplied by the site area.

3.1. Determination of Housing Numbers on Allocated Sites in 2015.

3.1.1 The Community Infrastructure Levy Viability Assessment (CIL) report [EB13] 2014 identified that
to make the most efficient use of land, density of any proposed housing development in highest tier
settlements should be 25 units per hectare or greater.

Table 1: Original site density determination as used in LDP06 (2015)

LDP Settlement Hierarchy Housing Unit densities as determined in [EB13]
2014

Towns and Large Villages * 25+

Small Villages 20-25

Rural settlements / single dwellings 10-25

* Appendix 1 Allocated Sites

3.1.2 The Plan, as originally prepared [LDP06] therefore envisaged a total of 2773 housing units being
delivered for the period 2011-26 based on an assumed density across all allocated sites of 5+ housing
units in Towns and Large Villages of 25 units per hectare, each site’s requirement being shown in Appendix
1in the revised Deposit Draft LDP [LDP06].

3.2 Revised Determination of Housing Numbers on Allocated Sites in 2016

3.2.1 Since the publication of the original CIL 2014 study [EB13], it was evident that greater densities of
housing were being achieved “on the ground”. From this evidence of development the viability
assessment update (Viability Review Study 2016) incorporated revised site densities to reflect more
realistic scenarios at a County-wide level, these being defined in the HDH Planning Viability Technical
Report (August 2016). These revised density values reflected the nature and location / scale of settlement
of the site.

3.2.2 Powysis a large and diverse County and it is clear that there are areas which are more high value
and therefore viable than others. To ensure the most efficient use of land, and that development
proposals on unconstrained sites remain viable, a typical density value determined from the mean
achievable housing densities on sites was applied to each allocated site as appropriate, these values being:

e Greenfield (larger sites 10+ units) 27 units per hectare
e Greenfield (smaller sites (5 - 10 units) 28 units per hectare
e Brownfield 34 units per hectare

Application of the revised site densities to the 83 allocated housing sites within the LDP would result in
the allocation of 3875 dwelling units assuming no departure from the assumed viability densities.
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3.3 Departures from Applied Standard Densities

3.3.1

Of the 83 allocated sites, 40 sites (18 in Towns, 22 in Large Villages) were allocated with housing
densities differing from the viability density values as described above. The departures from anticipated

densities were the consequence of three identifiable factors:

1) Site specific issues within the sites (e.g. slopes / water courses / utility corridors) which do not
affect deliverability but may impact upon site design and can only be assessed when a
development proposal is made;

2) Individual site planning histories / planning applications awaiting signing of Section 106
agreements;

3) Large sites where a proportion of the housing units will be phased to be developed beyond the
LDP plan period due to infrastructure requirements and a realistic assessment of the level of

development likely to be constructed in the Plan period.

3.3.2

development proposal stage.

Thirty-three sites had deviations from the anticipated density due to site specific issues (Factor 1
-18 sites) and because of planning history on the site or planning applications awaiting signing of Section
106 agreements (Factor 2 - 15 sites). None of the internal site specific issues were considered to be
abnormal constraints and all could be addressed by appropriate internal design which would occur at

Table 2: Variations from viability densities under Factors 1 and 2

Site (Site area) Units Units in | Reason for density divergence
Anticipated Plan

from Viability
Towns
P24 HA1 (0.96 ha) 26 24 Planning application
Knighton
P24 HA3 (3.5 ha) 95 70 Site specific - access/slope
Knighton
P28 HA1 (2.2 ha) 59 50 Planning application
Llandrindod Wells
P30 HA1 (2.4 ha) 65 40 Site specific - access/slope
Llanfair Caereinion
P30 HA2 (1.1 ha) 30 20 Planning application
Llanfair Caereinion
P32 HA2 (2.3 ha) 62 55 Site specific - access/design
Llanfyllin
P32 HA2 (3.8 ha) 103 90 Site specific - access/design
Llanfyllin
P42 HA1 (1.4 ha) 38 29 Planning application
Machynlleth
P42 HA4 (0.3 ha) 8 5 Site Specific - GTAA requirements
Machynlleth
P48 HA4 (6.8 ha) 184 136 Planning history
Newtown
P51 MUAL1 (2 ha) 68 60 Site specific - design
Presteigne
P52 HA1 (3.5 ha) 95 70 Planning History
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Rhayader

P57 HA1 (1.5 ha) 41 30 Site specific - canal buffer
Welshpool

P58 HA9 (3 ha) 81 76 Site specific - open space
Ystradgynlais

P58 HA10 (4.5 ha) 122 136 Planning application
Ystradgynlais

P58 HA12 (0.64 ha) 17 10 Planning application
Ystradgynlais

Large Villages

P2 HA1 (0.4 ha) 11 5 Site specific - utility corridor
Abermule

P4 HA1 (0.7 ha) 19 12 Site specific - canal buffer
Berriew

P6 HA2 (0.8 ha) 22 15 Pending Planning Application
Boughrood/Llyswen

P7 HA2 (0.6 ha) 16 10 Planning Application
Bronllys

P7 HA3 (0.3 ha) 8 6 Lapsed Planning Permission
Bronllys

P15 HA1 (1.5 ha) 41 23 Site specific - ecological buffer/pond
Crewgreen

P17 HA1 (0.8 ha) 22 15 Site specific- SAM / heritage buffer
Forden/Kingswood

P17 HA2 (0.5 ha) 14 10 Site specific - SAM / heritage buffer, access
Forden/Kingswood

P19 HA1 (0.3 ha) 8 5 Site specific - access
Glasbury

P20 HA1 (0.9 ha) 24 20 Site specific - ecological buffer / access
Guilsfield

P22 HA2 (0.8 ha) 22 12 Lapsed Planning Permission
Howey

P25 HA1 (0.4 ha) 11 17 Planning Application
Knucklas

P31 HA1 (1 ha) 27 25 Site specific - groundwater drainage
Llanfechain

P37 HA2 (0.6 ha) 16 13 Site specific - open space requirement
Llansantffraid-ym-

Mechain

P43 HA1 (1.9 ha) 51 45 Site specific — waterway buffer
Meifod

P50 HA1 (0.5 ha) 14 6 Lapsed Planning Permission
Pontrobert

P53 MUA1 (0.6 ha) 16 32 Pending Planning Application
Three Cocks

3.3.3 Seven large sites have been identified under Factor 3 where significant infrastructure
requirements are needed and phasing of the site would be appropriate (Table 3), with development of
these large sites continuing beyond the Plan period. The units phased within Plan are indicative and would
be informed through a Development Brief and detailed development proposal. These large sites with
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phasing beyond the Plan period are indicated in Policy H1A of the Plan as proposed in Further Focussed
Changes 2016.

Table 3: Variations from Viability Densities under Factor 3

Site (Site area) Units Units Infrastructure Requirement
Anticipated phased in

from Viability Plan
P28 HA4 (7.6 ha) * 205 100 Internal site access design
Llandrindod Wells Off site sewers
P45 HA1 (10.8 ha) * 292 54 New link road across site with closure of
Montgomery existing Class Il road junctions
P2 HA2 (3.3 ha) 89 30 Access and utilities corridor as site in 3 parts
Abermule
P3 HA1 (1.7 ha) 46 17 Community Car Park
Arddleen
P18 HA1 (3.4 ha) 92 32 Land for School use and enhanced community
Four Crosses facilities
P40 HA2 (1.6 ha) Design to take account of possible
Llanymynech 43 20 Montgomery Canal restoration
P56 HA1 (4.1 ha) Joint access and car parking facilities.
Trewern 111 27 Highways improvements

* Site located in Town

3.3.4 As a result of the variations in density on the 40 sites and the resultant differences in dwelling
units anticipated, the revised total figure of houses which the Plan anticipates can be delivered on
allocated sites during the Plan period is 2992 units.

3.3.5 The majority of this housing development is directed towards the County’s Towns, with 2091 units
(70%) across the 38 allocated sites in these settlements; allocations in the Large Villages account for 901
units (30%) over 45 allocated sites.
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4, Deliverability of Allocated Sites

4.0.1 The Community Infrastructure Levy (CIL) 2014 report on viability [EB13] identified four sub-
market areas across Powys, these being the South-west (Ystradgynlais), Central Powys, the Severn Valley
and the Rural North.

4.0.2 Across the four sub-market areas, slightly refined in the DV Viability Update Report 2016, the
number of housing units in each sub-market area (based on the revised 2016 density determination) are
identified in the Plan and are distributed as shown in Table 4.

Table 4: Allocated Housing Units in Viability Update Report Sub-market Areas (August 2016)

Sub Market Area Housing Units % of Total
South-west 466 16
Central 964 * 32
Severn Valley 755 25
North 802 27
Total 2987 *

* Excludes the 5 units of site P42 HA4 (Machynlleth) for gypsy and traveller accommodation not assessed for viability.

4.0.3 The 2014 Viability Study [EB13] indicated that whilst the Central and Severn Valley sub-market
area typologies were all largely viable, viability became more challenging in the North with some sites
only marginally viable and others unviable. In the South-west, no sites were considered viable on the basis
of this standardised high-level study. As a consequence of the challenging viability in only two of the four
sub-market areas in the County, the Planning Inspector raised concerns about the deliverability of housing
allocation sites and that additional work was required, updated to reflect current market conditions.

4.0.4 An updated analysis of all the allocations was undertaken in the Viability Review Study August
2016 and Viability Topic paper September 2016 . These indicated that in terms of viability (N.B assuming
0% affordable housing), there was an improvement indicating housing can be delivered viably on all sites
in the Plan although conditions remain challenging in the South-west sub-market area.

4.1. Improvements in Viability

4.1.1 Compared to the original 2014 viability study, which highlighted some sites as unviable or
marginally viable, the Viability Review Study August 2016 identified an improvement in viability across the
County. This was particularly apparent in the North sub-market area, where three allocations totalling 106
housing units for delivery in the Plan period were originally identified as unviable (P42 HA3, Machynlleth;
P51 MUA1, Presteigne; P18 HA1, Four Crosses). In the 2016 Review study, these sites have been identified
as viable will be deliverable within the latter part of the Plan period as infrastructure improvements come
on stream. This improvement may be a reflection of an improving economy, more realistic landowner
expectations, or the site as a whole becoming more viable with increased density of housing units on the
site. This latter factor is possibly reflected in site P51 MUAL in Presteigne, where an increased density due
to its town centre, brownfield location making more efficient use of land has had a positive impact upon
the site viability. Details of these sites are provided in Annex 1.
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4.2 Justification of Housing Allocations in South-west Powys

4.2.1 Seven sites in Ystradgynlais plus one in Abercrave were identified in the 2014 Viability Study
[EB13] as unviable. Under the revised densities (Viability Review Study 2016) these sites now total 466
units. However, County-wide studies with a set of standardised assumptions do not fully capture local
market variations or the mechanisms used by site promoters and developers to bring a site forward, and
so in these terms, each site is unique and only site specific viability reports can truly reflect the situation
“on the ground”.

4.2.3 There are a number of factors why any site in Powys deemed as unviable can be delivered and
thus be considered a “pocket of viability” within a sub-market area including, for example:

e where an executive style development is undertaken in an area with good access to major
transport links and excellent views;

e ongoing interest in the development of a site which instils confidence in the marketplace;

e |ower land owner and/or developer expectations (e.g. profit margins, land sale values;

e economies of scale;

e finance and phasing agreements;

e Grant funding.

These, and other factors which may contribute to enabling the deliverability of housing allocations are
discussed in more detail in the Viability Review Study August 2016 [REF] and the Viability Topic Paper
[REF].

424 Three of the sites in the South-west submarket area (P58 HA9, P58 HA10 and P58 HA11) are sites
larger than average for Towns and in combination account for 334 of the units, increasing to 375 units
(c.80% of the total for the sub-market area) if P58 HA3 is considered in conjunction with P58 HA11. One
of these large sites (Brynygroes P58 HA10 — 136 units) has been able to demonstrate that it is viable under
current market conditions, the site specific viability results also enabling affordable housing provision.
Outline planning consent for this site was granted in April 2016 and work to bring forward and deliver the
site is ongoing (see Annex 1).

4.2.5 As the promoters of the other large sites at Penrhos Farm (P58 HA9) and Penrhos School and
Extension (P58 HA3 +P58 HA11) are working to bring forward their sites (see Annex1) it is probable that
with the advantages of economies of scale and expressed developer intentions housing will be delivered
on these sites in the Plan period.

4.2.6 On smaller infill sites, the Viability Review Study 2016 [REF] has indicated that these sites are
viable in the South-west sub-market area. Thus, the Glanrhyd Farm allocation (P58 HA5S) is indicated as
being viable in Annex 1.

4.3 Deliverability Outcomes

43.1 Whilst the South-west sub-market area at the County-wide level is acknowledged to be
challenging, it is evident that development proposals are coming forward and developer intentions
indicate a confidence in the market. Allocation P58 HA10 has a recent (April 2016) planning consent and
the application for site P58 HA12 is awaiting determination. Of the remaining six sites, the promoters are
actively marketing their sites or awaiting the adoption of the LDP before submitting development
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proposals to the Local Planning Authority. Small infill sites are considered to be viable and this has the
potential to further boost confidence in delivery.

43.2 In the other sub-market areas, all allocated sites, with a total of 2521 (excluding P42 HA4) are
indicated as being viable in the 2016 viability update report.
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5. Alignment and Implications for LDP Strategy

5.0.1 The location and planned distribution of housing land allocations proposed in the Powys LDP
aligns with the Vision for Powys 2026, as set out in the LDP in that the County:

“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 sustainably managing its natural resources, native wildlife and habitats, heritage,
outstanding landscapes and distinctive characteristics.

Powys’ towns and larger villages will be vibrant and accessible service centres. They will be the
focus for integrating housing, economic and service development to meet their own needs and
those of their surrounding communities.

Powys’ rural areas will be a working countryside of sustainable communities supported by a
thriving and diverse rural economy of small businesses.”

(N.B: author’s italics)

5.0.2 The Powys Local Development Plan identifies that allocated housing sites are required to
contribute towards the dwelling requirement figure of 4,500 new housing units to meet future needs and
ensure the population of Powys from going into decline through natural change (DRF Ref). The allocation
of new housing land contributes to the development of stronger communities in accordance with other
Council policies including One Powys [POWO04] particularly important given Powys’ size and dispersed
settlement pattern.

5.0.3 In accordance with the LDP Strategy, allocated housing land is directed to the larger higher tier
settlements in the County’s settlement hierarchy and has been informed by the principle of sustainable
development in support of LDP Objective 2.

5.1 LDP Growth Strategy

5.1.1 The LDP Growth Strategy recognises there is a need to make provision for population and
household growth, and the provision of 2992 housing units across 83 allocated housing sites contributes
to this sustainable growth.

5.1.2  Although the south-west of the county is challenging in terms of viability, the allocation of housing
sites in this sub-market area is appropriate as development has been shown to occur and can be
demonstrated to be viable and the provision of good quality, modern residential development in
sustainable locations in Ystradgynlais is in alignment with LDP Objectives 6, 7 and 8.

5.2 LDP Spatial Strategy

5.2.1 The LDP Spatial Strategy identifies a sustainable settlement hierarchy and all allocated housing
land sites are directed to either the highest tier of the hierarchy (Towns — 2091 housing units) or the
second tier sites (Large Villages — 901 housing units), making provision across the county to ensure
opportunities for new development are available, and so support community well-being and cohesiveness
(Objective 16) and the Powys economy in alignment with Objective 6 of the LDP.
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5.2.2 Assuch, the allocated housing sites are located in, or adjacent to, Powys’s largest settlements and
thus are in accordance with the LDP strategy for Growth in Sustainable Places, thus meeting Objectives 1
and 2 of the LDP to meet future need. Some of the sites have been identified as previously developed
land and the redevelopment of these sites would make the most sustainable and efficient use of existing
land in accordance national policy and with Objective 3 and Objective 8 of the LDP.

5.2.3 Allocations are made in settlements which have a strong Welsh cultural identity. In accordance
with national guidelines and LDP Objective 8, Objective 15 and Objective 16, these allocations will
contribute towards the long terms sustainability of communities in Powys’s Welsh language strongholds.
As described in the Welsh language & Culture Topic Paper and Addendum (2014, 2016 — [EB41]),
mitigation measures in alignment with national policy will be monitored to support these areas, although
these measures should not place additional burdens on developers. This is an important consideration in
areas where deliverability may have greater viability challenges such as Ystradgynlais, and where a strong
sense of community and Welsh identity could be compromised by the lack of new housing development.
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6. Conclusions

6.0.1 Sites which were taken forward as housing allocations were submitted by site proposers through
the Candidate Site process and assessed to identify those sites with the fewest constraints located in the
most sustainable settlements across the County.

6.0.2 The number and size of housing allocations and the number of housing units within them
indicate a clear focus for the Powys Local Development Plan in that new allocations for housing
development of more than five units is directed towards designated Towns in the first instance (70%)
followed by Large Villages (30%), these being the most sustainable settlements with the greatest range of
infrastructure and services.

6.0.3 The updated viability report (2016) indicates that 84% of the housing units across three of the
four sub-market areas within the Plan are viable and delivery can be achieved within the Plan period.

6.0.4 Continued confidence in the site allocations in the South-west coming forward is indicated by
the activities of the sites owners / site promoters as detailed in Annex 1 to enable the developments of
their respective sites and this activity and evidence of past delivery justifies the continued allocation of
these sites in the Local Development Plan in support of wider LDP and Council objectives.
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Annex 1: Assessment of Selected Allocated Sites
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Machynlleth Mid Wales Storage Depot 0.4 ha 14 14
(P42 HA3)
Site Nature Sub-market Area Indicative Viability 2016
Brownfield North

Planning History:

The site is regarded as a brownfield site, the site borders but is outside a conservation area. The
site was granted full planning permission (M/2006/0616) for erection of 10 semi-detached houses
in five blocks, decision date: 03/02/2009. The S106 agreement for this application was signed.
M/2006/0381 was also granted full planning permission for the erection of 5 terrace houses,
decision date: 03/02/2009. The S106 for this application was also signed. Within the $106
agreement for both applications a combined target of 5 affordable dwellings was agreed. The
planning permission for both planning applications has lapsed and no further applications have
been submitted. August 2016 - The site owner recognises there are no abnormal costs associated
with the site and is open to any offers to develop the site.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Transport Assessment required Minimal Developer
Ecology Survey required Minimal Developer
Contaminated land investigation Not Developer
significant -
TBC
Flood Consequence Survey required — the boundary of the site abuts the Not Developer
flood zone. significant -
TBC
Sloping site with retaining walls - Developer
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Land off Brecon Road 2.2ha 59 59
(P58 HA1)
Site Nature Sub-market Area Indicative Viability 2016

Planning History:

B/05/0221: 15 dwellings granted PP after an Appeal. PCC had raised concerns about substandard
access arrangements but Appeal dismissed the refusal, B/07/0347: Granted Outline PP for
alteration of access arrangements, P/2009/0540: Granted full PP for the Variation of B/05/0221,
to extend the time limit for the submission of reserved matters until 26th July 2012. P/2012/0801:
Conditional Consent granted for variation of Condition from B/05/0221 to extend the time limit
for a further three years (until 20th Sept 2015), (still for 15 dwellings). P/2015/0750: S73 Variation
of 2012/0801 to extend time limit for a further 5 years until 30th Sept 2020 (still for 15 dwellings).
(PP applies to only part of the Allocation, the size of which could accommodate a total of 56).
Owner in discussions with developers.

July 2016 - Owner has carried out evaluation for developing the site, has acquired two frontage
properties to enable access to the allocated site and will apply for Planning Permission for entire
site once LDP adopted. Funding available but cited current Affordable Housing requirement as a
barrier to development.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Affordable Housing — Owner has stated that the Affordable Housing Developer

requirement is a barrier to development. Without it he would be able to
develop/sell immediately. Once LDP adopted the AH% will almost certainly
be reduced from current level so owner states site viability will improve
considerably

Ecology Survey required at Application stage. Site adjacent to nature reserve Minimal Developer

Highways Access: Concerns alleviated by site Owner purchasing properties on N/A Developer
the frontage, to enable better visibility splays.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Penrhos School 1.5ha 41 41

(P58 HA3)
Site Nature Sub-market Area
Brownfield South West

Planning History:

Indicative Viability 2016

School closed in August 2012. Site acquired subsequently. Owner also working to support
allocated site to the rear (P58 HA11). Indicative site layout prepared, and has taken into
consideration Highways comments about the need to make sure that the entrance to HA3 is of
sufficient standard to accommodate the extra traffic arising from allocation A11. Old school
building has been demolished and site cleared in preparation for redevelopment. August 2016 -
No Planning Applications submitted.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Contaminated Land: survey required as close to a disused landfill Not Developer
considered
prohibitive -
TBC
Ecology: Survey required at application stage Not Developer
significant -
TBC
Water Supply: Due to the amount and close proximity of sites, it will be TBC Developer
necessary for developers to fund a hydraulic modelling assessment of the
water supply network to establish any improvements required to serve the
sites with an adequate water supply.
Waste Water: Ystradgynlais Wastewater Treatment Works has limited TBC Developer
capacity and dependant on the pace and build rate of development there will
ultimately be a time when increased capacity is required. Should developers
wish to proceed in advance of any regulatory improvements then financial
contributions from developers are required to fund the necessary
improvements.
Highways Access: Access arrangements considered adequate for this site, N/A Developer
however if P58 HA11 were to proceed then it would have to use HA3's
highway access point which would therefore need to be upgraded to
accommodate the extra traffic emanating from HA11. Developer aware of
this and happy to proceed on that basis and if necessary prior to bringing
HA11 forward.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Glanrhyd Farm 0.3ha 8 8
(P58 HA5S)
Site Nature Sub-market Area Indicative Viability 2016
Greenfield (& South West
partly Brownfield)

Planning History:

2009/0719 Outline PP granted on 23rd Sept 2009. This expired in 2014. Site has previously been in
Flood Zone C2, however latest maps have removed it from this zone except for an area along its
South Eastern boundary which has been removed from the Allocation.

Waiting for LDP adoption before submitting any new development proposal.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Contaminated Land: survey required. Not Developer
considered
prohibitive -
TBC
Ecology: Survey required at application stage. Not Developer
significant -
TBC
Water Supply: Due to the amount and close proximity of sites, it will be TBC Developer
necessary for developers to fund a hydraulic modelling assessment of the
water supply network to establish any improvements required to serve the
sites with an adequate water supply.
Waste Water: The site is crossed by a sewer and protection measures in the TBC DCWW AMP /

form of easement widths or a diversion of pipe would be required, which
may impact upon the density achievable on site. Ystradgynlais Wastewater
Treatment Works has limited capacity and dependant on the pace and build
rate of development there will ultimately be a time when increased capacity
is required. Should developers wish to proceed in advance of any regulatory
improvements then financial contributions from developers are required to
fund the necessary improvements.

Developer if sooner
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Penrhos Farm 3ha 81 76
(P58 HA9)
Site Nature Sub-market Area Indicative Viability 2016
Greenfield South West

Planning History:

B/01/0157 landscaping, footpaths new access and new buildings for mountain bike centre,
B/02/0098 Refused permission, retrospectively, for displaying of roadside advertisement.
B/02/0244 application to remove Condition 4 of B/01/0157 — Refused.

B/04/0426 reserved Matters Application to amend B/01/0157 road exit detail.
B/06/0291 Application to renew B/01/0157. No new applications since 2006.

July 2016: Discussions with a number of developers are ongoing to bring site forward for housing
— alternative finance models being considered to enable site to be developed. Owner has stated
that 0.52ha of the site would be available for accommodating the access, landscaping and open

space. Woodland part of the site to remain undeveloped.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Contaminated Land survey required. Not Developer
considered
prohibitive -
TBC
Ecology Survey required at application stage. TBC Developer
Water Supply: Due to the amount and close proximity of sites, it will be TBC Developer
necessary for developers to fund a hydraulic modelling assessment of the
water supply network to establish any improvements required to serve the
sites with an adequate water supply.
Waste Water: Ystradgynlais Wastewater Treatment Works has limited TBC Developer
capacity and dependant on the pace and build rate of development there will
ultimately be a time when increased capacity is required. Should developers
wish to proceed in advance of any regulatory improvements then financial
contributions from developers are required to fund the necessary
improvements.
Highways Access. Comments on previous applications have stated Possibly Developer
requirement for significant improvements to be made to the highway to Significant -
allow for a right turn filter lane. TBC
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Brynygroes 4.5ha 122 136
(P58 HA10)
Site Nature Sub-market Area Indicative Viability 2016
Greenfield South West

Planning History:

P/2012/0346 Application to demolish existing buildings to allow for 155 dwellings. Was refused on
in June 2014. Grounds for refusal stated to be unacceptable landscape and visual impact and

contrary to several UDP policies.

P/2014/1133: Outline application to demolish existing buildings and build up to 138 new

dwellings, was given Conditional Consent on 29th April 2016.

Site specific viability assessment indicated site was viable with 23% affordable housing provision.
Owner actively pursuing development, but water supply issue could impact upon phasing of

delivery of site.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Contaminated Land survey required. Not Developer
considered
prohibitive -
TBC
Ecology Survey required at application stage. Not Developer
significant -
TBC
Water Supply: Due to the location of the site, it will be necessary for TBC Developer
developers to fund a hydraulic modelling assessment of the water supply
network to establish any improvements required to serve the sites with an
adequate water supply. DCWW state that servicing up to 50 units will be
possible immediately, however any more than that and significant expense
would be incurred in order to increase the capacity of the mains between the
site and the town centre.
Waste Water: Ystradgynlais Wastewater Treatment Works has limited TBC Developer

capacity and dependant on the pace and build rate of development there will
ultimately be a time when increased capacity is required. Should developers
wish to proceed in advance of any regulatory improvements then financial
contributions from developers are required to fund the necessary
improvements.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Penrhos School Extension 4.5ha 122 122
(P58 HA11)
Site Nature Sub-market Area Indicative Viability 2016
Greenfield South West

Planning History:

Site being promoted along with adjacent allocation (P58 HA3), and has taken into consideration
Highways comments about the need to make sure that the entrance to HA3 is also big enough to
accommodate the extra traffic arising from HA11l. No Planning Apps made by August 2016.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Contaminated Land survey required. Not Developer
considered
prohibitive -
TBC
Ecology Survey required at application stage. Not Developer
significant -
TBC
Water Supply: Due to the amount of proposed development and the close TBC Developer
proximity of sites, it may be necessary for developers to fund a hydraulic
modelling assessment of the water supply network to establish any
improvements required to serve the sites with an adequate water supply.
Developers would also need to be aware that a sewer crosses the site which
would need to be protected via easement widths or a diversion of the pipe,
which may impact upon the density achievable on the site.
Waste Water: Ystradgynlais Wastewater Treatment Works has limited TBC Developer

capacity and dependant on the pace and build rate of development there will
ultimately be a time when increased capacity is required. Should developers
wish to proceed in advance of any regulatory improvements then financial
contributions from developers are required to fund the necessary
improvements.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Ystradgynlais Cynlais Playing Fields 0.64ha 17 10
(P58 HA12)
Site Nature Sub-market Area Indicative Viability 2016

Planning History:

The developer of the site submitted a planning application (P/2016/0047) for Outline Permission
for a residential development of 10 units, access road and associated works. The decision on the
planning application is still to be determined. A further planning application (16/13248/FUL) has
also been submitted to the Brecon Beacons National Park Authority, as part of access to the site
lies within the National Park boundary.

It is the intention of the applicant to develop the site within the plan period, and it is considered
that there is a strong market for new dwellings locally, particularly in view of recent
improvements in demand and the lack of available new housing sites in the area.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Highways work — Requires remodelling of lay-by exit to form satisfactory TBC Developer
access to site.
Contaminated Land Assessment required Minimal Developer
Ecology Survey required Minimal Developer
Flood Consequence Assessment required Minimal Developer
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Presteigne Former Kaye Foundry Site 2ha 68 60
(P51 MUA1)
Site Nature Sub-market Area Indicative Viability 2016

Brownfield /Mixed
Use

Central Powys

Planning History:

Former Kaye Foundry is a large industrial site in the centre of the town, DEM/2012/0001 was
approved to fully demolish all the buildings and clear the site. The buildings on site have been
demolished and the site has been cleared ready for redevelopment. The site is allocated as a
mixed use site, (0.4ha) of the site is for retail development. The Strategic Flood Consequences
Assessment has identified 6% of the site is in flood zone C2, this area will only be suitable for open

space/landscaping.

Site being promoted and increased housing density improves site viability.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
6% of the site is in flood zone C2 - -
Ecological survey required to inform enhancement Minimal Developer
Wastewater Treatment Works has limited capacity. TBC
Contamination Investigation required £10-20k Developer
Public right of way crosses site Minimal
The site is also crossed by a sewer and protection measures in the form of TBC
easement widths or a diversion of the pipe would be required, which may
have an impact upon the density achievable on site.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Abercrave Land to East of 0.5ha 14 14

Maesycribarth (P01 HA1)

Site Nature Sub-market Area

Greenfield South West

Planning History:

Indicative Viability 2016

No planning applications have been made by August 2016. The site is regarded as a greenfield site
and located adjacent an existing settlement and the development boundary. The site is adjoined

by residential development to the south and west and a graveyard to the east. The site is a logical
extension of the new housing development and cul-de-sac Maes-Y-Cribarth.

Site promoter has finance available and a history of delivery of adjacent site within the UDP with
the expectation to continue development. Site is being actively marketed, although no application

submitted to August 2016.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /

Costs (£) Funding Source / Time
Frame
Highways work — agreeing access to whole of site Minimal Developer
Land Ownership: Two separate landowners working in partnership - Developer
Drainage improvements required TBC Developer
Ecology Survey required Not Developer
significant -
TBC

Wastewater Treatment Works has limited capacity. Improvements scheduled TBC Developer
2015-20.
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Settlement Site Name Site Area | Indicative | Indicative phasing
Units of units in LDP
Four Crosses Land at Oldfield 3.4ha 92 32

(P18 HA1)
Site Nature Sub-market Area
Greenfield / North
Brownfield

Planning History:

Indicative Viability 2016

Part of the site is allocated for housing in the Unitary Development Plan (ref: M133 HA1). Owners
have history of enabling housing development and UDP allocation M133 HA1 has been partly
developed, but the area to the rear of the school remains undeveloped (and is greenfield land). It
is the wish of the Community Council that this land is reserved to preserve scope for future
community use/expansion. This part site is now amalgamated into LDP housing land allocation
P18 HA1 so that the new housing scheme under the LDP can be designed to facilitate the future
release of land to rear of the school for this purpose. The site is regarded as part greenfield/part
brownfield because the farm has been granted a change of use for a caravan business
(M1998/0651). May 2016 — owner seeking to develop site as soon as possible post 2020.

Potential Viability / Deliverability Issues Indicative Delivery Mechanism /
Costs (£) Funding Source / Time
Frame
Highways work: Traffic calming / resurfacing TBC Developer
Development Brief for site phasing within Plan period TBC Developer
Inclusion of Open Space element for Community Benefit TBC S106
Ecology & Heritage Surveys Required. Minimal Developer
Effectively due to the approved use for the caravan business any new use is Minimal Developer
now considered to be on a brownfield site but the costs of remediating the
land are likely to be more akin to greenfield costs and are not considered to
represent a risk to delivery of the site for housing in the LDP period.
Site phased for full delivery beyond the Plan period. - 10-15 years
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Executive Summary

The Planning Inspector appointed to test the soundness of the Powys Local Development Plan has
raised concerns the evidence supporting housing provision in the Powys Local Development Plan and
that this may not have sufficient focus in accordance with the strategy of the Plan.

This Position Statement draws together the updated evidence presented in four papers published in
September 2016 which reassess the dwelling requirement figure, the housing provision on committed
sites with extant planning permissions, and the contribution of new housing allocations and non-
allocated windfall sites across Powys. The paper considers this evidence against LDP and Council
corporate strategies to promote longer term sustainable growth in the most appropriate locations.

To meet the dwelling requirement of 4,500 new houses, provision is made for 5,596 houses including
an overprovision of a 24% contingency. Although units completed and under construction and existing
commitments have been set and cannot be influenced, 84% of housing provision is directed towards
the most sustainable settlements of Towns and Large Villages in accordance with the spatial strategy
of the LDP. As in the adopted Unitary Development Plan, national and Plan policies will still enable
some appropriate development in rural areas in support of affordable housing needs and to assist
rural enterprises.

The alignment of land provision for new housing development against the LDP strategy and objectives
is well-defined and focussed to enable growth in the most sustainable locations, but acknowledges
policies will also support rural communities and thus ensure the wellbeing of “strong communities in
the green heart of Wales”.
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1. Introduction

1.0.1 This Position Statement has been published to summarise, support and provide clarity with
regards to the Powys housing provision and the focus of housing development in the Powys Local
Development Plan (LDP). It responds to issues raised by the Planning Inspector in relation to the
soundness of the Powys LDP and summarises new sources of information and updated evidence published
since the submission of the Local Development Plan in January 2016.

1.0.2 This Position Statement should be read in conjunction with the following papers published in
September 2016:

e Explanation of the Dwelling Requirement Figure Paper;

e Explanation of the Housing Commitments paper;

e Explanation of Housing Allocations Position Statement;

e Explanation and Review of the Windfall Allowance paper.

These papers in combination provide the evidence that sufficient land is available to meet the dwelling
requirements identified within the previously published Population and Housing Addendum ([EB35] -
January 2016).

1.0.3 New housing will be directed to the most sustainable settlements in Powys where the greatest
range of facilities and services are available to the population and where appropriate development will
strengthen those communities in accordance with wider Council objectives and the Strategy of the local
Development Plan. However, some dwellings will be possible in rural areas when it can be demonstrated
that there is a requirement for affordable housing or to meet the needs of agriculture or rural enterprises.

1.0.4 In making provision for housing land it is good practice for local authorities to allocate more land
than the housing land requirement to allow for choice and flexibility. The amount of over provision is not
prescribed in national planning guidance.
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2. Housing Provision to Meet the Dwelling Requirement

2.0.1 Asidentified within the Explanation of the Dwelling Requirement Figure Paper (September 2016
REF), the preferred population and household growth scenario would require land to meet a housing
requirement of 4,500 dwellings or 300 units per annum.

2.0.2 The housing provision calculation has been updated to take into account new evidence of delivery
since the previous papers were prepared and through a review of the four components of housing
provision, these being:

1) Dwelling Completions

2) Land which already has planning permission (housing commitments — HC / HLB)
3) New large housing sites (housing allocations — HA)

4) Windfalls

2.0.3 Dwelling units are delivered on both large and small sites. Large sites in Powys are those identified
as having five or more dwellings and are, or will be following adoption of the LDP, recorded individually
in the Joint Housing Land Supply (JHLAS) study which is published annually. Small sites are developments
of less than five dwellings including self-build, net gains from conversions of a single dwelling into two or
more units and conversions of non-residential buildings such as shops and barns into residences. Small
site completions are recorded in JHLAS but the Council undertakes its own monitoring to record small
sites in greater detail and these contribute to housing provision as windfalls as these sites have not been
individually allocated in previous adopted plans.

2.1 Dwelling Completions
2.1.1  Thisis the number of dwelling units completed on large and small sites since the 2011 base date
of the Plan as identified in the annual JHLAS report on the base date of the Plan. (JHLAS 2015 [EBO5]).

2.2 Housing Commitments (HC / HLB)

2.2.1 These are large sites which already have planning permission arising from housing allocations in
previous adopted plans. Commitments are identified in the annual JHLAS report, which are agreed
between the Council, the Welsh Government and house builders. Commitments which support the
policies of the LDP are shown as HC sites in the Plan inset maps, Appendix 1 and Policy H1A of the
proposed LDP Further Focussed Changes. Those sites which have a valid consent, but which are unlikely
to be permitted once the LDP is adopted have been identified as Housing Landbank (HLB) sites as
proposed in the LDP’s Further Focussed Changes. Further information on these sources are contained in
the annual JHLAS study reports.

2.2.2 Some of the dwelling units on housing commitment sites will be under construction as identified
in JHLAS, whilst other units will not have been started. The housing provision calculation anticipates a
non-delivery discount to account for a proportion of those committed dwelling units which will not be
constructed within the Plan period. The calculation of this discount is described in the Explanation of the
Housing Commitments Paper September 2016 (REF) and is applied to the total of committed dwelling
units as 1 April 2015 which is the base date used for all housing provision
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2.3 Housing Allocations (HA)

2.3.1 These are the new Local Development Plan allocations arising from the Candidate Site process
undertaken in 2011 and are sites which have the capacity for five dwelling units or greater and are shown
as HA on the Plan inset maps, in Appendix 1 and in Policy H1A of the proposed LDP Further Focussed
Changes. Some of these sites may be recorded in JHLAS as they may be partially undeveloped sites carried
forward from the previous adopted plan or sites which have gained consent subsequent to the base date
of the Plan. Explanation of the distribution of housing allocations and determination of the anticipated
dwelling units on these sites is in the Explanation of Housing Allocations Position Statement (September
2016 — Ref).

2.4 Windfall Sites

2.4.1 “Windfall sites” are defined as sites that have been developed but were not allocated for housing
at the time the application was submitted in any previous Powys adopted plan. They may be large sites of
five dwellings or more or small sites, and can be distributed in settlements with defined development
boundaries or small rural settlements and open countryside.

2.4.2  Windfalls include new build developments, conversions or redevelopment opportunities, which
can make a significant contribution to the overall amount of housing provision. By their definition, they
are impossible to provide a precise indication of the number and location of homes on windfall sites that
are likely to be developed. Therefore the windfall projection in the housing provision total is a best
estimate of their number that will be provided based upon previous completions. Further details of the
location and nature of windfalls and windfall sites is provided in the Explanation and Review of the
Windfall Allowance paper (September 2016 (Ref).

2.5 Data sources

2.5.1 The data sources and previously published information which inform the total housing provision
figure for the LDP are summarised in Table 1.

Table 1: Data Sources Informing Housing Provision

Source Data Source Examination Document
Reference

Population and Population & Housing Addendum (Jan 2016) EB35

Household Growth Exp. Of the Dwelling Requirement Figure REF
Paper (Sept 2016)

Dwelling Requirement Population & Housing Addendum (Jan 2016) EB35

Figure Exp. Of the Dwelling Requirement Figure REF
Paper (Sept 2016)

Housing Completions Annual JHLAS study Report (2015) EBO5

Housing Commitments Annual JHLAS study Report (2015) EBO5
Explanation of the Housing Commitments REF
Paper (Sept 2016)

Housing Allocations Candidate Site Survey Status Report (2015) LDP0O4
Exp. of Housing Allocations Position Statement REF
(Sept 2016)
Viability Review Study (August 2016 REF
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Viability Topic Paper (Sept 2016) REF

Windfalls PCC Housing Land Supply Annual Monitoring REF
Exp. & Review of the Windfall Allowance REF
Paper (Sept 2016)

2.5.2 The combined contribution of these sources as calculated on the base date of the Plan of 1 April
2015 is summarised in Table 2.

Table 2: The Combined contribution of Housing to the Powys Local Development Plan

Towns | Large Small Rural / | Totals
Village | Village Other
A Total Completions 01/04/2011
—31/03/2015 — Small and 233 154 43 192 622
Large Sites
B Housing Commitment Large
Sites - Units Under 119 37 > 1 162
Construction
C Housing Commitment Large 564 327 103 23 1,017
Sites — Units Not Started
D Housing Commitment Large
Sites — Units Not Started
. . 338 196 62 14 610
assessed against risk of non-
delivery (row C minus non-
delivery allowance)
E New Housing Allocations 2,091 901 N/A N/A 2,992
F Projected units on Large 145 123 19 40 327
Windfall Sites (11 years
remaining)
G Projected units on Small 207 163 69 444 883
Windfall Sites (11 years
remaining)
H Total Housing Provision 3,133 1,574 198 691 5,596
(Rows A, B, D, E, F and G)

A large site is defined as five residential units or more
A) Completions — dwellings built since the start of the Plan Period (1/4/11 to 31/03/15)
B) Commitments (residential units) under construction (as at 31/03/15). Note that Row B does not include under construction
units on small sites as these are picked up in the windfall projection for small site completions in Row G.
C) Commitments (residential units) having valid planning permission but not started (as at 31/03/15). (Row C does not include
small sites not started because their contribution is included within the projected windfall completions in Row G).
D) Row C minus a 40% global discount based on historic non-delivery within the UDP era.
E) New Allocations from housing site allocations (HA sites) in Towns and Large Villages. This excludes sites with planning
permission (HC sites) i.e. commitments (as at 31/03/15).
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F and G) Windfall projections for 11 remaining years of the plan period, based on an assessment of completions on non-
allocated UDP sites over the 9 year period 1/4/2006 — 31/03/15.

2.5.3 The results from the updated housing provision analysis as presented in Table 2 have been
incorporated into the Plan as proposed within the LDP’s Further Focussed Changes.

2.6 Flexibility Allowance within the LDP

2.6.1 In planning to deliver the dwelling requirement, the LDP includes a flexibility allowance for sites
that may not be developed in the Plan period. An additional contingency has therefore been added. As
shown in Table 2, the plan makes provision for 5,596 dwellings in order to meet the dwelling requirement
of 4,500 dwellings (300 p.a.). This is a contingency allowance of an additional 1096 dwellings or 24%
above the dwelling requirement figure.

2.6.2 The Focussed Changes to the Plan previously identified a housing provision figure of 6,129
(January 2016), an over provision of 36%. The Welsh Government, in response to the focussed changes
consultation raised concerns regarding this level of over provision, which assumed in the Plan the delivery
of all the housing commitments. As described in the Explanation of the Housing Commitments Paper
September 2016 (REF), this assumption has been reassessed based on evidence of delivery during the
UDP period and an appropriate discount for non-delivery calculated. This discount together with revised
housing allocation density figures (Explanation of Housing Allocations Position Statement; Viability Topic
Paper —September 2016 — REFS), in combination with a realistic consideration of the ability of the housing
industry in Powys to deliver housing units, has resulted in the revised total housing provision figure (Table
2 —Line H) to meet the Dwelling Requirement Figure in the LDP.

2.6.3 The Powys housing market has no major volume housebuilder operating in the County and as a
result housing delivery is largely reliant upon small and individual developers. As a result, in Powys housing
sites tend to be small and allocations are owned by owners with many different interests, expectations
etc., and it is considered expedient to over provide to ensure delivery of the dwelling requirement.

2.6.4 The appropriateness of the revised over provision presented in Para. 2.6.1 can be demonstrated
by analysis of the annual JHLAS report published in August 2016. From JHLAS 2016, the delivery of housing
during the lifetime of Powys Unitary Development Plan can be analysed against that Plan’s dwelling
requirement. The total housing requirement during the UDP Plan period was 6135 units of which 4323
have been delivered, or 70% of the total. This indicates that there was 30% over provision within that
Plan. However, the LDP candidate site process means that there is greater confidence in the sites in the
LDP being delivered by their promoters within the Plan period and therefore a 24% over provision is
considered appropriate.

2.6.5 Monitoring of the delivery of housing and the over provision will be monitored following
adoption of the Local Development Plan.
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3. Focus of Housing Provision

3.0.1 The LDP Strategy directs development to the most sustainable locations, which were identified as
the highest tier settlements in the settlement hierarchy of the Spatial Strategy [LDPO1, EB30]. As shown
in Table 2 above, all new housing provision, that of the 2,992 units on allocated sites in the Plan, is directed
solely to the designated Towns and Large Villages and represents 54% of the total.

3.0.2 The Plan does recognise that dwelling units will continue to be built in areas of the County outside
the development boundaries of the most sustainable settlements. Over 58% of projected total windfalls
on small sites (513 units) will be located in rural areas of Powys in the lowest tier settlements of the
sustainable settlement hierarchy. These developments in rural areas, also termed “rural exception sites”
were recognised in the Explanation and Review of the Windfall Allowance paper (September 2016 (Ref)
and reflect the potential contribution of windfall sites in providing affordable housing for local needs.
They are allowed in circumstances where open market housing would not be permitted in small villages,
rural settlements and the open countryside. In the Windfall Allowance study it is assumed that the number
of permissions granted for “rural exception sites” will be maintained over the Plan period through the
implementation of the LDP Policies related to exception sites. It is also possible, however, that such
applications, particularly those for affordable housing, will rise to reflect increases in house prices and
improved evidence on local housing needs.

3.0.3 Rural Enterprise / Agricultural Worker dwellings are another type of development that are an
exception to the normal constraint against housing in the countryside. Applications for rural enterprise /
agricultural worker dwellings must meet stringent tests as defined in national policy (TAN6) including the
need to ensure that there is an existing functional need for a dwelling on the rural enterprise (including
farms) and that the business is financially secure in the long term. It is assumed that the number of rural
enterprise dwellings will remain constant based on average completions of such dwellings as identified in
the Explanation and Review of the Windfall Allowance paper (September 2016 (Ref).

3.0.4 In terms of provision, the 24% over provision identified (Section 2.6) to deliver the dwelling
requirement figure to the most sustainable locations in accordance with the LDP strategy can only really
be influenced by the housing allocations in the LDP. Units completed, under construction and location of
anticipated commitments (Table 2) are already set and cannot be altered through the LDP, whilst
windfalls, including those in rural areas have been projected forward based on previous completions.

3.0.5 Therefore, those components which can be influenced by the Strategy of the LDP, i.e. the housing
allocations, are entirely focussed into the most sustainable locations, with 100% of allocations directed to
the highest two tiers of settlements in the hierarchy.

3.0.6 When assessing the overall housing provision of the LDP, including units completed and under
construction, the existing commitments, projected windfalls on large and small sites, the distribution of
new housing across the LDP settlement hierarchy is as shown in Table 3.

Table 3: Distribution of Housing in the Local Development Plan by Settlement

Settlement Type Towns | Large Small Rural / | Totals
Villages | Village Other

% Distribution of Total

. 56% 28% 4% 12% 100%
Housing
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3.0.5 Notwithstanding the housing components already set, Table 3 demonstrates that 84% of all
housing provision is directed to the designated Towns and Large Villages in the Local Development Plan
in accordance with the Plan’s strategy of development in the most sustainable locations.
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4, Alignment and Implications for LDP Strategy

4.0.1 The location and planned distribution of housing land in the Powys LDP aligns with the Vision for
Powys 2026, as set out in the LDP in that the County:

“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 sustainably managing its natural resources, native wildlife and habitats, heritage,
outstanding landscapes and distinctive characteristics.

Powys’ towns and larger villages will be vibrant and accessible service centres. They will be the
focus for integrating housing, economic and service development to meet their own needs and
those of their surrounding communities.

Powys’ rural areas will be a working countryside of sustainable communities supported by a
thriving and diverse rural economy of small businesses.”

(N.B: author’s italics)

4.0.2 The allocation of new housing land contributes to the development of stronger communities in
accordance with other Council policies including One Powys [POWO04] particularly important given Powys’
size and dispersed settlement pattern.

4.0.3 In accordance with the LDP Strategy, 84% of housing land is directed to the larger higher tier
settlements in the County’s settlement hierarchy and has been informed by the principle of sustainable
development in support of LDP Objective 2.

4.1 LDP Growth Strategy

4.1.1 The LDP Growth Strategy recognises there is a need to make provision for population and
household growth, and the provision for 5,596 dwelling units to meet the dwelling requirement figure of
4,500 across the County contributes to this sustainable growth.

4.2 LDP Spatial Strategy

4.2.1 The LDP Spatial Strategy identifies a sustainable settlement hierarchy and the majority of
housing, including all allocated housing land sites is within or directed to either the highest tier of the
hierarchy (Towns — 56%) or the second tier sites (Large Villages — 28%), thus meeting Objectives 1 and 2
of the LDP to meet future need. Rural exception sites supported through LDP and national policies
enhance community well-being and cohesiveness (Objective 16) and the Powys economy in alignment
with Objective 6 of the LDP.
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5. Conclusions

5.0.1 The Powys Local Development Plan identifies that to meet the dwelling requirement figure of
4,500 within the Plan period, the Plan needs to make provision for 5,596 dwellings which will be
distributed across a combination of completed dwelling units, committed sites, allocated sites and
windfall sites.

5.0.2 The Plan identifies the housing units which have been built or are anticipated to be delivered for
the Plan period up to 2026 together with the number of dwelling units for which provision is made on
new allocated sites. This total provision recognises the need for a 24% flexibility allowance as a
contingency should not all anticipated deliverable sites come forward within the Plan period to enable
the dwelling requirement figure to be met.

5.0.3 LDP and National policies will enable some rural exception sites which contribute to the rural
economy and these have been included in the projection of windfall provision beyond the base date of
the Plan.

5.0.4 There is a clear focus of housing provision directed to the largest settlements in the settlement
hierarchy in accordance with the principles of sustainable development and the spatial strategy of the
Local Development Plan.
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Executive Summary

The purpose of this topic paper is to aid the examination of the Powys Local
Development Plan (LDP) on the topic of ‘Renewable & Low Carbon Energy’.
Guidance on LDPs: Preparing for Submission published by the Planning
Inspectorate (2015 p.7) explains:

‘...topic papers can provide helpful context on key issues. They should
elaborate on the LDP’s supporting text to explain, as succinctly as
possible, how the evidence has informed the policy and why the
proposed approach is sound.’

The Topic Paper therefore provides a context within which the LDP Policies
relating to renewable and low carbon energy are set. This context is in the form
of a summary of the key European, national (UK and Welsh) and local policies all
of which have had some bearing on the development of the LDP policies.

It then presents the recommendations, along with their justification, for the detail
of Policy RE1 as well as the other considerations that need to be borne in mind
when considering the Policy itself.

Chief amongst the Recommendations are that Policy RE1 will be supporting the
expectation that Strategic Scale proposals are to be confined to the Strategic
Search Areas of which there are two wholly within the County. In addition it will
also support an expectation that wind proposals between 5 and 25MW and solar
proposals 0.5MW and upwards will be confined to Local Search Areas.

Secondly it presents the renewable energy contributions that the Policy will be
supporting and presents the calculations, by way of a justification, that were used
to determine those contributions.

The final recommendation is to again support the expectation that local policy on

renewable energy to meet these LDP contributions is set in a way that does not
duplicate or overlap National Policy.
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Introduction

The purpose of this topic paper is to aid the examination of the Powys Local
Development Plan (LDP) on the topic of ‘Renewable & Low Carbon Energy’. It
provides an overview of the current European, national and local renewable and
low & zero carbon energy policy landscape within which the LDP policies on RE
and Low and Zero Carbon (LZC) Technologies sit. It also importantly provides
the context and the evidence behind the LDP policy itself.

Throughout this topic paper, please note the following definitions and acronyms:

e - electricity

t — thermal or heat

h - hours
Installed capacity (size of | Capacity factor Output (hours)
generator) (efficiency) (24hrsx365days = 8760)
1kW e/t 100% 8760 kWh or 8.7 MWh
1MW et 100% 8760 MWh or 8.7 GWh
1GW e/t 100% 8760GWh

The Policy Context — EU, National, and Regional
EU and UK Climate Change Commitment (2008)

In 2008, the European Union (EU) agreed to reduce CO: emissions by 20% of
1990 levels by 2020. In doing so the EU also committed itself to reducing
predicted energy consumption by 20% and increasing the use of renewable fuels
by 20% by the same time.

The UK in response agreed to achieve 15% of all energy needs through
renewable sources by 2020. This means that by that time at least 30% of the
UK’s electricity, 12% of our heat and 10% of our transport energy would be
derived from renewable fuels.

UK Climate Change Act (2008)

In the same year this Act became the first with legally binding targets that UK
governments have to meet. It established five-yearly carbon budgets to ensure
that these targets were met. They included a 34% reduction in greenhouse gas
emissions by 2020 and at least an 80% reduction in greenhouse house gas
emissions by 2050.

The Low Carbon Transition Plan and Renewable Energy Strategy (2009) In
2009 these two documents sought to lay out how the targets will be met. The
Transition Plan outlines how the UK will meet the 34% reduction in emissions by
2020. The Strategy commits the UK to meeting the EU’s Renewable Energy
Directive (2009) as well as a legally binding target of 15% of energy from
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renewable sources by 2020 through the increased use of renewable electricity,
heat and transport.

UK Renewable Energy Road Map (2011)

This document outlines a plan to accelerate the use of renewable energy and a
commitment to drive down the costs of that energy through the use of financial
support mechanisms. Importantly all four of the UK administrations, including
Wales, signed up to it in July 2011. It also includes an annual report on progress
which has revealed that the UK is on course to meet the target of sourcing 15%
of all energy from renewable sources by 2017.

Renewables Obligation (RO)

This is the main financial device that supports large scale UK renewable energy
generation. The RO places an obligation upon suppliers of electricity to secure a
proportion of their electricity from renewable sources. To prove this they are
required to buy RO Certificates from the providers of the renewable energy and
present them to Ofgem, the independent regulatory authority for the Gas and
Electricity Markets in the UK. RO Certificates are issued to renewable energy
generators according to the type and cost of technology they employ to generate
the electricity. They can be issued to generators using wind energy, hydroelectric
schemes, photovoltaics, tidal and wave energy, geothermal and a wide variety of
biomass schemes.

The Planning and Energy Act (2008)

The Act complements Planning Policy Wales (PPW see below) and enables
LDPs to set reasonable constributions for the generation of energy from local
renewable resources and low carbon energy and for energy efficiency. The Act is
complemented by the policies contained in Planning Policy Wales (PPW) that
cover such issues and provides a legal basis for the implementation of LDP
policies against the national framework.

Climate Change Strategy for Wales (2010)

This strategy stresses the need for the wider public sector in Wales to lead by
example in considering climate change in all decision-making; delivering
increased energy efficiency, and importantly making sure that land use planning
promotes and delivers sustainable development and increasing resilience by
moving Wales towards a low carbon economy. It includes targets to achieve an
annual 3% emission reduction. It also identified a number of key areas which
were important to achieving these targets, including maximising energy
generation, reducing energy consumption, improving energy efficiency, buildings,
and innovation & sKkills.

Energy Wales: A Low Carbon Transmission (2012)

This document details the importance of making a transition to a low carbon
economy for Wales. To achieve this it outlines three key objectives: providing
leadership on energy in Wales (including improving the planning and consenting
regime to create a 215t Century energy infrastructure), maximising the benefit that
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energy can deliver (including for communities), and the need to act now for the
long term future.

The Wales Spatial Plan Update: People, Places, Futures (2008)

This document places emphasis on the importance of reducing negative
environmental impacts, whilst identifying the significant opportunities that exist
within Wales for both wind and tidal sources of energy. In recognising this
opportunity it also identified where this generation should occur which in turn
informed the Technical Advice Note 8 (see below)

Planning Policy Wales (PPW) Edition 8 (2016)

PPW commits the planning system to optimising renewable and low carbon
energy generation, including combined heat and power schemes. It places a
responsibility for local planning authorities to be generally supportive of
renewable energy projects providing that environmental impacts are minimised or
avoided and protected areas are not compromised.

Technical Advice Note (TAN) 8: Renewable Energy (2005)

This created a new planning context for wind energy generation in Wales and
saw the creation of seven Strategic Search Areas (SSAs) across Wales where
large scale wind farms of over 25Mw in capacity could be accommodated.

It also stresses the need to make sure that all forms of renewable energy and
energy efficiency are supported by local planning authorities. However it also
recognises that, in doing the above, inappropriate development that would create
detrimental impacts upon designated and protected sites that are subject to
statutory obligations, the historic environment and local communities should be
either avoided or mitigated against.

Ministerial Letter (2011)

John Griffiths AM (Minister for Environment & Sustainable Development) wrote to
all LPAs to state the maximum capacities of Welsh renewable energy schemes
to be:

1700MW from onshore wind schemes within the SSAs, and

300MW from schemes that are under 25MW, on brownfield, community and
locally based schemes.

The letter also spelt out the expected maximum capacities for the SSAs. Two of
them (B: 430MW & C:98MW) are wholly within the County of Powys whilst a
further one (SSA D:212MW) straddles the border with Ceredigion.

SSA Maximum Capacity
B: Carno North 430MW

C: Newtown South 98MW

D: Nant-Y-Moch (part of) 212MW (part of)
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Technical Advice Note (TAN) 12: Design (2014)

TAN 12 provides advice relating to the need to consider good design at an early
stage of a planning application which should always incorporate consideration of
how any development can optimise its energy conservation and efficiency.

WG Practice Guidance:

Planning for Renewable and Low Carbon Energy — a Toolkit for Planners
(2015); &

Planning Implications of Renewable and Low Carbon Energy (2011).

The WG is committed to making sure that Wales meets the challenge of climate
change and these two documents are aimed at enabling LPA'’s to play their part.
The "Toolkit' describes how LDPs can incorporate and be underpinned by ‘robust,
spatially based policies’. It enables a match between the desired policy objective
and the most suitable evidence base required to support that objective.

The 'Planning Implications' document ‘is a tool to support LPA’s in dealing with
applications for renewable and low carbon developments.” Together, these
documents provide advice on how LPA’s can carry out their duty to ‘facilitate’ all
forms of renewable energy, energy efficiency and conservation measures.

Both the documents cover a wide range of renewable energy technologies, with
the 2015 version of the Toolkit including a section on the assessment of solar PV
potential.

Importantly the guidance also clarifies the issue of community involvement and
benefits. Community benefit is defined as a “...‘goodwill’ contribution voluntarily
donated by a developer for the benefit of communities affected by development
where this will have a long term impact on the environment.” Whilst these
benefits would normally be via voluntary contributions to community funds or
trusts, there is also scope for other, particularly non-financial, benefits that can be
secured via the planning process through such mechanisms as Section 106 or
the Community Infrastructure Levy.

Ministerial Letter, December 2015

Following on from the publication of the revised Renewable Energy Toolkit (see
above), the Minister responsible for Renewable Energy wrote to LPA’s
requesting that they consider the need for local policies (including spatial
representations) in support of local authority scale (Between SMW and 25MW for
onshore wind and between 5MW and 50MW for all other technologies)
renewable energy applications. The letter went on to explain the expectation to
include within the Powys Renewable Energy Assessment an assessment of the
potential for solar developments in the county.

Wind Farm Design Guidance: Designing Wind Farms in Wales (2012)

The document is primarily concerned with Nationally Significant Infrastructure
Projects (NSIPs), as well as Planning Appeals and Called-In Planning
Applications projects (both >50MW). However the guidance also outlines the
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design issues that are considered in a wind farm development planning
application.

Building Regulations and Zero Carbon

3.1.45 Changes to the Building Regulations in 2013 and 2016 brought in
challenging dwelling [CO:] emissions rate targets for residential development and
for commercial development by 2019. By 2016, new homes will need to achieve
a 70% reduction in CO:emissions on or near site from energy efficiency and the
use of Low and Zero Carbon [LZC] energy options. For large sites, district
heating [DH] from a low carbon source is likely to be one of the most cost-
effective ways of achieving this.

3.1.46 Developers will then have to deal with their residual carbon emissions
through the use of Allowable Solutions [AS]. One AS proposed would allow credit
for carbon emissions where heat is exported from the site to nearby existing
buildings via a District Heat Network. The power to make Building Regulations for
buildings in Wales was transferred to the Welsh Ministers on 31st December,
2011.

Wales Planning Act 2015
The act aimed to address 5 main objectives:

1. A modernised framework for the delivery of planning services, which
includes the ability to make certain planning applications direct to the
Welsh Ministers. This will include a new category of application:
Developments of National Significance (DNS)(similar to the Nationally
Significant Infrastructure Projects). The criteria for DNS are referred to
below.

2. Strengthening the Plan-led approach via the introduction of a National
Development Framework for land use (to replace the Wales Spatial Plan)
and Strategic Development Plans.

3. Improved resilience via powers to enable LPA’s to work more closely
together or even merge.

4. Improvements to the Development Management process including the
introduction of a statutory pre-application procedure for certain
applications.

5. Changes to the enforcement and appeals systems.

The Developments of National Significance (DNS) (Specified Criteria and
Prescribed Secondary Consents) (Amendment) (Wales) Regulations 2016
This provides the criteria for DNS mentioned above, and amends them to remove
confusion arising from recent changes in English regulations (see below). The
criteria specifies that in Wales all renewable energy applications between 10MW
and 50MW are considered to be DNS which will therefore be determined by the
Assembly Minister.

However the Onshore Wind Generating Stations (Exemption) (England and
Wales) Order 2016 and the Infrastructure Planning (Onshore Wind Generating
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Stations) Order 2016 came into force in March 2016. This specifies that all
applications for onshore wind generation up to the size of 350MW should be
determined locally by LPA.

The criteria for DNS was therefore amended to ensure that all wind turbine
applications with a generating capacity of more than 50MW will be considered to
be DNS and therefore determined by the Minister.

All renewable energy applications below 10MW will continue to be determined
locally.

Well-being of Future Generations Act 2015

The Well-being of Future Generations (Wales) Act aims to improve the social,
economic, environmental and cultural well-being of Wales by making the public
bodies listed in the Act think more about the long-term, work better with people
and communities and each other, look to prevent problems and take a more
joined-up approach.

The Act puts in place seven Well-being Goals:
e A globally responsible Wales
A prosperous Wales
A resilient Wales
A healthier Wales
A more equal Wales
A Wales of cohesive communities
A Wales of vibrant culture and thriving Welsh language

The Act places a well-being duty that public bodies in Wales will be expected, by
law, to carry out. The well-being duty states: Each public body must carry out
sustainable development. The action a public body takes in carrying out
sustainable development must include: a. setting and publishing “well-being
objectives” that are designed to maximise its contribution to achieving each of the
well-being goals, and b. taking all reasonable steps (in exercising its functions) to
meet those objectives.

The Local Policy Context

The Unitary Development Plan (2010)

The key policies within the UDP that relates to Renewable Energy and Energy
Efficiency are found within the Strategic Part One section. ‘UDP SP12 Energy
Conservation and Generation’ and Part Two (Policies E1 to E7).

SP12 is concerned with supporting both issues:
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A. ALL DEVELOPMENTS SHALL DEMONSTRATE THAT ENERGY
CONSERVATION AND EFFICIENCY MEASURES HAVE BEEN CONSIDERED
AND, WHERE PRACTICABLE, INCORPORATED.

B. PROPOSALS FOR ENERGY GENERATION FROM RENEWABLE
SOURCES WILL BE APPROVED PROVIDING THAT THEY MEET THE
LANDSCAPE, ENVIRONMENTAL, AMENITY AND OTHER REQUIREMENTS
SET OUT IN THIS PLAN.

Both parts A & B take a positive position towards encouraging energy efficiency
and all sources of renewable generation and places a presumption in favour of
approval for generation schemes of energy providing they meet the requirements
concerning Landscape, Environment and Amenity (eg ENV1 — ENV19), as well
as other considerations wherever necessary, that are detailed elsewhere in the
plan.

In addition to SP12 support for energy conservation measures is detailed in
Designing Energy Efficient Development (DEED) IDCG (2008) which
accompanied the UDP.

In Part Two of the UDP Section 12 deals with energy and contains policies E1 to
E7. Policies E1 and E2 anticipate a potential increase in the use of Thermal
Power and from combustion sources. E1 deals with larger scale units (over
5MW) burning either fossil or renewable fuels (probably wood). Policy E2
focusses on smaller scale (below 5MW) thermal combustion sources of energy,
such as that found in Combined Heat and Power (CHP) schemes as well as
landfill gas, anaerobic digestion and pyrolysis of waste etc.

Policies E3, E4 and E5 are concerned with Windpower and details the criteria
that will be considered before approval would be granted, the removal of
decommissioned wind turbines and the planning obligations related to Off-site
works associated with wind turbines.

Policies E6 and E7 relate to Hydro and Solar sources of energy production
respectively and again detail the criteria against which applications would be
assessed before approval was given.

Finally the issue of Energy transmission is dealt with at the end of this section
and within UDP Policy DC12. This includes power lines, heat mains and hydro
related pipework such as penstocks etc.

Powys County Council Renewable Energy Assessment (2012) and Update
(2016)

In 2012 the Council commissioned a 'Renewable Energy Assessment' (REA) to
inform the LDP and identify the potential for renewable energy in the county. This
in turn then informed the selection of the policy objectives which were carried
through to the LDP. See ‘Key Issues’ section below for more information.
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The REA followed the advice that was initially set out in the 'Planning for
Renewable and Low Carbon Energy - a Toolkit for Planners'. It identified the
potential for energy generation from wind, hydro, waste, biomass and Building
Integrated Renewables (BIR). It also included an analysis of opportunities for
Combined Heat and Power (CHP) within the county in the form of an Energy
Opportunity Assessment.

In summary the 2012 REA established the existing energy capacity (in 2012), the
predicted energy consumption (by 2026), and the potential capacity (in 2026).
How this information has informed the development of the LDP Renewable
Energy Policy is treated below (see Key Issues section).

Since the update of the Welsh Government’s ‘Toolkit for Planners’ in 2015 the
2012 REA has been updated. The 2016 update reviewed the original figures and
also included the spatial identification of Local Search Areas for Wind Schemes
between 0 and 25MW capacity, and all Solar Photovoltaics over 0.5MW capacity.
The table below summarises the main findings of the REA Update 2016:

Table 1: Summary of the 2016 REA Update

Electricity Thermal Total
Small Large
Scale Scale
A | By 2012 1.8MW | 212.3MW 1.8MW* A
B | 2012 Combined 214 AMW 1.8MW* 215.9MW*
C | By 2016 (Existing) 10.1MW | 326.6MW 74.5MW | C
D | By 2016 Combined 336.7MW 74 5MW 411.2MW
(Existing)
E | 2012 to 2016 (C minus 8.3MW 114.3MW 72. 7MW E
A)
F | 2012 to 2016 Combined 122.6MW 72.7TMW 195.3MW
(D minus B)
G | Predicted Consumption 606GWh** 1,463GWh**
by 2026
H | Maximum Potential 2,441MW 247TMW 2,688MW
Capacity
| | Additional Contribution 599MW 29.5MW 628.5MW
between 2016 and 2026
J | Existing and Additional 721MW 102.2MW | 823.8MW
Contribution, (for Plan
Period 2011 to 2026) (F
+1)
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K | Total by end of Plan 936MW 104MW 1040MW
Period (B+F+l)

* This figure likely to be an under-representation
** Note the different unit of measurement

The Powys Conjoined Windfarm Public Inquiry (2013 to 2015)

As a result of the Council considering and objecting to 6 separate planning
applications (5 for large scale windfarms associated within or adjoining the
SSA’s, plus a 6th application for improvements to transmission infrastructure)
public inquiries were triggered. DECC decided that the best way to consider all
six schemes was to hold a Conjoined Public Inquiry (CPI).

Powys’ Initial Position

Powys County Council initially opposed the 6 applications and for the following
primary reasons: Landscape and visual impacts (Llanbadarn Ffynydd, Llaithddu,
Llandinam (Repowering), Carnedd Wen), failure to adequately mitigate against
the harm, particularly in respect of Highways (Llanbrynmair), and poor route
selection (Llandinam to Welshpool Overhead Line). Whilst the Council’s initial
position at this Inquiry was to oppose the proposals this situation was later
nuanced during the course of the CPI and the further evolution of the proposals.
For a full account of the Council’'s position and the considerations behind it
please refer to Annex 9 (page 854 to 870) of the Inspectors Report which can be
found at:
https://itportal.decc.gov.uk/EIP/pages/projects/InspectorsReportEnglish.pdf .

The Council’s position at the Inquiry will not prejudice any future applications
which will be dealt with on their merits according to the criteria laid out in adopted
Policy.

The Inquiry and its Outcomes

The Inquiry opened in June 2013 and concluded in May 2014 with the Inspector
submitting their Report to the Secretary of State in December 2014. The six
schemes considered were:

Table 2: Summary of CPl Wind Farm Proposals with Provisional Outcomes

Scheme SSA | Approximate | No.s of Outcome of
Capacity Turbines | Inquiry (as at
(MW) March 2016)
Llanbadarn Fynydd Wind C 59.5 17 Refused
Farm
Llanbrynmair Wind Farm B 90 30 Refused but
decision since
quashed
Fferm Y Wynt Llaithddu C 62.1 27 Refused
Wind Farm
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Llandinam (Repower) C 102 34 Consented
Wind Farm

Carnedd Wen Wind Farm B 130 - 150 50 Refused but
decision since
quashed
Llandinam to Welshpool N/A N/A N/A Refused

132kV Overhead Line

Llanbadarn Fynydd Wind Farm - Refused

The Inspector recommended refusal and the Secretary of State accepted the
Inspector’s view that the scale of the visual effect impacts, the impacts on the
residential amenity and the detraction from the historic character of the
landscape in which the project would sit mean that granting consent would
conflict the relevant provisions of Energy National Policy Statements EN-1 and
EN-3. The Inspector also felt, and the Secretary of State agreed, that the
proposal would not be consistent with Planning Policy Wales (Edition 7), TAN 8
or Powys County Council’s UDP.

Llanbrynmair Wind Farm — Refused (but Decision since quashed)

The Inspector recommended that, subject to relevant conditions being applied,
planning permission should, in part, be granted. However the Secretary of State
did not agree with the Inspector's recommendation and decided to refuse
consent on the following grounds:

The Secretary of State disagreed with the Inspector’s conclusion that the adverse
visual and landscape effects would be outweighed by the benefits of the
development, particularly in respect of a number of nearby residential properties
and the views from the south eastern section of the Snowdonia National Park.
The Secretary of State was also not persuaded that adequate mitigation
measures existed. As far as transport was concerned, the Inspector also
recommended consent on the understanding that shared access be made
available via the Carnedd Wen proposal. However as the Secretary of State is
also refusing this application (see below) then the Llanbrynmair proposal should
also be refused.

Since this announcement was made however the decision has since been
quashed (see below).

Fferm Y Wynt Llaithddu Wind Farm — Refused

The Secretary of State noted the Inspector's view that all the impacts on
hydrology, hydrogeology, biodiversity, cultural heritage and the transport network
would be acceptable, subject to the imposition of relevant conditions. The
Secretary of State also agreed with the Inspector’s reasoning and conclusions on
the cumulative impacts of all the different applications and potential scenarios of
consent. However the Inspector’s report recommended refusal of this application
and the Secretary of State accepted the Inspector’s view that the Southern group
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of turbines (involving 15 turbines with a hub height of 64M) in this application
would have a harmful impact on landscape features and visual amenity, and as
such was in conflict with National Policy Statements EN-1 and EN-3 which set
out requirements to minimise or mitigate harm on the landscape and visual
amenity.

Llandinam (Repower) Wind Farm - Consented

This application sought permission to decommission the existing wind farm at
Penrhyddlan & Llidiartywaun, nr Llandinam and construct and operate a new
wind farm in its place. This new wind farm would consist of 34 turbines (down
from 42) that would generate a maximum of 102MW. Whilst it is located outside
the approximate boundaries of SSA C both the Inspector and the Secretary of
State agreed that it should be treated as being within the SSA on account of its
proximity to it.

The Inspector recommended that Section 36 consent for planning permission be
granted and the Secretary of State accepted the full content of the Inspector’s
Report including its recommendation and the reasons for it. These reasons
included an improvement in the visual impact of the existing Wind Farm and
other impacts that could be mitigated against.

Carnedd Wen Wind Farm — Refused (but Decision since quashed)

This application related to a Wind Farm of 50 turbines with a generating capacity
of between 130 and 150MW. The Inspector recommended that consent be given,
in part, subject to conditions. However the Secretary of State disagreed with this
recommendation and hence refused consent.

In spite of the benefits that the Secretary of State recognised, the reasons for
refusal included the likely harm to the landscape and visual qualities of the Nant
yr Eira Valley and the substantial visual impact affecting a number of residential
properties in the Valley as well as upon views from the south eastern edge of the
Snowdonia National Park, and that these impacts outweighed any potential
benefits the development might bring.

Since this announcement was made however the decision has since been
quashed (see below).

Llandinam 132kV Electricity Line — Refused

This application related to the installation of 35Km of new Overhead Line to take
power generated by the repowered Llandinam Wind Farm (see above) to the
Welshpool Substation.

The Inspector recommended that if the Llandinam Repowering proposal was to
be granted consent then a section 37 consent and deemed planning permission
for the overhead line should be granted. However if consents were granted that
would not take the installed capacity for SSA C beyond 160MW the Inspector
recommended that further Strategic Environmental Impacts should be sought in
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order to decide whether consent should be conditional upon the line being
upgraded to a higher capacity.

The Secretary of State however did not agree with the Inspector’s
recommendations partly because they had not been convinced that the route
chosen was the only or best way to meet the need identified as the Inspector had
considered other routes in the Report. The Secretary of State also agreed with
the Inspector that there was a clear conflict between the proposed development
and existing UK and Welsh Government, and local UDP planning policy. The
Secretary of State also accepts that the conditions proposed by the Inspector
would mitigate many of the potential impacts if it were consented. However
where visual and landscape impacts, and the potential harm to Scheduled
Ancient Monuments were concerned the Secretary of State took a different view
to that of the Inspector and refused to consent the application.

Position as at September 2016

Following an appeal from the two applicants the High Court has ruled that the
Secretary of State’s decision to refuse consent for the Llanbrynmair and Carnedd
Wen applications should be quashed. This means that the Secretary of State will
need to look again at the decision to go against the Inspector’'s recommendations
for these two applications. Whilst the re-determination process has commenced,
by September 2016 no decision has, as yet, been reached.

The Key Issues

Within the LDP (Section 2.4) are listed a number of county-wide Key Issues that
relate to renewable energy and low carbon development. Key Issue 4 related to
the need to support moves towards cheaper and more resilient and sustainable
forms of energy. Key Issue 11 touches on the importance of the county’s
resource for renewable energy generation. Key Issue 13 stresses the need to
protect the county’s important landscapes from visual impact. Key Issue 28
stresses the importance of energy efficiency for tackling fuel-poverty and Key
Issue 43 & 44 highlight the need to reduce the energy requirements for
development and the importance of supporting the utilisation of the county’s
renewable energy resource wherever the cumulative effects are acceptable. Both
Key Issue 11 and 44 are underlined by the findings of the Powys Renewable
Energy Assessment (2012) (see above).

As a result, the key LDP (2015) objectives for renewable and low carbon energy
are:

LDP Objective 4 — Climate Change and Flooding: ‘to support the transition
to a low carbon...Powys...’
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LDP Objective 5 — Energy and Water: ‘to support the conservation of
energy and water and to generate energy from appropriately located
renewable resources where acceptable...[in order to]... deliver the
county’s contribution to the national targets.

LDP Objective 6 — Vibrant economy: ‘to support a diverse, robust and
vibrant economy for Powys...’

LDP Objective 10 — Important Assets: ‘to support the operation and
development of regionally and nationally important assets.’

LDP Objective 11 — Natural Heritage: ‘to conserve and protect Powys’
land, air and water resources...’

LDP Objective 13 — The Landscape and the Historic Environment: ... to
protect, preserve and/ or enhance the distinctive landscapes of Powys and
adjoining areas...” And ‘... the distinctive historic environment, heritage
and cultural assets of Powys.. [where they are] ..not statutorily protected...
and ... ensure that development respects local distinctiveness.

LDP Objective 16 — Community well-being: ‘to promote development that
supports community wellbeing and cohesion...’

Review of the UDP Policies

Para 5.2.2.2 of the Local Development Plan Manual (2016) states that “Existing
planning policies should also be reviewed...” The Planning Policy that is currently
in force in Powys is the UDP which includes policies relating to renewable energy
and energy efficiency (see Local Policy context above).

A review of these policies quickly reveals that the policy landscape, language
and aspirations surrounding the subject have changed considerably since the
UDP was adopted. Policy SP12 includes ‘energy efficiency’ which, as a phrase
has largely been superseded by more ambitious expectations and terminology
that is reflected in the policy landscape. Terms such as low and zero carbon
(LZC) relate to energy efficiency as well as other concepts such as passive
building design, etc.

Additionally the Policies E1 to E7 are also in need of updating to reflect this
continually developing policy situation and realities of the renewable energy
sector as a whole. For instance the anticipated increase in the use of thermal
power has not, so far, materialised. Whereas interest in wind has continued to
dominate the proposals submitted over the last few years. It may also be the
case that interest in Solar PV may well increase over the lifetime of the LDP, as
experience elsewhere in the UK recently demonstrates.
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For these reasons the UDP policies all need revising to ensure that the policies
appearing in the LDP reflect the expectations of this more nuanced policy
landscape and the current capabilities of the sector.

Allied to this consideration is the fact that in any technological arena new
developments will always continue to increase and improve capabilities and
performance, and may even introduce hitherto unknown technologies during the
lifetime of the Plan.

Consequently, in replacing the UDP policies, it is important to make sure that the
new LDP policies are not only up to date but continue to be positively worded
and supportive of the need for renewable and low carbon solutions, but also, as
far as can be achieved, versatile enough to be future-proof and ‘fit-for-purpose’ in
the face of new technological developments that may appear as the efforts to
tackle the causes of climate change continue to gather pace.

Recommendations

This topic paper presents three recommendations in respect of the LDP Policy on
renewable and low carbon energy:

A. To make use of Local Search Areas (LSA) for the siting of wind energy
generation schemes up to 25MW and solar electricity generation over
0.5MW and the Strategic Search Areas (SSA) in Technical Advice Note 8:
Renewable Energy (TANS8) for the siting of all onshore wind schemes over
25MW.

B. To identify the contribution that the County can make to meeting the
national targets for the generation of renewable energy and heat as stated
in the Low Carbon Transition Plan and Renewable Energy Strategy of
2009.

C. To set local policy on renewable energy to deliver the County’s
contribution without duplicating or overlapping with National Policy.

A. To make use of Local Search Areas (LSA) for the siting of wind energy
generation schemes up to 25MW and solar electricity generation over
0.5MW and the Strategic Search Areas (SSA) in Technical Advice Note 8:
Renewable Energy (TANS) for the siting of all onshore wind schemes over
25Mw.

The Renewable Energy Toolkit (2015) emphasises the need for LPAs to make
sure their LDPs include spatially based policies. It also included a new section
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explaining how LPAs can assess the potential for solar farm developments in
their areas. The Ministerial Letter of December 2015 underlined both these points
by drawing the attention of LPAs to the need to allocate local areas of search for
local-authority scale renewable energy schemes, as well as the need for this
work to include solar development potential.

As a consequence the updating of the REA (2016) also included the identification
of Local Search Areas (LSA) for both wind and solar electricity generation
schemes.

The LSAs for wind are intended to accommodate any wind energy generation
scheme up to 25MW in size. Schemes that are over that capacity are expected to
be accommodated within the Strategic Search Areas (see below).

The LSAs for Solar are intended to accommodate any solar photovoltaic
generation scheme over the threshold of 0.5MW.

The methodology for identifying both kinds of LSA is detailed in the REA (2016).
Neither the wind or solar LSAs provide any guarantee that applications for
schemes will be approved within them, nor do they preclude applications from
elsewhere in the county from being considered. Neither kind of LSA are
safeguarded (see discussion below). As such they represent the optimum areas
of the county where it is thought such schemes would be most viable (in terms of
the stated environmental constraints and availability of resource, etc.)

The LSAs are included in detail within the REA (2016) as well as, in less detail,
on the LDP’s Proposals Maps and in the Appendices of this Topic Paper. For
reference they are labelled as follows:

Wind LSA Solar LSA

W1 East of Lake Vyrnwy S1 Carno

W2 South West of SSA C

S2 South of Llanidloes

W3 Radnor Forest West

S3 Llanbister

W4 West of Hundred House

S4 Nantmel

W5 North of Beulah

S5 East of Builth

W6 East of Aberedw

S6 North of Brecon

W7 South of Builth Wells

S7 Ystradgynlais

Welsh Government’s (WG) Planning Policy Wales (PPW) (2016 p181) explains
that the most appropriate scale at which to identify areas for large scale onshore
wind energy development is at an all-Wales level through the identification of
SSA.

To support this TANS8 explains:
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‘The SSAs for onshore wind as identified on Maps 1-8 [of the TAN]...must
be referred to in local development plans and, if refined, incorporated into
local development plan proposals maps...’

With regard to refinement of the SSA in Powys, in 2006 and 2008 PCC
commissioned two refinement exercises regarding the TAN8 SSA B & C. Neither
resulted in formal refinement of the SSA, although each resulted in consultation
being undertaken on a draft Interim Development Control Guidance Note (IDCG).
The 2008 IDCG was agreed for development control use concurrent with the
consultation (PCC, 2008, p6). The results of the consultation were never formally
considered by the County Council and the IDCG was not confirmed as
Supplementary Planning Guidance (SPG) on adoption of the Unitary
Development Plan in 2010 (PCC, 2010, pp5-6). Furthermore, given the more
detailed assessments before the Mid Wales conjoined wind farms public inquiry,
Counsel for PCC (2014, p40) concluded that the work (i.e. the refinement
exercises) must be ‘approached with caution’ to the extent that ‘it should be given
very little weight'.

Subsequently the Mid Wales conjoined wind farms public inquiry has provided a
further opportunity to consider a comprehensive assessment of the combined
landscape and visual effects of wind turbine proposals and also of the strategic
and detailed cumulative assessment of large scale indirect impacts on the setting
and significance of heritage assets in and around the SSA.

WG TAN8 (2005 p7) explains that local planning authorities may wish to
establish suitable criteria for separation distances between schemes and from
the perimeter of existing wind power schemes or the SSAs. The LDP is not,
however, prescriptive on separation distances, leaving them to be determined on
a case by case basis.

There is opportunity to prepare SPG on renewable energy once the LDP has
been adopted.

B. To identify the contribution that the County can make to meeting the
national targets for the generation of renewable energy and heat as stated
in the UK Low Carbon Transition Plan and Renewable Energy Strategy of
2009

LDP Objective 5 cites the need for the county to make a contribution to the
national renewable energy generation targets and the REA Update (2016)
identifies that this contribution could come from an additional 973GWh of
electricity generation plus a further 75GWh from renewable heat.

PCC’s Regeneration Strategy (2011, pp51-56) includes regeneration priority 5 —
harnessing Powys’ natural assets, which suggests Powys could become the
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'home' of renewables technology, innovation and development in Wales. This is a
positive message backing the WG’s proactive message.

The requirement to identify the renewable energy contribution comes from PPW
(2016, para 12.8.9, p180) which explains that:

[Local Planning Authorities should consider] the contribution that their
area can make towards developing and facilitating renewable and low
carbon energy and ensuring that development plan policies enable this
contribution to be delivered.’

The UK Renewable Energy Roadmap Update 2013 shows the UK is making
“very good progress” against the overall target of 15% renewable energy
consumption by 2020. It also explains that renewable electricity generation in
Wales increased from 2.3 to 2.4TWh in the year to June 2013, an increase of
1%.

The UK HM Government (2009, p8) lead scenario to meet the overall renewable
energy consumption target of 15% by 2020 is to generate 30% of electricity from
renewables, to generate 12% of heat from renewables and 10% of transport
energy from renewables.

The contributions that Powys can make towards the national targets in the LDP
are derived from the evidence in PCC’s Powys Renewable and Low Carbon
Energy Assessment (REA). The need to undertake this study comes from WG
PPW (2016, pp182-183):

12.8.18 Local planning authorities should facilitate local authority-wide
scale renewable energy in development plans by undertaking an
assessment of the opportunities and potential for renewable energy in the
area.

12.9.2 Local planning authorities should guide appropriate renewable and
low carbon energy development by undertaking an assessment of the
potential of all renewable energy resources and renewable and low carbon
energy opportunities within their area and include appropriate policies in
development plans.

12.9.5 Policies for strategic renewable energy development in areas
outside SSAs, if appropriate, should be included in development plans
informed by local authority renewable energy assessments.

Table 8 in PCC’s REA (2016, p15) predicts the total energy consumption for the

Local Planning Authority (LPA) area in 2026 (the end of the plan period) as
606GWh of electricity and 1,463GWh of heat.
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Tables 9 and 10 in PCC’s REA (2016, p17) show the existing capacity for
generating renewable electricity is 524GWh. This equates to approx. 86% of the
total predicted consumption in 2020, in excess of the UK HM Government (2009,
p8) lead scenario of 30% to meet the 2020 target.

Tables 9 and 10 in PCC’s REA (2016, p17) show the existing capacity for
generating renewable heat is 28GWh. This equates to less than 2% of the total
predicted consumption in 2020, well below of UK HM Government (2009, p8)
lead scenario of 12% to meet the 2020 target.

The Local Contribution

It is clear that the LPA area is contributing significantly towards the generation of
renewable electricity, far less so towards the generation of renewable heat.
Nevertheless PPW (2016, p183) explains that LPA should plan positively for all
forms of renewable and low energy development using up to date and
appropriate evidence. It is in this context that the REA from 2012 was updated in
order to ensure that the LDP RE policy was based on up to date evidence.

The REA (2016, p4) calculated that the total existing renewable energy capacity
in Powys amounted to 336.7MW of electrical power, and 74.5MW of thermal
power

The predicted energy consumption for the end of the plan period in 2026 was
calculated to be 606 GWh of electricity, and 1,463GWh of heat (REA 2016, p3).

The REA (2016, p4) undertook an area wide resource assessment to provide an
indication of the total potential installed capacity for different technologies that
could be supported by the available resource. The maximum potential (ie the
absolute maximum that the County could generate if there were no constraints
and without any cumulative concerns etc.) renewable electrical and thermal
installed capacity across Powys in 2026 was calculated as circa 2,441MW for
electricity, and circa 247MW for thermal energy.

How these figures translate themselves into the contribution is outlined below.

The Renewable Electricity Contribution

Table 29 of the REA (2016 p40), which is reproduced in Appendix 2, details how
the different renewable electricity technologies could contribute towards the
maximum potential installed capacity. For each technology an appropriate
percentage of the total potential was selected. These percentages were based
on a variety of factors depending upon the technology. These included previous
roll out rates, presence or absence of incentives, ease of deployment, costs, etc.
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as well as the likely scale of impact on their surroundings. As such the
percentages represent what is thought to be appropriate maximum contributions
from each technology. Based on these percentages Table 29 calculates what
each technology could contribute in terms of GWh.

Whilst Table 29 of the REA presents some example percentages, it is felt that the
percentage for Solar PV in particular is too high in this table. In light of the
difficulties currently being experienced across the county with respect to the grid
capacity it is proposed that a 25% contribution, instead of the suggested 50%, for
solar is considered to be more achievable. This would reduce the contribution
made by solar from 540GWh listed in Table 29 down to 270Gwh.

The table below translates these (modified) amounts of GWh into an indicative
amount of MW that would be needed on the ground, across the county, in order
to meet that percentage and make the required contribution.

Table 3: Renewable Electricity Technologies. MW Required to Deliver
Contribution.

a b (5 d
a c divided
GWhx1000= 24hrsx divided Capacity by d =
Technology GWh MWh 365days = by b=  Factor MW
Biomass 18 18,000 8760 2.05 0.9 2.3
Energy from
Waste 3 3,000 8760 0.34 0.9 0.4
Hydropower 14 14,000 8760 1.60 0.37 4.3
Landfill Gas 0 - 8760 - 0.6 -
Wind Power 665 665,000 8760 75.91 0.27 281.2
Solar PV 270 270,000 8760 30.82 0.1 308.2
Other 0 - 8760 - 0.45 -
BIR 3 3,000 8760 0.34 0.1 3.4
Total 973GWh | 973,000MWh 599MW

From this it can be seen that in order to deliver 973GWh of renewable electrical
energy by 2026 an additional, and indicative, 599MW will need to be installed
across the county. It will be seen from above that the bulk of this is anticipated to
come from Solar PV installations, with wind contributing less than the amount
that is currently installed.

Table 29 in the REA (2016) also presents this figure as a percentage of the
projected total electrical energy demand for the county by 2026. However with
the reduced percentage for the solar contribution taken into account the
indicative 599MW of renewable electrical energy generation would, if deployed
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by the end of the Plan period, mean the county would be contributing 106% of
the 606GWh demand that is projected. This would see the county becoming a
net exporter of renewable electricity.

The Renewable Heat Contribution

Table 30 of the REA (2016 p41), which is reproduced here in Appendix 3, details
how the different renewable electricity technologies could contribute towards the
maximum potential installed capacity. For each technology a likely percentage of
the total potential was selected. These percentages were based on a variety of
factors depending upon the technology. These included previous roll out rates,
presence or absence of incentives, ease of deployment, costs, etc. as well as the
likely scale of impact on their surroundings. As such the percentages represent
what is thought to be appropriate maximum contributions from each technology

Based on these percentages Table 30 calculated what each technology could
contribute in terms of GWh. The tables below translate these amounts of GWh
into an indicative amount of MW that would be needed on the ground across the
county in order to meet that percentage and make the required contribution.

Table 4: Renewable Thermal Technologies. MW Required to Deliver
Contribution.

a o] c d
a

GWhx1000 24hrs x 365 divided Capacity c divided
Technology GWh = MWh days = by b = Factor by d = MW
Biomass 34 34,000 8760 3.88 0.5 7.8
Energy from
Waste 5 5,000 8760 0.57 0.5 1.1
BIR 36 36,000 8760 4.10 0.2 20.5
Total 75GWh | 75,000MWh 29.5MW

From this it can be seen that in order to deliver 75GWh of renewable thermal
energy by 2026 an additional, and indicative, 29.5MW will need to be installed
across the county. It will be seen from above that over two thirds of this is
anticipated to come from Building Integrated Renewables (BIR).

Table 30 in the REA (2016) also presents this figure as a percentage of the
projected total thermal energy demand for the county by 2026. If an indicative
29.5MW of renewable thermal energy generation is deployed by then, the county
would be contributing just 5% of the 1,463GWh demand that is projected.

It is important that the LDP balances a positive approach towards renewable
energy required by WG PPW (2016, p180) with minimising landscape and visual
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impact from renewable energy developments elsewhere in the LPA area. This is
a key component of LDP Policy RE1.

C. To set local policy on renewable energy to deliver the County’s
contribution without duplicating or overlapping with National Policy

WG PPW (2016, p20) explains that national planning policies should not be
repeated in LDPs. Instead, LDPs should explain how national planning policies
apply to the local area. Guidance on LDPs: Preparing for Submission published
by the Planning Inspectorate (2015 p.3) explains the LDP should be a concise,
focussed document which conveys essential messages in a clear and engaging
way. It should not tell the story of how the plan was prepared, nor include a
lengthy recitation of the legislative background. These principles underpin the
policy approach in the LDP.

WG PPW (2016, p182) describes the four scales of renewable and low carbon
energy development. These are repeated in the table below as they underpin the
scope of the planning policy approach to renewable energy development in
Wales.

Table 2. PPW scales of renewable energy development.

Scale of | Threshold (electricity and heat)

development

Strategic Over 25MW for onshore wind and over 50MW for all other
technologies

Local Authority- | Between SMW and 25MW for onshore wind and between

wide 5MW and 50MW for all other technologies

Sub Local Authority | Between 50kW and 5SMW

Micro Below 50kW

WG PPW (2016, p184) explains that development plans should encourage Sub
Local Authority scale schemes and clearly set out the local criteria against which
such proposals will be evaluated.

Alongside the expectation to include Local Search Areas within the LDP that
emerged in the Renewable Energy Toolkit (2016), the ‘Developments of National
Significance (DNS)’ regulations (2016) provided the criteria mentioned in the
Wales Planning Act (2015) against which DNS proposals would be determined.

Taken together all of these policy developments have clearly changed the ‘policy
landscape’ within which the LDP operates. The tables below summarise, for both
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wind and solar developments, how the scales mentioned above relate to the new
location designations and who they will be determined by, in light of these
changes.

Table 5: Summary of Wind Development Scales, Locations & Determination

Wind 0 50KW 5MW 10MW 25MW+
Scale:

Micro

Sub Local Authority
Local Authority Wide
Strategic

Location:
Applications considered
across County

Applications considered in
LSAs
Applications considered in
SSAs

Determined by:
LDP Policy
Welsh Government

Table 6: Summary of Solar Development Scales, Locations & Determination

Solar 0 50KW 0.5MW 5MW 10MW 25MW
Scale:

Micro

Sub Local Authority
Local Authority Wide
Strategic

Location:
Applications considered
across County

Applications considered in
LSAs

Applications considered in
SSAs*
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LDP Policy

Welsh Government

Strategic and Local Authority Wide Scales
The Treatment of the Search Areas — to Safeguard or Not?

Strategic Search Areas

With regard to the Strategic Search Areas, TAN8 (para 2.10) states that LPAs
‘should take an active approach to developing local policy for SSAs in order to
secure the best outcomes’. It goes on to say that some of the local issues that
could be addressed in this way include ‘safeguarding wind farm sites’, and that
‘LPAs should be aware that other developments could sterilise land for wind
power proposals’ (p7). There seems to be some ambiguity within this wording, as
it uses the word ‘sites’ as opposed to (search) ‘areas’. ‘Sites’ could mean
locations with extant Planning Permission for wind farm developments, as well as
existing and operating installations, however this latter interpretation would
provide its own safeguarding as a form of existing development. There is also the
question surrounding the ‘other developments’. Given that the SSAs are in open
countryside, away from existing development, and where new development is
strictly limited already it is felt that the most likely form of development that could
‘sterilise’ the SSA would be proposals for other renewable energy technologies or
for wind schemes that possess a smaller capacity than the 25MW threshold.

Given that Powys has a large amount of its land area contained within three
SSAs (B (Carno North), C (Newtown South) and a part of D (Nant-y-Moch)) it is
unrealistic to provide safeguarding through a blanket ban on all development
within those areas. A more pragmatic approach would be to place a presumption
against any development that would constrain the primary purpose of the SSAs,
which is to accommodate Strategic scale wind farm schemes of 25MW and over.
This is explained in more detail within the Renewable Energy SPG.

It is noted also that the presence of SSA’s does not preclude the consideration of
applications for proposals of 25MW or above from elsewhere in the county,
beyond the boundaries of the SSAs, and nor do they guarantee the permitting of
applications within them.

Local Search Areas

The need to identify local areas of search is detailed in the Renewable Energy
Toolkit (2015) and reiterated in the Ministerial Letter of December 2015. The
process of identifying them is similar to that of the SSAs and is detailed in the
Renewable Energy Toolkit (2015).

The process of identifying LSAs resulted in a comparatively smaller area of land
being designated for wind than for solar. Secondly, given the Capacity Factors
stated in the Renewable Energy Toolkit, a MW of wind energy is likely to be more
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efficient than a MW of solar energy. As a result the REA (2016) recommended
that the Wind LSAs should be safeguarded over those for solar. However further
consideration suggested treating both the wind and solar LSAs on an equal
footing.

Chief amongst these considerations lies the fact that, for the LSAs (as with the
SSA’s) not all the land within them is suitable for renewable energy deployment.
This creates a problem if wind were to be given primacy over solar wherever the
two LSAs overlap. For example, if wind were to be given primacy over solar, a
refusal for a wind development application would effectively render that land
redundant for anything else and in so doing limit the likelihood of achieving the
contribution from solar PV.

Yet arguments for some form of safeguarding remain persuasive. For instance,
the SSAs contain land that is particularly suitable for large, Strategic scale,
proposals, and safeguarding would ensure that this land is not lost to smaller
scale proposals. Also, with a smaller area of land suitable for wind proposals up
to 25MW, which are more efficient than solar technology, there is a need to
provide some sort of priority for this technology, over and above the more widely
available land for solar proposals which are ultimately less obtrusive in the
landscape, and therefore may well be easier to provide consent for.

An Alternative to Safeguarding - the use of an Energy Hierarchy?

Another approach, and of perhaps more use than safeguarding, is the idea of
prioritising within the Search Areas. In this instance some form of energy
hierarchy could perform the same role as safeguarding, but without the risk of
leaving suitable land redundant.

For example, in the instances where land is covered by only one kind of search
area, the technology associated with that search area would have a presumption
in favour of development over and above the technologies associated with other
search areas. So within a solar LSA any application for other technologies, of any
size, would have a presumption against permission if it constrained the primary
role of the solar LSA. Vice versa would apply for either of the wind search areas,
to avoid a solar proposal acting to ‘sterilise’ that land for future wind
development.

In the instances where wind and solar LSAs overlap with each other then there
would be a presumption in favour of permitting wind proposals at the expense of
solar. This is justified by the greater efficiency of wind and the wider availability of
land for solar developments.

Finally, in the instances where Solar LSAs overlap with an SSA, then again the
presumption would always be in favour of wind.
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Further details of this approach will be contained within the Renewable Energy
SPG.

Opportunities for Co-location

The use of a hierarchy in this way also presents the opportunity for co-location in
certain instances. For example, where land, in either a wind SSA or LSA (or
indeed anywhere else), has already been consented for a wind development, the
land beneath it may also be suitable to accommodate solar development,
provided of course that it did not constrain the already consented wind
development’s operation. This would present a number of advantages, chief
amongst which would be the most efficient use of land, but there would also be
benefits, in many instances, in terms of being able to double up with the
infrastructure (buildings, access tracks and transmission, etc.) that has been
provided for the existing wind development.

Further details of this approach will be contained within the Renewable Energy
SPG.

Sub Local Authority and Micro Scale

WG TANG6: Planning for Sustainable Rural Communities (2010) explains that
planning authorities should seek to strengthen rural communities by helping to
ensure that existing residents can obtain a higher proportion of their energy
needs from local renewable sources (2010, p8).

WG TANS8 (2005, pp7-8) accepts that outside SSA ‘there is a balance to be
struck between the desirability of renewable energy and landscape protection.’

The approach taken by Policy RE1 and DM15 (see below) towards
developments of a Micro or Sub Local Authority Scale is generally supportive
whilst seeking to minimise individual and cumulative adverse effects on
landscape and visual amenity.

The Policies

The objective of Welsh national planning policy on renewable and low carbon
energy is positive whilst accepting the need to minimise adverse impacts on the
environment, health and communities.

‘to promote the generation and use of energy from renewable and low
carbon energy sources at all scales and promote energy efficiency,
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especially as a means to secure zero or low carbon developments and to
tackle the causes of climate change. (PPW, 2016, p173).

The PCC LDP (2016, as amended by Further Focussed Changes, September

2016) contains the following general policy which supports both the WG PPW
and Powys LDP objectives highlighted above.

Policy DM15 — Design and Resources

Development proposals must be able to demonstrate a good quality design

and shall have regard to the qualities and amenity of the surrounding area,
local infrastructure and resources.

Proposals will only be permitted where all of the following criteria, where
relevant, are satisfied: ....

13. It demonstrates a sustainable and efficient use of resources by
including measures to achieve:

i. Energy conservation and efficiency.

ii. The supply of electricity and heat from renewable sources.
iii. Water conservation and efficiency.

iv. Waste reduction.

14. Investigations have been undertaken into the technical feasibility
and financial viability of community and/or district heating networks
wherever the development proposal’s Heat Demand Density
exceeds 3MW/Km2. The list below represents the main options to
be considered in descending order of preference:

i. Connection to existing Combined Heat and Power (CHP) /
Combined Cooling Heat and Power (CCHP) distribution
networks.

ii. Site wide renewable (and part renewable) CHP/CCHP and
biomass (locally sourced) solutions.

iii. Site wide gas-fired CHP/CCHP.

iv. Site wide renewable (and part renewable) community heating /
cooling and biomass (locally sourced) solutions.

v. Site wide gas-fired community heating / cooling.

vi. Individual building integrated renewable energy heating
technology (non-domestic buildings only).

This policy requires all development to include measures to achieve supply of

electricity and heat from renewable sources. Criterion 13.ii) in particular, is
important in helping to meet the contributions outlined in the previous section.
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Criterion 14 is also important as a means through which developers will be
encouraged to consider the potential deployment of a range of options that would
deliver renewable or low carbon thermal energy.

Only those developments that exceed a Heat Density Demand of 3MW/Km2
would be required to make this consideration. A simple calculation involving the
numbers of units involved in a development, the floor space, and the use of a
benchmark figure will determine whether a development crosses this threshold.
The methodology for carrying out this calculation will be detailed within the
forthcoming SPG on Renewable Energy.

It is anticipated that, assuming a development exceeds this threshold and
undertakes the investigation into the technical feasibility and financial viability of
deploying the options, the preferred option would only be implemented if it were
demonstrated to be technically feasible and financially viable. Using this
approach ensures that these options recommend themselves, rather than being
made a requirement which all development would have to investigate as this
would adversely affect the viability of proposed development.

Policy RE1- Renewable Energy

Impacts of renewable energy development arise from both the primary
infrastructure and the associated development such as means and method of
transmission, security and highway improvements and construction.
Development may also lead to the change of land use.

The LDP and complementary legislation provide for the avoidance or appropriate
mitigation of negative impacts. There are many environmental, social and
economic considerations including:

Environmental: Disturbance and damage to fauna (e.g. bird strike), flora, soils,
water quality and flow, habitat connectivity, landscape features, the night time
environment, built heritage and archaeological assets, tranquillity and stiliness,
landscape character and views.

Social: Safety and human health from topple, disturbance and distraction (e.g.
noise, glare and flashing) and highways works. Loss of agricultural, amenity, and
recreation land, and of Rights of Way. Military training aviation.

Economic: Productivity / viability of project, interference with neighbouring land
uses (e.g. strategic energy developments), industry based on landscape quality
(in Powys Tourism) and secondary impacts on associated economic
opportunities. Highways congestion and minerals safeguarding.

Decision making requires a balance between public benefit and harm. The policy
does not include provision for environmental compensation. If appropriate

32
Page 147



mitigation is not achievable and compensatory measures are required it is a good
sign that the development would be unacceptable.

The first and second parts of the policy relate to wind farm developments at
Strategic (over 25MW) and Local Authority wide (5 to 25MW) Scales, using the
SSA and LSA approach. The third part relates to smaller scale (Micro and Sub
Local Authority) Scale proposals whether they be from private or community-
based sources. The fourth part is concerned with solar applications at all scales.
Finally the fifth part provides the criteria that every proposal, irrespective of scale
or technology, will be considered against. These include the landscape and
visual impacts (See below). The supporting text for the policy is provided in the
PCC LDP (2015 as amended by Focussed Changes Jan 2016).

The wording of the LDP RE1 policy is as follows:

Policy RE1 — Renewable Enerqy

Proposals for renewable and low carbon energy development, either on
their own or in combination with existing or approved development, will be
permitted subject to the following criteria:

1. Large scale wind farm developments (greater than 25MW) will be
expected to be located within the boundaries of the Strategic Search
Areas (SSAs).

2. Proposals for wind developments (0 — 25MW) will be considered
within the boundaries of Local Search Areas (Wind) subject to there
being no unacceptable impact on visual amenity or landscape
character in accordance with Policy DM3 - Landscape, through the
number, scale, size, design and siting of turbines and associated
infrastructure, and where they demonstrate an acceptable level of
cumulative impact.

3. Small scale and/or community-based wind turbine proposals (less
than 5MW) will be considered in appropriate locations but will be
required to demonstrate that impacts are confined to the local scale
and with acceptable cumulative impact.

4. Applications for Solar PV Farms (greater than 0.5MW) are
encouraged in Local Search Areas (Solar). Applications for small
scale stand-alone Solar PV developments (less than 0.5MW) are
encouraged in appropriate locations but will be required to
demonstrate that impacts are confined to the local scale and with
acceptable cumulative impact and are not incompatible with other
forms of development.
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5. All renewable energy or low carbon energy development proposals
will be required to demonstrate that:

a) Measures have been taken to minimise impacts on visual
amenity, biodiversity, and the natural and historic environment;

b) There will be no unacceptable impacts on residential amenity;

c) The development will not compromise highway safety;

d) The development would not interfere with radar, air traffic
control systems, telecommunications links, television reception,
radio communication and emergency services communications;
and

e) There are satisfactory proposals in place for site restoration as
appropriate.

Supplementary Planning Guidance (SPG) will be produced to support the
Renewable Energy policy.

Summary:

This Topic Paper provides a context within which the LDP Policies relating to
renewable and low carbon energy are set. This context is in the form of a
summary of the key European, national (UK and Welsh) and local policies all of
which have had some bearing on the development of the LDP policies.

It then presents the recommendations, along with their justification, for the detail
of Policy RE1 as well as the other considerations that need to be borne in mind
when considering the Policy itself.

Chief amongst the Recommendations are that Policy RE1 will be supporting the
expectation that Strategic Scale proposals are to be confined to the Strategic
Search Areas of which there are two wholly within the County. In addition it will
also support an expectation that wind proposals between 5 and 25MW and solar
proposals 0.5MW and upwards will be confined to Local Search Areas.

Secondly it presents the renewable energy contributions that the Policy will be
supporting and presents the calculations, by way of a justification, that were used
to determine those contributions.

The final recommendation is to again support the expectation that local policy on
renewable energy to meet these LDP contributions is set in a way that does not
duplicate or overlap National Policy.

Appendix 1: Map of the Powys Renewable Energy Search Areas
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TGT abed

APPENDIX 2

Table 29 of the Powys REA (2016): Resource summary table for renewable electricity in 2026

36

Biomass [CHP] 2.5 46 0.90 19,710 362,664 5% 18
Energy from 0.0 7 0.90 0 55,188 5% 3
Waste

Hydropower 8.8 15 0.37 28,523 48,618 30% 14
Landfill Gas 2.1 0 0.60 11,038 0 100% 0
Wind Power 312.7 1,124 0.27 739,598 2,658,485 25% 665
Solar PV Farms - 1,234 0.10 - 1,080,984 50% 540
Other 0.5 0 0.45 1,971 0 100% 0
BIR 10.1 15 0.10 8,848 13,140 25% 3
Total 336.7 2,441 - 809,688 4,219,079 - 1,243
Projected electrical energy demand [2026] 606
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Appendix 3

Table 30 of the Powys REA (2016): Resource summary table for renewable heat in 2026

37

Biomass [CHP] 5.7 154 0.5 24,966 674,520 5% 34
Energy fronm0.0 11 0.5 0 48,180 10% 5
Waste

BIR 60.4 83 0.2 120,538 145,416 25% 36
Total 66.1 248 - 145,504 868,116 - 75
Projected thermal energy demand [2026] 1,463
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Executive summary

e This paper provides further clarification on the Council’s position in relation to the dwelling
requirement figure of 4500 dwellings included in the Focussed Changes (FC) to the 2nd
Deposit Draft Local Development Plan (LDP).

Reasons for the changing LDP dwelling requirement figure

e The LDP dwelling requirement figure (DRF) has changed several times during the last 4 years
in the course of the LDPs preparation. The reasons for the figure changing are: i) the Welsh
Government 2008 population and household projections were replaced after the Pre-
Deposit Stage with the 2011 projections (which are currently being used) which contained
significantly lower predictions; ii) the requirements of Planning Policy Wales (PPW) and
guidance in TAN1 - Joint Housing Land Availability Studies (2015) for local planning
authorities to demonstrate a 5-year land supply when LDPs are adopted. Having undertaken
further work on the deliverability of the dwelling requirement figure included in the 2nd
Draft Deposit, it was reduced in the Focussed Changes to what is considered to be a more
deliverable one based on completions rates in recent years and considering the ability of the
market to deliver

e When deriving the LDP dwelling requirement figure of 4500, the Council considered a
number of factors including: population change and the number of households predicted up
to 2026 using the Welsh Government 2011 population and household projections; the aims
and objectives of the Council, including building more houses Powys; and also the realistic
prospects for the delivery of the dwelling requirement;

Household projections and Mid- Year Estimates (MYE)

e The Welsh Government 2008 household projections were used at the Pre — Deposit Stage of
the LDP which estimated a significantly larger number of households at 2011 than, according
to the 2011 Census they actually were. Consequently, the dwelling requirement figure that
would have been derived from the 2008 Principal projection would have been at a level
never before experienced in Powys. The 2008 projections were replaced by the 2011
projections which were subsequently used to derive the DRF at the 15t Deposit Draft LDP.

e The Council recognises that the 2011 Principal projection is based upon a 5-year period that
was severely affected by an economic downturn and therefore as would be expected its
predictions for net migration and the number of households forming up to 2026 are low
compared to the levels of those years leading up to the start of the recession. The Welsh
Government recognised this and issued a letter to all planning authorities in Wales (letter 10
April 2014) (see Appendix 1) advising them to be cautious about the use of the Principal
projection. The Welsh Government also released an alternative projection variant the 10-
year migration variant, which it considered by using a longer trend period of 10 years as
opposed to 5 years provided a more balanced basis on which to plan for the future in LDPs.

e The Council has concluded that although that the Principal projection is based on a period of
economic downturn it is the more realistic of the two on which to begin deriving the
dwelling requirement figure. This conclusion is supported by recent evidence on population
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change. When comparing the mid-year estimates (MYE) for migration in Powys against those
in the projections, the current figures are below those predicted in the 2011-based principal
projection and hence even further below the 10-year migration projection. Whilst it is
considered feasible that, with an improving economy, net migration may return to the level
predicted in the Principal projection, there is no indication that it would reach the levels
predicted in the 10- year migration variant.

Furthermore, if the 10-year migration variant from the latest household projections were to
be used, the starting point for new dwellings required in Powys would be 5863 homes. This
translates to a build rate of 391 dwellings per annum over the 15-year period. This is
considered an overly ambitious figure when compared to annual completion levels since the
Plan’s start date (around 200/annum) and taking into account the “catch-up” requirements
that fall on the remaining years of the Plan. It is of note that the draft figure of 315
completions in Powys over the 2015-16 year is a marked improvement on recent years and
indicates signs of housing market recovery.

The number of dwellings of 5863 (391 dwelling per annum) which has been converted from
the number of households predicted by the 10-year migration variant is considered an
ambitious figure when compared to annual completion levels in recent years (around 200)
with the exception of the most recent figure of 315 completions in 2015/2016.

Economic Needs Assessment (2013) and Addendum (2015)

Findings from the economic forecasting undertaken as part of the original Assessment,
together with the revised labour force analysis and population projection data produced as
part of the Addendum suggest that employment requirements and aspirations within Powys
are not driving the housing market in the County. There is no identifiable relationship
between the requirement for employment land in the County during the plan period and
dwelling requirement figure. The need for additional employment land to be allocated has
been identified in the Economic Needs Assessment, primarily for existing businesses seeking
to expand and needing larger premises. The need is not the result of newly forming
businesses nor businesses re-locating in the County that would result in a significant number
of people moving into Powys for employment which would then translate into increased an
increased housing demand and requirement.

Council’s Corporate Strategies
The Council’s Corporate Strategies including the Joint Commissioning Strategy for Older
People in Powys Addendum (2016) that identify the need for affordable homes and
specifically designed accommodation for the ageing population of Powys. This strategy is
expected to result in the need for between 290 and 310 new dwellings in Powys up to 2026.

Delivery of the dwelling requirement figure
The dwelling requirement figure of 4500 dwellings deviates above the 4087 dwellings
predicted over the plan period in the 2011 Welsh Government Household projections. The
reason for this deviation is to ensure that by having an increased number of dwellings the
plan is suitably aspirational and helps achieve the Council’s corporate strategies including
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the provision of affordable homes. The deviation is also considered justified based on recent
MYEs showing a continuing upward trend in net migration with 2014 at 174 and 2015 at 297.

In order to deliver 4,500 new homes across Powys, the LDP requires an annual build rate of
300/annum. Despite the under achievement of this build rate in the early years of the LDP
period, there is evidence that there has been a ‘pick up’ in the housing market since 2014,
which is giving confidence that the 4500 dwellings are deliverable. There has been an upturn
in the number of: pre- planning application enquiries; planning applications submitted for
new dwellings and planning permissions granted for sites with 5 plus dwellings. The number
of dwelling completions for April 2015 to April 16 2016 at 315 (to be confirmed in 2016
JHLAS) are also significantly higher than previous years.

The 315 completions in 2015/16 are above the annual dwelling requirement of 300 deduced
from the overall number of 4500 dwellings. However, between March 2011 and March
2015, the number of dwellings completed each year was in the region of 200. Looking ahead
over the remaining years of the LDP the rate of completions will need to continue at around
348/annum so as to take into account the-residual number of dwellings carried forward from
the underperforming years and in order to deliver the LDP requirement of 4500 dwellings.
This target build rate is realistic for the county as in the pre-recession years (e.g. 2004, 2005,
2006), Powys regularly experienced build rates of at least 400/annum and recent building
rates are starting to approach this (315 units in 2015/16).

An adopted LDP, containing new housing allocations should provide further confidence to a
housing market that has recently been showing signs of an improvement that will help
ensure that the dwelling requirement of 4500 is delivered.
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1.1.

1.2.

1.3.

1.4.

Introduction

This paper provides further clarification on the Council’s position in relation to the dwelling
requirement figure of 4500 dwellings included in the Focussed Changes (FC) to the 2nd
Deposit Draft Local Development Plan (LDP) that went out to consultation in January 2016.

The Council has produced this paper in order to explain a number of issues including:

e How the dwelling requirement figure was derived;

e The reason for the dwelling requirement figure having changed over the course of the
LDP process from that contained in the Pre-Deposit (Preferred Strategy) stage to the
Focussed Changes;

e The reason for the figure deviating above the 2011 Principal projection figure of 4087
dwellings.

This paper should be read in conjunction with the Population and Housing Topic Paper to the
2nd Deposit Draft LDP (May 2015) and the Addendum document to it (January 2016)
(Examination document ref. no. EB35). Specific references to relevant sections within these
documents are given on page 12 of this paper

There is also an Affordable Housing Background Paper (June 2015) and Update document
(June 2016) (Examination document ref. no. EB21).
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2.1,

2.2.

2.3.

2.4,

National Policy Context

The Population and Housing Topic Paper (May 2015) (Ref: EB 35) contains a section on pages 2
to 9 in which national legislation, policy and guidance is discussed including the National
Housing Strategy and the Wales Spatial Plan. However, the latest policy guidance is discussed
below.

Planning Policy Wales (PPW)
Planning guidance provided to local planning authorities by the Welsh Government in relation
to producing LDPs is contained in Planning Policy Wales (PPW), Edition 8 (January 2016).

However, it should be borne in mind that Edition 7 of PPW (July 2014) was the relevant
edition when the dwelling requirement in the Focussed Changes documents was being
derived. This is stated in paragraph 9.2.2 that:

‘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. Where local planning authorities seek to
deviate from the Welsh Government projections, they must justify their own preferred policy
based projections .

The recently issued Edition 8 of PPW (January 2016) provides the following guidance on how
the dwelling requirements should be derived in revised paragraph 9.2.2 which states that:

‘.. Household Projections for Wales alongside the latest Local Housing Market Assessment, will
form part of the plan’s evidence base together with other key issues such as what the plan is
seeking to achieve, links between homes and jobs, the need for affordable housing, Welsh
language considerations, the provisions of corporate strategies and the deliverability of the
plan.’

and that:

‘...Local planning authorities will need to assess whether the various elements of the
projections are appropriate for their area and if not, undertake modelling, based on robust
evidence, which can be clearly articulated and evidenced, to identify alternative options.’
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2.5.

2.6.

2.7.

Technical Advice Note 1 (TAN1) - Joint Housing Land Availability Studies (January
2015)

The Welsh Government issued Technical Advice Note 1 (TAN1) — Joint Housing Land
Availability Studies in January 2015. The requirements of TAN 1 follow on to those included in
Planning Policy Wales (PPW) by requiring that local planning authorities, on the adoption of
their LDP, need to demonstrate a 5- year land supply that is readily and genuinely available.
Consequently, the housing requirement in the Powys LDP needs to be set at a figure that can
be realistically delivered by the house building industry because if it is not, the implications
are that the Council will not be able to demonstrate a 5-year land supply.

The methodology applied for calculating the land supply trajectory for the LDP period follows
the residual calculation identified within TAN 1. This involves comparing the amount of land
that is considered to be genuinely available for any given 5-year period with that amount of
land that is needed for that period of time for the remaining housing requirement identified
within the LDP.

The implications of not having a 5-year land supply is that it signals that a local planning
authority does not have a sufficient supply of land readily available for development. The main
consequence of this happening is that developers can then apply for planning permission for
housing on a site not allocated in the LDP and use the argument that there is not a 5-year land
supply to justify the need for their site to be developed. This is undesirable as it leads to a
situation of uncertainty and furthermore presents a risk to the strategic direction of the
statutory development plan.
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3.1.

3.2.

3.3.

Background information about Population trends in Powys

The Population and Housing Topic Paper (May 2015) (EB 35) provides demographical
information in Section 3, pages 10 to 14. Natural change (death and birth rates) discussed on
page 12 and paragraph 3.5 of the 2015 Topic Paper and Table 2 clearly shows that the number
of deaths since 2002 in Powys have consistently out-numbered births. In contrast, migration
has been far more volatile over recent years and discussed further below.

Age Structure of Powys

The graph below in Fig. 1 shows that the population of Powys is projected to increase in
average age, with an increasing number of elderly over 65 and a decreasing number of people
across all the age groups up to 65.

Within the 16 to 44-year-old age bracket there has been net out migration, highlighting the
key issue faced by the County of an ageing population. Powys has the second highest average
age in the whole of Wales and the largest population cohorts in Powys are the 60-64 and 65-
69 year olds. For Wales and the UK on the other hand, the largest cohorts are 40-44 olds and
45-49 year olds.

Fig. 1 Projected Age Structure of Powys, 2011-2016 (2011 Principal projection)
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3.4.

3.5.

3.6.

The critical issues for Powys are therefore:

e The increasing number of retirement age residents significantly increasing the
proportion of economically inactive people in the County and the ratio between the
workforce and economically inactive people.

o The trough in the population aged between 15 and 64, as these people offer a
significant level of socio economic contribution to a local economy and having left the
County to attend further education establishments in many cases they do not return
until their late thirties at the earliest

Migration and Mid-Year Estimates (MYEs)

The most significant factor responsible for changing the population in Powys since 2002 has
been migration. The number of births and deaths remains relatively stable year-on year. Net
population increase comes from migration, which can fluctuate significantly over a relatively
short period, for example, Table 2 shows a difference of 1263 between 2003 and 2010. It is
clear, however, that overall growth in population comes from a net increase of people moving
into the area — whether new migrants or returning former residents for example students. The
years 2013 and 2014 experienced migration gain in all 5-year age groups up to and including
the 65-69 age group with the exception of the 15-19 age group and the 25-29 age group which
saw young adults leaving the area.

Population change in Powys has been influenced by internal migration of people from within
the UK and by international migration from the A8 countries that entered the EU in 2004. Fig.
2 is a graph that shows net migration for Powys between 2001 and 2013 (blue line) and clearly
shows that migration peaked in 2003 at over 1175 when the UK economy was in a period of
growth. This resulted in net migration annually being over 800 between 2001 and 2008. The
impact of the recession became apparent in 2009 as the graph in Fig.1 and Table 2 both
clearly show when net migration levels fell in Powys. Net migration dropped to 315 in 2009,
before Powys experienced its first net outward migration in 2010 (-88). The figures have since
returned to net inward migration and the figure for 2014 is 174 and for 2015 it is 297 (23 June
2016).
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3.7.

Fig. 2 - Annual net migration for Powys (excluding BBNPA area), showing trend periods used

in Welsh Government population projections
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The graph in Fig. 3 (Page 14) shows how the population of Powys (bold black line) has changed

since 2001 and includes the latest population figures from the most recent mid- year
estimates (MYE). The most recent MYEs (including for 2015 with a net migration at 297) do
not indicate that annual net migration will rise to the level predicted in the 10-year migration

variant of 681 per annum up to 2026.
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Table 2: Components of Migration in Powys County (excluding BBNPA plan area)

2002 2003 | 2004 2005 | 2006 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | 2015
Internal
in

4751 4885 4944 4564 | 4568 | 4851 | 4497 | 4072 | 4105 | 4134 | 4508 | 4201 | 4369 | 4542
Internal
out

3886 3734 3867 3820 | 3913 | 4152 | 3846 | 3791 | 3966 | 3947 | 4325 | 4250 | 4224 | 4226
Internat
jonal in 222 199 152 186 317 341 422 291 207 190 230 234 280 303
Internat
ional 161 174 151 202 137 180 265 257 409 220 327 166 250 | 323
out
Total

926 1175 1079 728 835 859 808 315 -88 157 86 18 174 297

3.8.

3.9.

3.10.

3.11.

3.12.

Source: 2001 to 2014 Office for National Statistics- Mid-Year Population Estimates

The graphs in Fig. 2 (and Fig. 7 on page 27) clearly show how volatile migration can be as a
factor of population change over a period of 15 years and how it can fluctuate significantly
largely due to external factors. Table 2 above also shows how migration can fluctuate
significantly over a 15 year period with net migration in 2003 reaching 1175 during the more
buoyant years and falling into negative numbers in 2010 at -88 during the economic
downturn.

Table 2 presents the most recent MYE for 2015, which shows net migration at 297. This is
considered to be an indication of an upward trend in net migration levels that should continue
to increase and reach the net migration annual figure of 405 predicted in the Principal
projection.

It is considered that migration into Powys is driven by a number of reasons, including an
improving economy attracting people seeking a work life/ balance and increasing numbers of
early retirees coming to live in the County which is possibly due to earlier access to pension
pots.

One of the main factors that saw net migration at the high level of 800+ people per year
between 2001 and 2004 prior to the A8 countries entering the EU was that people took
advantage of the lower property prices in Powys. House prices in Powys compared to other
areas such as Shropshire and the Midlands, are significantly lower and people have been
attracted into the County by relocating to buy larger properties and live in a more rural
setting.

House prices in many parts of England and Wales are again increasing but prices remain
relatively static in Powys, which may result in the same situation being replicated but not
necessarily at the same level.
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3.13.

3.14.

Average Household Size

The average household size is projected to reduce over the plan period from 2.14 to 2.13 as
shown in Table 3 below. The 2011 Principal projection predicts a larger household size at 2026
when compared to the household size predicted in the 2008 projections. The difference
between the 2008 and 2011 projections, therefore, has implications for the anticipated level
of households projected by the end of the LDP period and indicates a reduced requirement for
new housing by 2026.

Table 3: 2008 and 2011 Household Projections - Predicted Household size 2011 to 2026

2011 2016 2021 2026
(Household size) | (Household size) | (Household size) | (Household
size)
2008 Based 2.23 2.16 2.11 2.07
Projections
2011 Based 2.24 2.20 2.16 2.13
Projections

Source: Welsh Government 2008 based and 2011 based Household Projections

The 2011 Census found that the number of households between 2001 and 2011 had not
grown as fast as previously predicted in the 2008 household projections as shown in Table 3
above. There have been lower numbers of young people leaving home and starting their own
households, lower numbers of young people living alone/in small households, more adult
children remaining or returning to the parental home, more households formed from
unrelated adults and lower numbers of elderly females living alone as men are living longer.
All these factors help explain the changes and improvements to data relating to household
membership rates.
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Background to the changing LDP dwelling requirement figure

There have been four different figures presented as the proposed dwelling requirement at
different stages of the LDP. This section of the paper explains the reasons for the figure having
changed at different stages of the LDP as shown in the Table 4 below:

Table 4: The Changing Proposed Dwelling Requirement Figure (DRF)

Stage of the LDP Proposed DRF Summary of reason(s) for changing the
DRF

Pre- Deposit (Preferred 7700 Use of WG 2008 projection aligned to the

Strategy)(2012) lower variant resulted in a DRF that was

considered a more deliverable than that
derived from the Principal projection. The
WG commented the use of the lower
variant and not the Principal was not
sufficiently justified by the Council

15t Deposit Draft LDP(2014) | 4500 The DRF was reassessed following the
issue of the WG 2011 projections which
replaced the 2008 projections and the
Principal projection was used that
predicted a figure which was considered
by the Council to be achievable and
deliverable

2" Deposit Draft LDP (2015) | 5519 The Council took into consideration the
advice of Welsh Government to use the
2011 10-year migration variant instead of
2011 Principal (5-year trend period)
because the Principal was based on a
period of recession. DRF was derived
between the two projections due to
recent net-migration levels significantly
below the 10- year migration level and
the Council wanting the LDP to be
aspirational and deliver its objectives
included in its local strategies (e.g.
provision of affordable housing and
regeneration targets) requiring a
balanced figure.

Focussed Changes to 2" 4500 The DRF was reassessed to take account
Deposit Draft LDP (2016) the deliverability of houses in Powys
based on recent build rates and market
testing in order to satisfy the
requirements of TAN 1 and the need to
demonstrate a 5-year supply on adoption
of the LDP.

Pre- Deposit (Preferred Strategy) (2012)

The Welsh Government 2008 Population and Household Projections were used to derive the
dwelling requirement figure at this stage of the LDP. The Council decided upon using the lower
variant as a starting point rather than the Principal projection. The number of dwellings
derived from the lower variant was 7700, equating to an annual dwelling requirement of 513.
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4.3.

4.4.

4.5.

4.6.

4.7.

By contrast if the principal projection had been used, a figure of 9,796 dwellings would have
been derived with an annual figure of 653 dwellings. The Council considered this figure to be
unrealistically high based on there being no records of past build rates being at that level,
even during the years between 2001 to 2008, when the economy was in a buoyant period.
The Welsh Government commented that use of the lower variant as opposed to the preferred
Principal projection had not been sufficiently justified by the Council. The Preferred Strategy
dwelling requirement figure was not carried over into the 1st Deposit Draft of the LDP due to
DRF being reassessed following the release of the 2011 Welsh Government population and
household projections which replaced the 2008 projections. As the latest projections, they
needed to be used instead of the 2008 projections going forward to the next stage of the LDP.

15T Deposit Draft LDP (July 2014)

The Principal projection of the 2011 population and household projections was used to derive
the dwelling requirement figure of 4500. However, representations were received from the
Welsh Government that stated that there was insufficient evidence and explanation
accompanying the Draft Deposit LDP in respect to this figure for it to be progressed to the
next stage of the LDP process. Subsequently, the Council although considering that the DRF of
4500 units was deliverable considered that there was a high risk of the LDP being found
unsound and decided to prepare further evidence and a 2nd Deposit Draft LDP.

2NP Deposit Draft LDP (June 2015)

The 2nd Deposit Draft LDP was accompanied by a number of background papers including a
Population and Housing Topic Paper (June 2015) which explained the dwelling requirement
figure for the LDP.

The 2011 Welsh Government Population and Household Principal predicted dwelling number
of 4087 was used as the starting point to derive the dwelling requirement figure of 4500.
However, caution about the use of the Principal projection was advised by the Minister for
Housing and Regeneration, Carl Sergeant in his letter to all local planning authorities in Wales
(April 2014) (see Appendix 1). This set of projections being based on a 5-year trend period that
included a number of years that were affected by the economic downturn resulted in the level
of net migration predicted by the Principal projection was considered to be a too pessimistic a
basis on which to plan for the future. In order to take account of the economic downturn, the
Welsh Government issued the 10-year migration variant, which covered a 10-year period (as
opposed to 5 years) and consequently spanned a period that had a high level of economic
growth with significantly higher net migration levels. By using a longer trend period, the 10-
year migration variant was considered by Welsh Government to provide a more balanced
projection for use by local planning authorities in deriving their dwelling requirements.

The dwelling figure derived from the 2011 Principal projection is 4087 (which equates to 272
dwellings per year) whereas from the 10- year migration variant, the dwelling figure is 5863
dwellings (which equates to 391 dwellings per year).

The annual net migration predicted in the Principal is considered to be at a relatively low
figure of 405 people per year compared to what the net migration levels were in the more
buoyant years in relation to the economy (2001 to 2007) when they surpassed 800 for several
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4.8.

4.9.

4.10.

4.11.

years and peaked at 1175 in 2003. In line with Welsh Government advice, the Council
considered the 10- year migration variant with its predicted annual net migration figure of
681. However, due to the most recent Mid-Year Estimates (MYE) at that time showing net
migration at 174 in 2012 and 18 in 2013 it was considered that with the post-recession
economy in Powys was recovering at a slow pace and that net migration was not realistically
going to reach the level predicted in the 10-year migration variant.

The Council, therefore, sought a balanced dwelling requirement figure lying above the
Principal dwelling figure of 4087 but below the 10-year migration variant projection figure of
5863 dwellings. This resulted in the figure of 5519 dwellings being derived, which took into
account the various factors such as the considerable number of dwellings that were available
in the existing land bank (sites already benefiting from planning permission) which would
carry forward into the LDP period and the aspirations of the Council which were identified as:

i The need to increase levels of net migration;
ii.  Theretention of young out-migrants;
iii.  The need to deliver the Council’s policy aspirations including affordable housing and
regeneration; and
iv.  The availability of suitable sites.

A degree of sensitivity testing was employed and the figure was also balanced against an
assessment of delivery based on past build rates (i.e. aspirations had to be realistically
achievable).

Focussed Changes (FC) to the 2" Draft Deposit LDP (January 2016)

The reasons behind the dwelling requirement figure contained in the Focussed Changes of
4500 dwellings were explained in the Addendum to the Population and Housing Background
Paper (January 2016). The Addendum explained that the reason for the change from 5519 to
4500 dwellings was due to the Council considering that the market conditions and the building
industry at that time were not at a level that could ensure the delivery of that number of
houses during the plan period. The figure of 4500 was based, therefore on the 4,087 dwellings
arising from the 2011-based Principal Household Projection revised upwards to take account
of identified local factors, which are discussed in the next section.

Conclusion

The Council has sought to derive a DRF that is realistically deliverable, hence the use of the
2008 lower variant figure as opposed to the preferred but considered unrealistically high
figure in the Principal projection at the Pre- deposit (Preferred Strategy) stage of the LDP. The
Council accepts that the DRF of 5519 at the 2" Deposit Draft stage following an assessment of
the building market to deliver that amount of housing was too aspirational and not likely to be
achieved even though the Council was advised by the Minister for Housing and Regeneration
to consider the 10 year migration projection rather than the principal projection. Despite the
changing LDP dwelling requirement figure, the settlement strategy of the LDP has
fundamentally remained the same since the Pre-Deposit (Preferred Strategy) with the focus of
new development being on the towns and larger villages. The development management
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policies contained in the LDP will seek to ensure only limited growth in the smaller villages and
the rural areas be permitted in order to retain a settlement hierarchy strategy.
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5.1.

5.2.

5.3.

5.4.

How the LDP dwelling requirement of 4500 was derived in the
Focussed Changes

Welsh Government guidance for local planning authorities to derive their LDP dwelling
requirement figures is found in Paragraph 9.2.2 of PPW (Edition 8, 2016) which states that:

‘the latest Welsh Government local authority Household Projections for Wales alongside the
latest Local Housing Market Assessment, will form part of the plan’s evidence base together
with other key issues such as what the plan is seeking to achieve, links between homes and
jobs, the need for affordable housing, Welsh language considerations, the provisions of
corporate strategies and the deliverability of the plan.’

The following factors were considered in deriving the LDP dwelling requirement figure:

i Welsh Government Population and Household Projections as a starting point;
ii. Other local factors including local demographic factors, evidence base studies and
corporate strategies; and
iii.  The deliverability of the dwelling requirement in light of the requirement of TAN 1
for the Council to demonstrate a 5-year supply of land on adoption of the LDP.

The 2008 and 2011 Welsh Government Population and Household Projections

The Population and Housing Topic Paper (May 2015) and update to it (January 2016)
(Examination document - EB35) provides further detailed information on the following:

e The use of the Welsh Government Population and Household projections on page 18,
paragraphs 4.10 to 4.12;

e The 2011 Population and Household projection on pages 18-20, paragraphs 4.13 to 4.22
and the predicted change in number of households and average household size in Table
9;

e Implications of predicted changing household formation and size on pages 20 to 22,
paragraphs 4.23 - 4.30

e Projected age structure of the Powys population on pages 22 to 23, paragraphs 4.31 to
4.34

e The variants of the 2011 Population and household projections including the 10-year
migration variant on pages 23 -24, paragraphs 4.35- 4.36.

e Comparison between the 2008 and the 2011 Population Projections — pages 25 to 31

e Using the 2008 and 2011 Population and Household Projections — pages 32 to 43

Comparison between the 2008 and 2011 Population Projections

The graph below (Fig. 3) show the 2008 (red line) and 2011 (blue line) principal population
projections as well as the different variant projections. The mid-year estimates from 2008 to
2015 are also shown (black line) which is showing signs of the population growing at rate
approaching that predicted in the 2011 principal projection but significantly below that
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5.5.

5.6.

predicted in the 2008 principal projection due to the latter being based a 5-year period of
buoyant economic growth.

Fig. 3 - Comparison of the 2008 and 2011 Population Projections showing MYE

2008 and 2011 population Projections

@ @ @ @ @ @ @ @ @ @ @ @ @ @ @ @ @@ @ @

e 2008 Principal ——— 2008 Lower variant  es=2011 Principal
= . =2011 Ten year average migration variant e MYE

Sources: 2008/2011 Welsh Government Population Projections © Crown Copyright
2012/2013 Office for National Statistics Mid Year Population Estimates © Crown Copyright

WG 2008 & 2011 Household Projections and 2011 Census

The 2008-based household projections estimated the number of households in Powys
(including BBNPA area) at 2011 to be 61,398, increasing to 71,712 households by 2026,
equating to an increase of 9,070 new households (excluding BBNPA area) being forecast. The
household growth of 9,070 households predicted under the 2008 projections is significantly
higher than the requirement of 3,784 additional households by 2026 under the 2011-based
projections.

The 2008-based projections estimated the number of households at 2011 to be 61,398
whereas the actual number of households at the time of the 2011 Census was 58429. The
projections therefore estimated a significantly larger number of households at 2011 than
there actually were and continue to predict large increases in the number of households for
the whole period. This may be due to several factors, such as the projections being based on a
period of high in-migration and a large reduction in average household size which has not
reduced at the rate anticipated.
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5.7.

5.8.

5.9.

5.10.

5.11.

The large variation between the predicted households at 2011 under the 2008-based
projections compared to actual households under the 2011 Census supports the Council's
view that the 2008-based projections were too high and would have required an annual rate
of house building never before experienced in Powys.

The 2011 Principal Projection (5-year trend) and 10-year migration variant

The Population and Housing Background Paper (May 2015) discusses in detail on pages 36 to
44 the characteristics of both the Principal projection and the 10-year migration variant.
However, in order to provide clarity and context to this Paper the differences between the
two projections are summarised below and also an explanation is provided for the decision to
use the Principal projection as a starting point to derive the dwelling requirement figure.

The Principal Projection

The 2011 Principal projection assumes a continuation of the natural change and migration
rates experienced in the five years preceding 2011. This projects a population increase for the
County (excluding BBNPA plan area) of 2813 people by 2026, which equates to 187 new
residents per annum over the plan period. Deaths exceed births in 2011 and over the plan
period, this gap is predicted to increase (from 181 in the first year to 453 in 2026). This excess
of deaths over births means by the end of the plan period, the population of Powys is,
expected to peak and fall after 2026 as the graph in Fig.2 shows. It is, considered that the
natural change components of the Principal projection are feasible given the long- term trends
and known demographic changes taking place. Net migration is expected to be positive over
the Principal projection period (a net figure of 381 UK migrants moving in and 24 overseas
migrants in migrating per annum) resulting in a net gain of 405 people per annum, 6075 over
the plan period.

The number of households in Powys projected by 2026 is 62,964 (2011 Principal projection)
which equates to a growth of 4,535 households between 2011 and 2026 which when revised
to the Powys LDP area (minus 17.74% for the BBNPA) is 3,784 households. When the
household number of 3784 is converted to number of dwellings (plus 8%, as explained in
section 6 paragraph 6.9), 4087 dwellings would be required over the LDP period, which
equates to 272 dwellings per year.

The Principal Projection predicts that by 2026 there will be less males and females of working
age for all age groups up to the age of 65. The decline in working age population over the
projection period and increase in the number of elderly people, who will not be working, is
again likely to have implications for the economic prosperity of the County. There will be not
only be potentially fewer workers in the age group to occupy jobs but also fewer people of the
age (40-55 age) with the greater experience and more skills. The graph in Fig.3 shows a
downward sloping line predicted by the Principal projection for the population of Powys after
20206 which the Council aims in the LDP to prevent. Corporately the Council is developing a
strategic approach that understands and addresses the impacts and implications of this key
issue to plan for the future well-being of Powys.
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5.12.

5.13.

The 10-year migration variant

The 10-year migration variant was released by the Welsh Government, which by taking a
longer trend period was considered to provide a more balanced forecast and not so heavily
influenced by years affected by the economic downturn. Consequently, the average annual
migration deduced from the 10-year migration variant is 681 compared to 405 derived from
the Principal projection (5-year trend period). For this reason, the Ministerial letter from Carl
Sergeant (10 April 2014) (see Appendix 1) sent to all local planning authorities in Wales,
advised the consideration of the 10-year migration variant instead of the Principal projection
when deriving their housing requirement figures for their LDPs. The number of households
predicted by the 10- year migration variant when converted to dwellings (1:1.08) gives a figure
of 5863 dwelling up to 2026, which equates to an annual amount of 391 dwellings.

Fig.4 Graph showing Population of Powys, 2011 population projections and variants

Powys Population - MYE and Projection + Variants
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Lower variant

————— Higher variant - - - Ten year average migration variant (1)

Source: Mid-year source: Office for National Statistics © Crown Copyright. Projections - 2011-
based Welsh Government local authority population projections for Wales, 2011 to 2036 ©
Crown Copyright

Conclusion on the use of the 2011 Principal Projection

The Council recognises that the Principal projection is based on a 5-year trend period that was
affected by a severe economic downturn. Consequently, its forecasts for net-migration and
dwelling numbers are at a level that were considered by the Welsh Government to be too
pessimistic a basis on which to plan up to 2026. Conversely, due to the relatively slow
recovery of the Powys economy out of the recession, the net migration figure of 681 predicted
in the 10- year migration variant is not, considered feasible by the Council when compared to
recent net migration figures in recent MYEs at only 18 in 2013 and 174 in 2014.
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5.14. In contrast to the Welsh Government’s viewpoint regarding the pessimistic nature of the
Principal Projection figures, the Council is confident in using the Principal Projection as a
starting point and considers this the most robust and prudent approach. Current evidence
points to the fact that the underlying assumptions of the 2011-based Principal Projection are
more accurate than those assumptions which underpin the alternative variant projections.
Whilst there is a recognised pick- up in the market conditions since 2014, signified by a
number of indicators including a marked increase in net migration in 2014/2015 to 174
compared to 2013/14 when it was only 18 this is still some way short of the 405 annual net
migration figure included in the 2011 based Principal Projection, although a return to these
levels is conceivable. A clear trend cannot be identified from the most recent MYE and
therefore the next MYE due to be released in June 2016 should provide a better indication on
the direction and the scale of net migration in Powys. Meanwhile, the Council do not consider
it sound to plan for new housing on the basis of the 10-year net migration variant of the latest
household projections as this must be viewed as too optimistic a scenario. The available
evidence does not support the likelihood of a return to migration figures of this level within
the lifespan of the Local Development Plan, compounded by the fact that population is
expected to peak at the end of the Plan period (2026) and decline thereafter.

5.15. The Council, however, is confident in using the Principal projection as a starting point due to a
recognised pick up in the market conditions since 2014, signified by a number of indicators
including a marked increase in net migration in 2014/2015to 174 compared to 2013/14 when
it was only 18. A clear trend cannot be identified from the most recent MYE and therefore the
next MYE due to be released in June 2016 should provide a better indication on the direction
and also the scale of net migration in Powys.

5.16. The other indications are discussed in more detail in Section 3 of this paper and relate to the
delivery of the dwelling requirement figure. Section 3 discusses the up- turn in dwelling
completions in 2015/2016 being at 315 (to be confirmed by the JHLAS 2016) compared to
previous years and also signs of increased developer activity since 2014 with there being
evidence of an increase in pre-planning application enquiries and planning applications
submitted and consented.

Other factors considered for deriving the dwelling requirement figure

5.17. Having accepted the 2011 Principal projection as a starting point, this section outlines the
other material factors that the Council has considered in deriving the dwelling requirement
figure for the LDP.

5.18. PPW at paragraph 9.2.1 (2016) states that in planning the provision for new housing, local
planning authorities take into account the following factors:

° People, Places, Futures — The Wales Spatial Plan;

. Statutory Code of Practice on Racial Equality in Housing — Wales;
. the Welsh Government’s latest household projections;

. local housing strategies;

° community strategies;

. local housing requirements (needs and demands);
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5.19.

5.20.

. the needs of the local and national economy;

. social considerations (including unmet need);

° the capacity of an area in terms of social, environmental and cultural factors
(including consideration of the Welsh language) to accommodate more housing;

. the environmental implications, energy consumption, greenhouse gas emissions and
flood risk;

. the capacity of the existing or planned infrastructure; and

. the need to tackle the causes and consequences of climate change.

Drawing from the list of factors contained within paragraph 9.2.1 Fig. 4 illustrates how these
have been considered alongside the 2011-based projections that influence the setting of the
dwelling requirement figure. The diagram shows graphically how the various factors would
influence the housing requirement either deviating above or below the dwelling number of
4087 dwellings.

The bullet points that follow the diagram list the various factors that have an influence on the
setting of the dwelling requirement figure.
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Fig. 5 — Diagram showing the various pressures influencing the Dwelling Requirement Figure
(DRF) either being above or below the dwelling figure derived from the 2011 Principal
projection of 4087
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Upward factors influencing the dwelling requirement figure

Ministerial letter (April 2014) sent by Carl Sergeant all to local planning authorities
recommending caution in using the 2011 Principal projection because it was based on a
period that was affected by recession and to instead consider using the 10-year
migration variant projection trend which has longer trend period resulting in a more
balanced projection.
The latest Mid- Year Estimates (dated June 2015) for the year 2014 showed an upturn in
the net migration of 174 contrasts to 18 for 2013. This increase in net migration is one of
the indications that the economy is starting to recover and suggests that it is on course
to reach annual net migration level of 405 predicted in the Principal projection.
To meet the objectives and aspirations of the Council contained in its various strategies
including the Single Integrated Plan — ‘The One Powys Plan’ and the Local Housing
Strategy in relation to the many benefits that new housing developments bring to
settlements and their communities including importantly affordable homes.

The upturn which has been apparent in the Powys economy particularly since 2014 has
seen an increase in the number of pre-application enquires and planning applications
being submitted across Powys. Increased activity by developers has translated into a
significant increase in the number of completions in 2015/16 with a preliminary figure of
315 dwellings that needs to be confirmed in the JHLAS (2016).

Past completion rates which over the last 11 years have included three years of 400+
dwellings per annum and the most recent completion figure for 2015/2016 of 315
dwellings. This suggests that the requirement figure of 4500 dwellings (300 dwellings per
annum) can be delivered by the construction industry with improving market conditions
which would help the Council demonstrate a 5-year land supply in accordance with TAN
1.

The Council’s objective to build more affordable homes (see paragraph 5.21 in this paper
in relation to the Draft Local Housing Strategy). This will contribute to the delivery of
houses and therefore justifies a more optimistic.

Registered Social Landlords (RSLs) planning to intensify their build programmes in Powys
by means of building low priced market houses in order to use the profits from the sales
to build more affordable homes.

Local evidence including the Local Housing Market Assessment from which a target has
been set in the LDP for 1257 affordable dwellings. The greater number of market houses
that are planned for increases the prospects of gaining new affordable housing through
planning obligations.

Because of the economic downturn and a period whereby the recovery from it has been
slow, there is what is considered a ‘pent up’ demand for new houses. As market
conditions steadily improve it provides the necessary the confidence to first time buyers
seeking to buy their own homes and also for others to rent property. The issue of
suppressed household growth is important as the 2011-based projections provide
forecasts for future housing based on these past trends which would not make any
provision for the backlog of household formation (‘pent up demand’) during the
downturn years.

4300 dwellings were delivered during the 15 year period of the UDP
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5.21.

5.22.

5.23.

5.24.

Downward factors influencing the dwelling requirement figure

e Mid-year estimates from recent years have shown that the annual net migration number
although increasing in 2014 to 174 from 18 in 2013 is below the number of 405
predicted in the Principal projection and far below the number predicted in the 10-year
migration of 681 per annum.

e Annual completions in the last 3 years up to the latest figure for 2015/16 have been
around 200 units per annum that, which is well below the 300 figure required to meet
the dwelling requirement of 4500. If 200 dwellings per year were to be used for the LDP
dwelling requirement it would only equate to 3000 dwellings.

e The requirement of TAN1 (January 2015) for LPAs to be able to demonstrate a 5 year
supply and deliverability with the residual methodology is a significant factor in deriving
the figure. If an annual target figure is not being delivered this will result in any residual
amount that is not built being added to the following year’s annual target which will
have the knock- on effect of preventing the Council demonstrating a 5-year land supply.
The annual dwelling requirement inclusive of the residual figures is currently at 348

Evidence base studies informing the LDP
The following evidence base studies were considered by the Council to derive the dwelling
requirement figure:

Local Housing Market Assessment (LHMA) (2016)

PPW (Paragraph 9.2.2) (2016) identifies the need for regard to be had to other sources of local
evidence, including the need for affordable housing as identified by the Local Housing Market
Assessment (LHMA.) The LHMA as updated in 2014 has been produced to assess housing
needs over a 5- year period (2011-2016). The Assessment identified a need for affordable
dwellings of 765 dwellings over the first 5 years of the LDP period, which equates to 153 per
annum and 2,295 in total over the 15-year plan period. It is considered unrealistic for the
planning system to meet this level of affordable housing and thus the importance of other
delivery mechanisms to release affordable homes is paramount. Nevertheless, the planning
system has a fundamental role to play and the LDP, through its combination of affordable
housing policies, can certainly contribute to the overall supply of affordable homes in the
county.

The affordable housing target of 1257 dwellings is set for the LDP. This is 28% of the LDP
dwelling requirement and has had regard to the findings of the LHMA.

Economic Needs Assessment (2013) and Addendum (2015)

Findings from the economic forecasting undertaken as part of the original Assessment,
together with the revised labour force analysis and population projection data produced as
part of the Addendum suggest that employment requirements and aspirations within Powys
are not driving the housing market in the County.
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The Council’s Corporate Strategies

5.25. The Council’s corporate objectives and aspirations are contained within a number of strategy
documents including:

e One Powys Plan 2014-15 —this is an overarching Council document that sets the
strategic direction for service delivery in Powys. It sets out the vision of the Council and
key partner organisations. The plan includes a general action plan to ‘align’ the LDP to
ensure it provides sustainable infrastructure.

e Draft Local Housing Strategy (LHS) (2016) — the Councils’ vision expressed in this
document is ‘Ensuring a secure future in suitable housing for everyone in Powys’ and
includes an objective for the Council itself to build more affordable homes. The Strategy
recognises that affordable homes can be provided by the planning system through
policies in the LDP, which set target contributions for affordable homes as part of new
open market housing developments. Alongside the planning system there will be
development programmes delivered by housing associations to deliver affordable
housing and the exit from the Housing Revenue Account Subsidy regime means that the
Council is once again able to develop to meet housing needs. Although, not quantified in
the LHS it is estimated that this new source can contribute up to 720 new Council homes
in Powys (including the BBNPA area) over the next 30- years which the Council considers
is approximately 150 to 200 new dwellings up to 2026.

e A Regeneration Strategy for Powys: A New Approach (May 2011) - The intention of the
strategy was to put regeneration at the forefront of the Council’s functions and to
outline how the Council would deliver the identified priorities in partnership with other
agencies across the County. One of the objectives of the strategy is housing
improvement as a regeneration strategy.

e Economic Development Strategy for Powys County Council (January 2016) — this
strategy document recognises the economic challenges facing the County and contains
initiatives to help retain younger people and attract people of working age into the
County. The four objectives of the strategy are:

i Grow Powys’ existing businesses
IR Bring new businesses to Powys
iii. Increase visitor numbers to Powys
iv. Increase Powys’ population of working age people

e  Powys Local Growth Zones Initiative - Local Growth Zones operate in the three main
towns of the County of Newtown, Llandrindod Wells and Brecon. The aim of the local
growth zones is to help develop new and existing businesses within the towns by
providing business support facilities such as conference centres etc.

e  The Joint Commissioning Strategy for Older People in Powys — Accommodation
Commissioning Intentions 2016-2021. Within this strategy the Council is looking to
reconfigure and modernise long term residential care provision through the
development if Extra Care Housing, including looking for new ways of making better use
of existing older people’s accommodation and allowing people to stay in their own
home as long as possible using home based services. It is expected, that enabling more
older people to stay in their own homes longer will result in less properties coming onto
the housing market as before the Council policy and therefore the demand for new
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5.26.

5.27.

5.28.

5.29.

5.30.

housing will increase during the plan period. Due to the uncertainty about how this
policy will operate no estimated requirement amount resulting from it has been
derived.

Summary

Having accepted the 2011 Principal Population and Household Projections as the starting
point for consideration against all the factors outlined above it is, considered that a deviation
from the dwelling requirement figure is justified.

This deviation is required due to the recognition of the predictions from the Principal
projection being based on a recession and the most recent MYEs for 2014 and 2015 showing a
continuing upward trend at a relatively significant rate (the MYE for 2015 showing net-
migration at 297 from 174 in 2014. Also the Council’s objectives and initiatives aimed at
increasing the number of houses built in Powys are outlined in the above strategies and on
this basis the Council has decided to deviate above the 2011 Population & household Principal
Projection predicted dwelling number resulting in a DRF of 4500, a 10% increase in units.

A summary of the key considerations from which the dwelling requirement figure has been
derived is provided in Table 6 below.

Table 6 - Summary of Key Considerations for the LDP Dwelling Requirement Figure

Factors influencing the Requirement Dwelling number
2011 Population & household Principal Projection 4087
e Recognition that the 2011 Principal projection is based on | 4500 in order for the
period severely affected by recession Council to achieve its
e The Council’s corporate strategies that include planning strategic aims &
for ageing population; helping to reverse the decline in objectives

population predicted in Principal projection by attracting
young people; and provide more affordable homes.

e Past-completion rates including the most recent for
2015/16 of 315 dwellings signify that 4500 dwellings can
be delivered during the plan period.

Dwelling Requirement Figure 4500

The Delivery of the LDP Dwelling Requirement of 4500

Technical Advice Note 1 (TAN1) — Joint Housing Land Studies (JHLAS) with its requirement for
local planning authorities to demonstrate a five-year land supply when the LDP is adopted
means that the dwelling requirement needs to be set at a realistic figure that can be delivered
by the house building industry.

The dwelling requirement figure of 4500 equates to 300 dwellings over the entire plan period
2011-2026. It is, recognised, however, that the first few years of the plan period have had
annual completions rates below 300 at about 200 dwellings per annum. Consequently the
these underperforming years that have not delivered the annual dwelling requirement of 300,
and therefore the residual amount needs to be added which results in 348 dwellings per
annum needing to be delivered up to 2026.
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5.31. There are, however, some indications that the housing market in Powys has started to
improve since 2014. Most significantly there has been a clear upturn in the number of
completions with 315 dwellings recorded for 2015/2016. This is a marked increase from
previous years but not unexpected considering the upturn experienced by the Council’s

5.32.

5.33.

5.34.

5.35.

Development Management section in the number of pre-application enquiries and planning

applications submitted since 2014 resulting in an increased number of new dwellings being
granted planning permission. With an adopted LDP containing new housing allocations it is
expected that confidence levels amongst landowners and developers will be boosted and

market conditions should improve further which will ensure that the dwelling requirement of

4500 is delivered.

The indicators showing that market conditions have improved since 2014 include the

following:

e Asignificant upturn in the number of pre-application enquiries

e Anincrease in the number of planning application granted consent for new and

replacement residential developments.

e Asignificant increase in the number of dwelling completions for 2015/2016 at 315

dwellings compared to previous years (at around 200 dwellings).

Pre-Planning Application Advice Enquiries

Although records chargeable pre- application advice enquiries (PPAE) for new residential
development (including replacement dwellings) only began in July 2014, Table 7 below shows

there has been an increase in the number of PPAEs in 2015 compared to 2014.

Table 7: Numbers of Pre-planning application enquiries between July 2014 — December 2015

Date received

July - December January —June July - December
2014(6months) 2015 (6 months) 2015
(6 months)
Total number of queries Received | 110 300
Number of queries relating to 53 70 70
Residential Development *
Average per month 9 12 12

*Residential development - 1 dwelling + (includes queries re: replacement dwellings).

Increasing number of permissions granted for dwellings between 2011 -2015

Data was used from two different sources, including the JHLAS (Joint Housing Land Availability
studies) used for the larger sites (5 units or more). Whilst for small sites (5 units or less) data
was, taken from a small sites monitoring system (this records all planning consents resulting in

four or less dwellings).

For both data sources there were a number of instances where more than one application for

a dwelling unit was encountered. This may have been outline and reserved matter
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5.36.

applications, or a Section 73 application to vary the time limits conditioned in the original

consent.

The data has been recorded on a yearly basis, however, the small sites monitoring system
changed from monitoring 1st January - 31st December to 1st April — 31st March in 2015 (see
table 8 below)in order to make it consistent with the JHLAS studies.

Table 8: Numbers of dwellings granted consent between January 2011 and April 2015 - Sites
of less than 5 dwellings and JHLAS sites with 5 and more dwellings

Dwellings Permitted
Year of Permission | Sites of less than 5 dwlgs | JHLAS Sites | Total
2011 (01/01 - 31/12) 195 74 269
2012 (01/01 - 31/12) 176 198 374
2013 (01/01 - 31/12) 206 71 277
2014 (01/01 - 31/12) 158 301 459
2015 (01/04 - 31/03) 169 265 434
Totals: 904 909 1813
2015 (Jan - Apr) 36

Number of Dwellings Granted Planning Consent Each Year

500
400
No Of_ 300
Qe
100

2011 2012 2013

2014 2015

Year Planning Permission

B Sites of
less than 5
dwlgs

B JHLAS
Sites

Fig. 6 Number of dwellings consented between 2011-2015 on sites with less than 5 dwellings
and JHLAS sites with (5 and more dwellings)
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5.38.

5.39.

5.40.

5.41.

The chart (Fig. 6) above shows the number of dwellings given consent each year for five years.
The data is divided between those dwelling units recorded through the JHLAS studies and
those recorded through the small sites monitoring system.

It can be seen that in the first three years of the LDP period the dwellings being permitted on
small sites made up a large proportion of the total number of dwellings permitted. However,
2014 and 2015 have seen an increase in the number of units being granted permission on
JHLAS sites. The increase in the proportion of dwelling units on larger sites being permitted
correlates as would be expected to an overall increase in the total number of units being
permitted each year.

Increasing numbers of dwelling completions

The increased activity in the housing market which has been evident since 2014 has resulted
in a pick-up in the number of dwelling completions in the last 12 months with a preliminary
figure of 315 completions in 2015/2016 (to be confirmed by the 2015/16 JHLAS). This number
of completions indicates that the house building industry has the capacity to deliver the
annual dwelling requirement of 348 which includes the additional residual amount of 48
dwelling per year resulting from the underperformance of the first 4 years of the plan period
(2011 to 2014/15), when annual completions were around 200.

Although completion rates for new build dwellings are affected by land supply and may have
been constrained by housing allocation constraints in the existing UDP, it is worthwhile
looking at past annual build rates to be able to gauge the capability of the construction
industry to deliver the houses that will meet the annual housing requirement figure.

Table 9 below shows annual completions for the Powys LDP area according to records from
JHLAS studies from April 2004 to April 2014. The annual housing completion rates for the last
11 years in Powys shown in the table clearly illustrates the impact that the recession had on
the numbers of dwellings being completed after 2008. Completions fell from a peak in the
years 2005/06 and 2006/07 of 425 to a low of 98 in 2011/12 with annual completions in the
last 4 years being at about 200 dwellings.

Table 9: Past Completions 1 April 2004 to 1 April 2014 (source: JHLAS)

Year Small Site Large Site Total
Completions Completions Completions
(Sites of 1-4 (Sites of 5+
Dwellings) Dwellings)
2004/05 126 294 420
2005/06 131 294 425
2006/07 131 294 425
2007/08 126 240 366
2008/09 57 102 159
2009/10 121 132 253
2010/11 83 156 239
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2011/12 83 15 98

2012/13 76 147 223
2013/14 61 123 184
2014/15 54 147 201
*2015/16 *315
Total 995 1797 2993

Average Annual

Completions (11 years)
*315 completions to be confirmed in the Joint Housing Land Availability Study (JHLAS) for
2015/16

99 180 272

Table 10: Average Annual completion rates using JHLAS information — longer term trends

2004/05-2009/10 | 2010/11-2014 | 2005 to 2015 Average
(5 years) /15(5 years) (11 years)
325 189 272

5.42. The Council recognises that the number of completions in the most recent years of the 11
years have been relatively low with average rate of 189 for the last 5 years (NB This figure
does not include the latest preliminary completion figure 2015/2016 which is yet to be
conformed in JHLAS). This contrasts to the completion rates in the years that led up to the
recession when dwelling numbers were over 400. The average annual build rate for the 11-
year period was 272 dwellings. Although the preliminary figure for dwelling completions in
2015/12016 is 315, it is considered that completion rates are unlikely to reach 400+ during the
plan period as the economy is not forecast to return to what it was in the years leading up to
the start of the recession in 2008.

Fig 7 — Periods of Migration and Completions

Migration & Completions
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5.43. There are a number of factors that should see numbers of annual completions continue to rise
over the LDP period including the following:
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The economy steadily improving with there being definite signs of a ‘pick- up’ in Powys
since 2014.

An adopted LDP including fresh housing allocations should help boost confidence
amongst landowners and developers and see more sites coming forward.

House prices increasing in other parts of the UK including neighbouring Shropshire, the
west Midlands and Swansea but prices in Powys itself having remained largely static
which may result in more people to moving to the County including early retirees who
now have the ability to access to their pensions pots earlier.

Due partly to the economic downturn and lack of borrowing/credit available there has
been a delay of young people either buying or renting their own house resulting in a
pent up demand. However, this ‘pent -up’ demand is beginning to be released with
improving credit conditions and government initiatives to help people purchase their
own home including Help to Buy ISA schemes to help people save for the deposit;
shared equity schemes and parents better able to help their children buy their own
home due to reasons such as it being made easier for people to access their pension
pots earlier.

Registered Social Landlords (RSLs) are becoming more active in building low cost
market houses.

The Council’s programme to build more affordable houses with funding from such
sources as Social Housing Grant
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6.1.

6.2.

6.3.

Conclusion

The starting year of the Powys LDP period of 2011 and the years up to 2014 has coincided with
a period when the economy has been in slow recovery from a deep economic downturn. In
this period the levels of net migration and dwelling completions were low when compared to
the years preceding the recession that experienced high levels of growth, a level unlikely to be
reached again during the plan period.

The graph in Fig. 7 shows the three periods with contrasting economic conditions that have
been identified since 2002 including a period of high growth and a deep recession. Although
the immediate aftermath of the recession has seen only a slow rate of growth. However, there
have been recent signs of confidence returning to the housing market in Powys. The Council
considers that the ‘pick- up’ in the market since 2014 confirms that the deviation above the
Principal projection (4087) of the dwelling requirement figure to 4500 is a reasonable one to
take forward in the LDP. This is having taken into account all the factors discussed in this
paper including the Council’s objectives in its various corporate strategies as well as the need
trends in the delivery of the dwellings.

It is considered that the dwelling requirement figure of 4500 will allow the aims and objectives
contained within the Council’s various corporate strategies to be achieved, as well as the
Council’s socio-economic aspirations set out under the Plan’s Strategy, LDP Objective 1 and
Strategic Policies SP1 (Housing Growth, FFCs), H1 (Housing Provision), H4 (Affordable Housing
Provision) and E1 (Employment Requirements).
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The Planning Inspectorate
Yr Arolygiaeth Gynllunio

Penderfyniad ar yr Apél Appeal Decision

Gwrandawiad a gynhaliwyd ar 07/06/16 Hearing held on 07/06/16

Ymweliad a safle a wnaed ar 07/06/16 Site visit made on 07/06/16

gan Vicki Hirst BA(Hons) PG Dip TP by Vicki Hirst BA(Hons) PG Dip TP MA
MA MRTPI MRTPI

Arolygydd a benodir gan Weinidogion Cymru an Inspector appointed by the Welsh Ministers
Dyddiad: 30/06/16 Date: 30/06/16

Appeal Ref: APP/T6850/A/15/3141599
Site address: Land west of Cwmanod Cottage, Llanddew, Brecon, LD3 9SU

The Welsh Ministers have transferred the authority to decide this appeal to me as the
appointed Inspector.

The appeal is made under section 78 of the Town and Country Planning Act 1990 against a
refusal to grant planning permission.

The appeal is made by Mr & Mrs M and D Lewis against the decision of Powys County Council.
The application Ref P/2014/0920, dated 31 August 2014, was refused by notice dated

27 July 2015.

The development proposed is the change of use of land for gypsy - traveller site for single
family, with associated development (hard standing and utility block).

Decision

1.

The appeal is allowed and planning permission is granted for the change of use of land
to a gypsy traveller site for a single family to include the siting of two caravans/mobile
homes and utility block and all associated works at land west of Cwmanod Cottage,
Llanddew, Brecon, LD3 9SU in accordance with the terms of the application, Ref
P/2014/0920, dated 31 August 2014, and the plans submitted with it, subject to the
conditions in the attached schedule.

Procedural Matters

2.

The description of development in the heading above has been taken from the
application form. An amended description was agreed between the main parties prior
to the application being determined to more accurately describe the development
being sought. It is on the basis of the revised description as set out in my formal
decision above that I have determined the appeal. It was also confirmed at the
hearing that the proposal did not relate to any commercial use of the site and that
either a permanent or temporary permission was being sought.

The submitted application documents included a supporting statement which contains
personal information. Powys County Council (the Council) did not publish the
document on its website due to its content but retained it on the working file. The
Planning Inspectorate has not published it on the Planning Portal as it contains
personal and potentially defamatory content. It was agreed at the hearing that as
interested persons may not have been aware of the statement that it would be
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prejudicial and unfair to interested persons to take it into account. It was agreed that
no prejudice would arise to the appellants if it was not taken into account as the
relevant information within it had been provided in other documents as part of the
appeal submissions. As such all parties agreed that the document should be
disregarded and I have therefore not taken it into account in reaching my decision.

Main Issues

4.

The main issues in this case are:

¢ whether the proposal would provide an appropriate site for a gypsy and
traveller site, in particular having regard to its effect on the character and
appearance of the area and its sustainability credentials; and

e whether there are other material considerations that would justify granting
permission in particular having regard to the general need and supply of gypsy
and traveller sites in the area and the personal circumstances of the appellants.

Appropriateness of Site — Policy Considerations

5.

Policy HP20 of the Powys County Council Unitary Development Plan (UDP) relates to
gypsy caravan sites. It supports their provision subject to a number of criteria,
including meeting the needs of gypsies who have regularly resided in or resorted to
the area and there are no other sites available, the development to not be visually
intrusive in the landscape and incorporate screening provisions and the proposal being
well related to existing community, social and educational facilities. The supporting
text states that proposals for development of isolated small sites will not be permitted.

Welsh Assembly Government Circular 30/2007: “Planning for Gypsy and Traveller
Caravan Sites” (Circular 30/2007) supports the principle of gypsy and traveller sites
being located in rural settings, where not subject to specific planning or other
constraints. The Circular advocates that sites should be sustainably located. In
assessing the suitability of sites, the Circular advises local authorities to consider a
range of sustainability criteria and to be realistic about the availability of alternatives
to the car to access local services. It states that over rigid application of policies that
seek a reduction in car borne travel would not be appropriate.

Powys County Council (the Council) does not dispute the gypsy status of the
appellants or their family. There is no evidence before me to suggest that the
appellants or their family are not gypsies and from the evidence given at the hearing I
am satisfied that the appellants and their family are gypsies for the purposes of the
definition at paragraph 3 of Circular 30/2007.

Local and national policies support the provision of gypsy and traveller sites in
principle. Therefore, the main considerations are whether the proposal would be
visually intrusive in the landscape and harmful to the character and appearance of the
area, whether it would be sustainably located and whether there is an overriding need
for the development.

Character and Appearance

9.

The site is located within the countryside and comprises a small area of cleared
woodland accessed via a single carriageway rural lane through an existing gateway on
its southern boundary. The site is bordered by mature woodland to the west, the lane
to the south, a further area of woodland and the River Honddu to the north and an
area of cleared land to the east situated on a lower level, part of which is within the
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10.

11.

12.

13.

14.

15.

16.

appellants’ ownership and part of which it is understood is in the ownership of Powys
County Council. The property, Cwmanod Cottage lies to the east on the opposite side
of the road bridge crossing the river. Two public footpaths are located to the east and
south east, with a further footpath to the north. The site rises steeply from east to
west. At the time of my visit the site was vacant. There was evidence of a stoned
area in the western portion of the site.

The site is not the subject of any statutory or local landscape designations. The
boundary of the Brecon Beacons National Park (BBNP) lies to the immediate south and
to the east. The National Park designation affords the area the highest status of
protection in landscape terms and I have had regard to the statutory purpose of
National Parks to conserve and enhance the natural beauty, wildlife and cultural
heritage of the area® in reaching my decision.

The LANDMAP assessment for the overall area describes it as a settled pastoral upland
valley with well treed slopes with a scattering of farmsteads and rural dwellings on the
valley sides. Settlements tend to be vernacular in style and complement the character
of the landscape with views possible to the surrounding area but mostly channelled
down the valley. The assessment gives the visual and sensory aspect of the

landscape a high value.

The overall character of the area is of countryside and the proposed development
comprising two caravans, a utility block and associated access, parking and
hardstanding would be in direct contrast with the existing character of the area. 1
acknowledge the appellants’ reference to the presence of caravans on farmyards and
in gardens. Nonetheless these are viewed in association with other buildings and as
ancillary elements to larger farms or dwellings. From my observations on site I do not
find that individual caravans or caravan sites are a particular feature of the area.

The proposal would alter the tranquil, undeveloped nature of the site. Despite the
presence of some vegetation there would be clear views of the development from the
adjacent highway and from the bridge to the east. Whilst the mobile home would be
set back from the highway and viewed against the backdrop of the woodland to the
west, the elevated nature of the site would emphasise the development. The touring
caravan would be positioned to the front of the site adjacent to the entrance and
would be highly visible from the lane.

The proposal would also be visible from a short stretch of the public rights of way to
the south east and north, the former being within the BBNP. However these views
would be partially filtered by the presence of vegetation and in the case of the path to
the north through the topography and distance. Whilst there would be some impacts
to these paths, in the overall context of the enjoyment of these routes, I find that any
harm would be limited to very short stretches.

I observed on my site visit that longer distance views would be limited due to
topography, vegetation and the relatively small size of the proposal. As such I find
that the impacts would be very localised and limited to the short stretch of highway to
the south and east and limited portions of the public rights of way to the north and
south east.

The appellants explained at the hearing that electricity provision to the site would
require an additional length of overhead line and supporting poles taken from the

1

Section 61, Environment Act, 1995
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17.

existing line to the north. In the context of the wooded area I do not find that this
would cause a significant increase in any visual harm.

Nonetheless from local viewpoints the proposal would be an alien feature in this
attractive pastoral landscape. It would be visually intrusive in the local landscape and
harmful to the character and appearance of the area and would not conserve the
natural beauty of the National Park. In this respect the proposal would fail to accord
with policies HP20 and ENV2 of the UDP.

Sustainability

18.

19.

20.

21.

22.

The site lies within approximately 600 metres of the village of Llanddew. It was
confirmed at the hearing that Llanddew is defined as a small village in the UDP with a
specified settlement boundary. It contains limited services. The larger settlement of
Brecon lies approximately 2km distant and offers a range of services including health
centres, shops and schools.

Whilst policy HP20 of the UDP requires sites to be well related to existing community,
social, educational and other facilities no further clarity is provided. The appellants do
not intend to rely on public transport for accessing services and would utilise a private
car and Circular 30/2007 requires decisions to be made without over rigid application
of policies that seek a reduction in car borne travel. I acknowledge the Council’s view
that the site is isolated and it is evident that Llanddew cannot offer day to day
services. However in my assessment 2km is not an unreasonable distance for
travelling to access local services in a rural area. I note, and whilst acknowledge that
the site lies within the settlement boundary, that the Council has recently granted
planning permission for housing and affordable housing in Llanddew which will
similarly rely on services in Brecon.

Circular 30/2007 advises that issues of site sustainability are important not only for
environmental issues, but also for the health and well-being of gypsies and travellers
for matters relating to maintenance and support of family members and social
networks. The appellants explained at the hearing that they have strong and long
standing family and friend connections with the Brecon area and that the children,
aged 6 and 8, attend the local schools. The location of the site close to Brecon and
the publicly provided gypsy and traveller site at Kings Meadow where members of the
family reside would enable family and social connections to be maintained and for the
children to continue to attend the local schools, both now and in the future.

The site is also serviced by mains water and as stated above electricity could be
gained from the supply that lies to the north. It was stated at the hearing that no
phone line would be required as mobile phones would be used for both telephone and
internet connection. A package sewage treatment unit would be provided for foul
sewage.

I conclude that the site would provide an appropriate site for a gypsy and traveller site
with regard to its sustainability credentials.

Other Material Considerations

Need and Supply of Gypsy and Traveller Sites

23.

At the time of the hearing the appellants were residing at Kings Meadow which
provides gypsy and traveller accommodation in the Brecon area. It was confirmed at

http://planninginspectorate.gov.wales/

Page 190



| Appeal Decision APP/T6850/A/15/3141599

24,

25.

26.

27.

28.

29.

the hearing that there is currently no other available gypsy and traveller site in the
Brecon area.

The Council has a duty under the Housing Act 2004 and Circular 30/2007 to assess
the need for gypsy and traveller accommodation. Where an assessment of unmet
need is evident, there is a requirement to ensure that sufficient sites are allocated
through the Local Development Plan (LDP) process. These duties reflect wider duties
to promote equal opportunities and to prevent unlawful discrimination on the grounds
of race.

The Council is currently preparing its LDP and which has reached deposit draft stage.
It was confirmed at the hearing that the Council commissioned consultants to
undertake a Gypsy and Traveller Accommodation Assessment (GTAA) and the
assessment has been submitted to the Welsh Government. The GTAA is not in the
public domain at present, but the Council stated at the hearing that it identifies a need
for 3 additional pitches and the Council will be seeking grant aid to provide 4 serviced
pitches at the Kings Meadow site. The appellants contended at the hearing that there
is a need for some 7 pitches due to the doubling up on pitches at the Kings Meadow
site and that no consideration has been given to the need for private pitches with no
approach being made to the appellants to discuss their needs.

The Council stated at the hearing that the Welsh Government has queried why the
GTAA has not been informed by a discussion with the appellants regarding their need
for a pitch due to their long standing personal circumstances which I refer to below.
Furthermore, it would appear that the GTAA does not consider the need for private
pitches, which the Council contends would be assessed on a case by case basis
against a criteria based policy in a similar manner to the UDP policy HP20.

Given the stage of preparation of the GTAA and the LDP I give them little weight.
Nonetheless, even though there was not consensus between the main parties at the
hearing on the number of pitches needed, there was agreement that there is a need
for some additional pitches within the Brecon area. It is the Council’s position that
these can be provided at the Kings Meadow site.

Whilst policy HP20 of the UDP allows for the provision of sites subject to compliance
with detailed criteria this is on the basis that there are no other sites available locally.
This does not appear to address Circular 30/2007’s recognition that some gypsies and
travellers wish to find and buy their own private sites to develop and manage. On the
evidence before me no actual provision has been made for private sites within the UDP
and given the current status of the LDP and the current shortcomings of the GTAA
there is no identifiable time frame for this to be addressed in the forthcoming
development plan.

Circular 30/2007 also notes that an increase in the number of approved private sites
may also release pitches on local authority sites for gypsies and travellers most in
need of public provision. In this case, given there is a need in the area, the lack of
identified other sites within the current development plan that could accommodate the
appellants, and taking account that the provision of a private site would release a
pitch at Kings Meadow that would go towards an identified need I afford these matters
considerable weight.

Personal Circumstances

30.

On the evidence before me it is well documented that the appellants experience
difficulties living at the Kings Meadow site due to inter family conflicts. This has led to
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31.

32.

Mr Lewis experiencing health problems which are substantiated by medical reports. It
was explained at the hearing that Mr Lewis has to regularly sleep in a car due to the
difficulties on the site and the conflicts have been taking place since 2000. The site is
not managed by an on site warden and the difficulties on the site have implications for
others residing there. The appellants consider that the situation does not provide a
stable environment for the children who need to be accommodated in the area to
enable them to continue their education in local schools.

It is evident that the appellants have attempted to find alternative accommodation
and have resided in both unauthorised locations and have been provided a council
house in Talybont and Brecon. However, they experienced harassment and found it
difficult to adjust to living in bricks and mortar accommodation. The Council’s Service
Manager Housing Solutions stated in 2015 that the appellants are unable to reside on
the same site as other family members with a mediator advising that it was unlikely
that the parties could reside on the same site. The Council’s Service Manager
considered that in the interests of managing the Kings Meadow site it was
recommended that the appellants found an alternative pitch/site in the Brecon area.
The vacancy that this would create would assist in meeting a need on the site. The
Council stated at the hearing that this was not the Council’s agreed position and was
the view of only one officer.

Nonetheless, the evidence before me demonstrates the difficulties on the site between
the appellants and other family members, the lack of available alternative
accommodation within the Brecon area, the attempts that the appellants have made
to find other places to reside, and the need for the appellants’ children to have a
stable and safe home environment close to their education. I find these to be
compelling reasons for the appellants to be able to secure suitable other
accommodation in the Brecon area.

Other Matters

33.

34.

35.

36.

The site is not situated within a flood zone as defined by the Development Advice Map
(DAM) referred to in Technical Advice Note 15: “"Development and Flood Risk” (TAN
15) with the boundary of the flood zone being located to the north of the site.

The site is situated adjacent to a Site of Special Scientific Interest (SSSI) and Special
Area of Conservation (SAC). On the evidence before me, including a bat and otter
survey, road verge nature reserve re-instatement scheme and SSSI impact report, the
proposal could be adequately conditioned to ensure that there would be no likely
significant effects or harm arising to these statutory designations and I have no
reason to disagree.

Concerns have been raised regarding highway safety. The appellants provided a
transport assessment with their application and the Council’s Highways Officer raised
no objection subject to conditions. Whilst I note concerns at the width of the lane
serving the site and the adequacy of nearby junctions within the village and wider
surrounds, I am satisfied on the basis of the evidence before me and from my own
observations on site that the additional traffic generated from one family would not
cause any harm subject to conditions including one to control the size of vehicles on
the site.

The property Cwmanod Cottage lies to the east on lower ground. Its western
boundary comprises a mature hedgerow which the owner explained had been left to
grow to provide screening should the appeal be allowed. Whilst this is acknowledged,
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37.

38.

39.

40.

even at a maintained height the hedge would restrict views of the site and given the
distance of the property from the site at a significantly lower level I do not find that
the proposal would give rise to any loss of privacy or harm to residents’ living
conditions.

I note concerns relating to personal security and have had regard to the case law cited
by the objectors’ representative®. I have also taken into account that the perceived
fears of the public are a material consideration in my determination®. Whilst I
acknowledge that there has been police involvement on occasions and Mr Lewis has a
historic conviction I have no substantiated evidence before me that allowing the
appeal would lead to any increased risk to local residents’ future security.

I also note that Cwmanod Cottage is of a traditional cottage design and the objectors’
contention that the proposal would detract from its setting. The building is not listed
and there is little inter visibility between the site and the cottage. Given the distance
and topography between the two sites I do not consider that the proposal would be
harmful to its setting.

I acknowledge concerns regarding the potential precedent that would be set by
allowing this development. I have no directly comparable sites to which this might
apply before me. Each application and appeal must be determined on its individual
merits, and a generalised concern of this nature does not justify withholding
permission in this case.

Matters relating to tree felling and work on the site previously are not pertinent to my
consideration of the particular proposal before me.

Overall Balancing

41.

42.

43.

I have found that the proposed development would be visually intrusive in the local
landscape. It would result in harm to the character and appearance of the area and
would not conserve the natural beauty of the BBNP contrary to policies HP20 and
ENV2. It is therefore necessary to consider whether other considerations outweigh
this harm. In assessing this balance I have taken into account the special protection
given to National Park landscapes.

The harm that I have identified is very localised in nature. The impact on the BBNP is
restricted to a short section of the public footpath that lies to the south east and the
impact to the wider countryside is in the main related to the short section of highway
that passes the site and from views to the north which are to a certain extent filtered
by vegetation. Additional planting to the east and along the highway edge would help
to soften the impact of the proposal to the wider surrounds and could be required
through a landscaping condition. I find that in this context the resulting harm is
limited.

I have found that the site is sustainably located and that there is a need for additional
gypsy and traveller pitches within the Brecon area. The Council maintains that this
need can be met at the existing Kings Meadow site; however this does not take into
account that some gypsies and travellers may wish to find and buy their own sites to
develop and manage and the appellants’ particular personal circumstances that make
residing at Kings Meadow very difficult. The provision of the appeal site, which is

2
3

Asbri Written Statement of Evidence, March 2016
Paragraph 3.1.8, Planning Policy Wales, Edition 8
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44,

45.

owned by the appellants, would release a pitch at Kings Meadow to meet the wider
need. The site is not constrained by any other planning considerations that cannot be
addressed through planning conditions and in such cases national policy supports the
provision of rural sites in principle. I give these matters considerable weight.

The appellants’ personal circumstances are also material to the balancing exercise.
The inter family conflicts at the Kings Meadow site are having a direct effect on Mr
Lewis’s health and feuding and conflict is not in the children’s best interests. A refusal
of permission is likely to lead to the appellants moving out onto an unauthorised site
or to a site away from their family and friends. Even should they stay the situation
between family members is untenable and is having an effect on their health and the
childrens’ welfare. A refusal would interfere with the right to respect for family and
private life as enshrined in Article 8 of Protocol 1 of the European Convention on
Human Rights.

I have noted the Council’s reference to case law in this respect* and the need for a
proportionate and balanced approach. These are qualified rights which have to be
balanced against the public interest in protecting the countryside and National Parks.
In this case having taken into account all other considerations including the family’s
personal circumstances, the sustainable credentials of the site and the lack of other
provision in the area, I conclude that the limited harm to the character and
appearance of the area and the natural beauty of the BBNP is clearly outweighed by
these factors. In the circumstances of the case I find a permanent permission to be
justified and there is no need to consider the merits of a temporary permission.

Conditions

46

47.

. I have considered the conditions discussed at the hearing in light of the advice in
Circular 016/2014. In addition to conditions relating to the time for implementation,
and compliance with plans, given the justification for the development a condition
restricting occupancy to gypsies and travellers and restricting the number of caravans
are necessary. Conditions relating to the ecological and biodiversity interests of the
site are necessary given the proximity to the SSSI and SAC and landscaping and
boundary treatment details are required to integrate the site with the surroundings.
Conditions relating to highway matters are necessary in the interests of highway
safety. I note the appellants’ concerns in relation to a bound surface and its impact
on the visual appearance of the site and have included a requirement within the
landscaping scheme to agree the surface to be used. I consider that a condition
relating to the gradient of the access is required to ensure that caravans can
reasonably enter the site. A condition restricting the number and weight limit of
commercial vehicles on the site is necessary due to the rural nature of the road
network and restrictions on storage are also necessary in the interests of the visual
amenities of the area.

I have not imposed the suggested condition requiring the sewage treatment plant to
comply with the manufacturer’s installation requirements as both main parties agreed
at the hearing that this would be unnecessary given the controls under other
legislation. Whilst I note the Council’s request for a condition relating to the materials
for the development I find that this would be unreasonable given that caravans are
generally of a consistent finish and the finishes for the utility block are specified on the
relevant approved plan.

4

Council’s Officer Report and documents provided at the hearing
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Conclusion

48. I have taken into account all other matters raised, but find none that outweigh my
conclusions that subject to the imposition of conditions the proposal would be
acceptable. For the reasons above I allow the appeal.

Vicki Hirst

INSPECTOR
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FOR THE APPELLANT:

Mrs A Heine Appellants’ agent
Mr M Lewis Appellant
Mrs D Lewis Appellant

FOR THE LOCAL PLANNING AUTHORITY:

Miss G Bufton Principal Planning Officer
Miss H Hobbs Principal Planning Officer
Mr C Edwards Council’s Solicitor

INTERESTED PERSONS:

Mr K Warren (on behalf of Mr & Mrs Martin) Asbri Planning
Mr R Martin Local Resident
Mrs M Martin Local Resident
Mr JP Davies Local Resident

DOCUMENTS SUBMITTED AT THE HEARING

Council’s notification letter of appeal arrangements, 23 May 2016
Map of Public Rights of Way submitted by the Council

Case Law relating to Human Rights submitted by the Council
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Extracts from LANDMAP requested at the hearing and received via email on 9 June
2016

5. Correspondence from Kirsty Williams AM requested at the hearing and received via
email on 9 June 2016
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SCHEDULE OF CONDITIONS - APP/T6850/A/15/3141599 — LAND WEST OF
CWMANOD COTTAGE, LLANDDEW, BRECON, LD3 9SU

1)

2)

3)

4)

5)
6)

7)

8)

9)

The development shall begin not later than five years from the date of this
decision.

The development shall be carried out in accordance with the following approved
plans: 4157 (BP) 01, 4157 03, and Proposed Site Layout except insofar as may
be required by other conditions of this planning permission.

The occupation of the site shall only be by Gypsies and Travellers as defined by
paragraph 3 of Circular 30/2007 and their resident dependents.

There shall be no more than one pitch on the site hereby approved with no more
than two caravans being stationed at any time, of which only one shall be a
static caravan.

No commercial activities shall take place on the land.

Any storage including the storage of materials, shall only take place within areas
agreed in writing with the local planning authority prior to the storage taking
place.

No more than one commercial vehicle shall be kept on the land and it shall not
exceed 3.5 tonnes in weight.

No development shall commence (including ground works and vegetation
clearance), until a Construction Environmental Method Statement (CEMP) has
been submitted to, and approved in writing by, the local planning authority. The
approved statement shall be adhered to throughout the construction period. The
statement shall provide for:

i) risk assessment of potentially damaging construction activities;

ii) identification of biodiversity protection zones;

iii) practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction;

iv) the location and timing of sensitive works to avoid harm to biodiversity
features;

v) the times during construction when specialist ecologists need to be present
to oversee works;

vi) responsible persons and lines of communication;

vii) the role and responsibilities on site of an ecological clerk of works or other
competent person; and

viii) use of protective fences, exclusion barriers and warning signs.

No development shall commence until a fence to protect the Afon Honddu SSSI
and SAC shall be erected along the top of the river bank in accordance with the
specifications within Section 9.9 of “A Survey for Bat and Otter Presence” and
Section 7.6 of “"An Assessment to Consider the Potential Impacts on the Site of
Special Scientific Interest” both by Just Mammals Consultancy LLP dated
December 2013 and Section 10.5 of "An Extended Phase 1 Habitat and Species
Survey” dated October 2013. The fence shall be retained thereafter.
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10)

11)

12)

13)

14)

No development shall commence until compensatory above ground otter resting
site opportunities have been provided in accordance with the recommendations
identified in Section 9.3 of “A Survey for Bat and Otter Presence” by Just
Mammals Consultancy LLP dated December 2013”. They shall be retained
thereafter.

No development shall commence until a Biodiversity Enhancement Plan has been
submitted to and approved in writing by the Local Planning Authority. The Plan
shall thereafter be implemented and retained in accordance with the approved
details.

Prior to occupation a lighting design strategy for biodiversity shall be submitted
to and approved in writing by the Local Planning Authority. The strategy shall:

a) identify those areas/features on site that are particularly sensitive for bats
and otters and that are likely to cause disturbance in or around their
breeding sites and resting places or along important routes used to access
key areas of their territory for example for foraging; and

b) show how and where external lighting will be installed (through the provision
of appropriate lighting contour plans and technical specifications) so that it
can be clearly demonstrated that areas to be lit will not disturb or prevent
the above species using their territory or having access to their breeding
sites and resting places.

All external lighting shall be installed and retained in accordance with the
strategy and no other external lighting shall be installed without the prior written
approval of the local planning authority.

No development shall take place until details of both hard and soft landscape
works have been submitted to and approved in writing by the local planning
authority. These details shall include:

i) a statement setting out the design objectives and how these will be
delivered;

ii) earthworks showing existing and proposed finished levels or contours;
iii) means of enclosure;

iv) other vehicle and pedestrian access and circulation areas;

v) hard surfacing materials;

vi) a native planting scheme including details and schedules of trees,
hedgerows and wildflower meadows and the re-instatement of the road
verge nature reserve in accordance with the methodology set out in “A
Road Verge Nature Reserve Re-Instatement Scheme” by Just Mammals
Consultancy LLP dated December 2013;

vii) a tree and hedgerow protection plan; and
viii) an implementation plan.

The landscaping works shall be carried out and retained thereafter in accordance
with the approved details.

Any entrance gates shall be set back at least 5.5 metres distant from the edge
of the adjoining carriageway and shall be constructed to open inwards away
from the highway.

http://planninginspectorate.gov.wales/
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15) The gradient of the access shall not exceed 1 in 15 for the first 5.5 metres
measured from the edge of the adjoining carriageway along the centre line of
the access.

16) Within 5 days of the commencement of development, the access shall be
constructed so that there is clear visibility from a point 1.05 metres above
ground level at the centre of the access and 2.4 metres distant from the edge of
the adjoining carriageway to points 0.26 metres above ground level at the edge
of the adjoining carriageway and 45.0 metres distant in each direction measured
from the centre of the access along the edge of the adjoining carriageway.
Nothing shall be planted, erected or allowed to grow on the areas of land so
formed that would obstruct visibility and the splays shall be maintained free
from obstruction thereafter.

17) Within 5 days of the commencement of development, provision shall be made
within the curtilage of the site for the parking of construction vehicles together
with a vehicle turning area. This parking and turning area shall be constructed
to a depth of 0.3 metres in crusher run or sub-base and maintained free from
obstruction at all times such that all vehicles serving the site park within the site
and enter and leave in forward gear.

18) Prior to the occupation of the caravans, provision shall be made within the site
for the parking of not less than 2 cars excluding any garage space together with
a turning space such that all vehicles serving the site may enter and leave in
forward gear. The parking and turning areas shall thereafter be retained and be
kept free of obstruction.

19) No storm water drainage from the site shall be allowed to discharge onto the
county highway.

http://planninginspectorate.gov.wales/
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Summary

The draft Gypsy and Traveller Accommodation Assessment 2016 undertaken by the
Council has identified housing needs in Machynlleth, Brecon and Welshpool. This
paper explains the evidence of need, the action being taken by the Council to
address this need and the implications for the LDP particularly in relation to the
LDP’s policy H13, the allocation of a permanent site in Machynlleth and the
commitment to provide additional pitches in Welshpool. Brecon is situated in the
planning authority area of the Brecon Beacons National Park and not within the
Powys LDP area.
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1.0 Introduction

1.1 This paper sets out:
e The need identified for gypsy and traveller accommodation in Powys as a
result of recent assessments of need including the findings of the Gypsy and
Traveller Accommodation Assessment 2016.

e The actions the Council has taken previously and is currently taking
corporately to meet the identified need.

e The implications for the Powys LDP in terms of policy and land allocations.

2.0 Evidence of Need for Gypsy and Traveller Accommodation in Powys and
the Actions taken by the County Council

2.1 The future accommodation needs of gypsies and travellers within Powys has
been assessed on three occasions since 2008:

i. Gypsy & Traveller Accommodation Needs Assessment (2008) (EB02).

ii. Gypsy & Traveller Accommodation Needs Assessment (Update, 2014)
(EBO3).

iii. Gypsy and Traveller Accommodation Assessment (GTAA) 2016
(EDO013) — this was submitted to Welsh Government for approval in
February 2016, and in response to queries by Welsh Government was
revised in June 2016. Approval by Welsh Government is anticipated by
the end of September 2016. It

2.2 The assessments have identified need in three places: Machynlleth,
Welshpool and Brecon. It should be noted that Brecon is situated within the Brecon
Beacons National Park and lies outside the Powys LDP area, although nearby.

2.3 The need identified by the successive assessments is set out for each of the
three places in tabular form in the following sections. Each table identifies the type of
need (Permanent or transit), when the need is due to arise, how many pitches the
need relates to, and a summary of the action or response the Council has taken
corporately to address the identified need.

2.4  The implications for the LDP are set out beneath each table.

2.5 Welsh Government guidance on Undertaking Gypsy and Traveller
Accommodation Assessments (May 2015) states in Chapter 3 — Assessing
Accommodation needs:

“142. From the results of the Gypsy and Traveller accommodation assessment
(GTAA) it should be possible to identify the number of Gypsy and Traveller
households which require additional pitches immediately, within 5 years, and over
the Development Plan period.”
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2.5

The guidance also states in Chapter 5:

“231. Once the Gypsy and Traveller accommodation assessment has been
approved by Welsh Ministers, Local Authorities will be subject to a legal duty to
exercise their functions to provide mobile home pitches to meet the identified needs.
Section 56 of the Mobile Homes (Wales) Act 2013 provides the power for Local
Authorities to do this. However, Local Authorities should recognise there are a range
of tools at their disposal to support them to achieve this aim.”

2.6

The Council has been advised that Welsh Government expects Local

Authorities to address the need identified in the GTAA from the time that the GTAA
was submitted. This means that immediate need will need to be addressed by Feb
2021 and the longer term need met by 2026, which will coincide with the end of the
LDP plan period. The tables below explain the need identified by the GTAA up to

2026.
3.0 Gypsy and Traveller Need in Machynlleth
Table 1: Machynlleth
Study date Type of | When Number of Summary of Council’s Response / Action
need needed | Pitches
(Perma | (period)
nent /
Transit)
2008 GTANA | None - None No need identified
(EB02)
2014 GTANA | Transit See 2 Study concluded, “The Council will investigate
(EBO3) note feasibility options for providing a transient site to
meet the need identified of 2 households. In
seeking to identify a suitable site, the Council
will liaise with the adjoining authorities of
Ceredigion and Gwynedd. (Please note para
242 below following consultation). Para 24.2
says “Following the consultation response from
the Housing Management and Options Officer
interview the Council will investigate further
while it undertakes a new GTAA in accordance
with the provisions of the Housing (Wales) Act
2014 whether a permanent or transient site is
required in Machynlleth.”
April 2015 — Perman | See To be Having spoken to the families and their
LDP topic ent 2016 determined representatives, the Unity Project, the Council
paper — Gypsy GTAA by GTAA but | recognised that there would be a need for a
and traveller considering permanent site, but the actual number of pitches
Needs in land used 3 | was to be determined by the GTAA 2016. For
Machynlleth pitches. the purposes of identifying land for inclusion in
(EB28) the LDP, a 3 pitch site was sought. An
identification and assessment process of
potential sites in Machynlleth was undertaken,
and a site allocation (P42 HA4) was proposed in
the Deposit Draft LDP, June 2015. The Council
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does not own any suitable land and land will
need to be acquired.

2016 GTAA
(Draft,
awaiting WG
approval)
(EDO13)

Perman
ent

Feb
2021

The draft GTAA acknowledged that LDP Policy
H13 included the allocation of land for a
permanent site. Need identified from interviews
on tolerated unauthorised site for 3 pitches and
2 pitches identified need from Bricks and Mortar
interviews.

The Council has accepted that some of the
families in Machynlleth are homeless and
provision of accommodation will be prioritised by
the Council.

In response, the Council appointed a Gypsy and
Traveller Project Officer — Housing in January
2016.

The Council has allocated £200k to assist in
identifying land for a new site in the 2016/17
financial year. A further £2.28m has been made
available to assist with meeting needs arising
from the GTAA for subsequent years.

The Council has established a multi
departmental Gypsy and Traveller Project Board
to consider and develop proposals for
Machynlleth and address the needs identified in
the GTAA. Inaugural meeting held on 31st March
2016 and the Board meets monthly.

The Council has advertised and actively pursued
land options in the Machynlleth area with a view
to securing planning permission for the identified
need. It has commissioned relevant surveys on
pieces of land to identify suitability in preparation
for submitting a planning application.

The Council anticipates applying for Welsh
Government grant to develop a new site in 2017.

The Council plans to provide a new site by
March 2018.

Note: No further need for the longer term
period 2021 to 2026 was identified by the
GTAA.

3.1 Implications for the LDP - Machynlleth

3.2  The Council, through its Gypsy and Traveller Project Board, is actively
pursuing the development of a permanent site for 5 gypsy and traveller households
in Machynlleth based on the findings of the Draft GTAA 2016. This need must be
met by 2021. No further need has been identified for the period 2021 to 2026.
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3.3  Site options are being investigated including detailed site survey work on
several sites prior to a planning application(s) being submitted on a preferred site(s),
and in advance of any land acquisition if required. The site proposed as an allocation
in the deposit draft LDP, June 2015 at Newtown Road, Machynlleth (P42 HA4) is
one of the sites under detailed investigation. This work is in progress and has yet to
complete. At this stage it is considered that the following Further Focussed Changes
should be made to the LDP:

1. Policy H13 — Gypsy and Traveller Sites and Caravans, and paragraphs
4.6.39 — 4.6.41.

It is proposed that the policy is amended to make reference to P42 HA4, as
requested by the Planning Inspector (letter to the Council dated 61" May
2016).

It is further proposed that an additional paragraph be added to explain the
findings of the draft GTAA 2016 as submitted to WG, and explain how the
LDP is addressing the identified need.

2. Appendix 1 — Settlement Allocations, P42 HA4.

It is proposed that the number of units be amended to 5 to reflect the findings
of the draft GTAA 2016, as submitted to WG.

3. Inset Map P42 — allocation P42 HA4.
No amendment feasible at this stage given on-going action.

3.4  Given the on-going action being taken by the Council, the position will have
moved on by the time of the hearing sessions on the LDP in 2017, and the Council
will provide further clarification and evidence to the Examination at that point. It is
considered that any changes that are necessary to the LDP in relation to the
provision of a permanent gypsy and traveller site in Machynlleth are addressed at
that point via Matters Arising Changes.

4.0 Gypsy and Traveller Need in Brecon

Table 2: Brecon
Study date Type of need | When Number | Summary of Council’s Response / Action
(Permanent / needed | of
Transit) (period) | Pitches
2008 GTANA 14 stopping 2007- 14 Provision was for one extended family who were
(EB02) places 2017 stopping | accommodated temporarily at Cefn Cantref
5 transit places temporary site (near Brecon in BBNP). Needs

5 transit | rationalised during period and in accordance
with emerging Welsh Government guidance
relating to Gypsy and Travellers. Council
applied for 2 other planning applications for
alternative sites which were refused consent.
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New site of 10 pitches delivered in 2014 at
King’s Meadow, Brecon (in BBNP).

2014 GTANA 0 0 The assessment concluded “No future need has

(EBO3) been identified in Brecon, however, the 4
additional un-serviced pitches provided on
‘King’s Meadow’ will be used to accommodate
future growth as it arises. There is also one
family in Brecon who are currently tenants of the
Kings Meadow site, but who want to develop
their own site and who are being advised about
the planning process.”

2016 GTAA Permanent Sept 3 The GTAA survey identified a need for 3

(Draft, awaiting 2021 additional pitches due to family growth. The

WG approval) Council in April 2016 submitted a grant

(EDO13) application to Welsh Government to provide

permanent facilities to all 4 of the un-serviced
pitches. Welsh Government awarded a grant of
£303k in July 2016.

The Council is tendering the works with a view
to completing the plots by March 2017.

One of the households has obtained planning
permission via a planning appeal at Cwmanod,
Llanddew (in the Powys LDP area) for a private
site. This household has 5 years to comply with
the conditions of the planning permission. When
they move off site it will create a vacancy on the
site.

Given the action undertaken by the Council
since the survey and the draft GTAA was
submitted in Feb 2016, the revised GTAA, June
2016 no longer identifies an outstanding need in
relation to Brecon.

4.1 Implications for the LDP - Brecon

4.2  The housing need identified by the draft GTAA submitted in February is being
met through the development of the remaining four un-serviced plots at King’s
Meadow, Brecon which is located in the area of the Brecon Beacons National Park
and outside the Powys LDP area. Given the award of grant funding by Welsh
Government in July 2016, the four serviced plots are expected to be completed by
the end of March 2017. As such, the meeting of this need and the delivery of the site

has no implications for the Powys LDP.

4.3 In addition to the need identified in the GTAA 2016, planning permission was
granted at appeal on the 30/6/16 for a gypsy traveller site for a single family on land
to the west of Cwmanod Cottage, Llanddew which is situated in the Powys LDP
area. A copy of the appeal decision (reference APP/T6850/A/15/3141599) is

attached as appendix 1.

Powys LDP, Position Statement — GB@Q@ QQ&IIer Accommodation, September 2016 7




Cyngor Sir Powys County Council

4.4 ltis considered that the following Further Focussed Changes should be made

to the LDP:

1. Policy H13 — Gypsy and Traveller Sites and Caravans, and paragraphs
4.6.39 - 4.6.41.

It is proposed that an additional paragraph be added to explain the findings of
the draft GTAA 2016 as submitted to WG, and to explain how the identified
need is being met in Brecon, albeit outside the Powys LDP area.

2. Appendix 1 — Settlement Allocations.

No allocation necessary.

3. Proposals and Inset Maps

No amendments are necessary. The site at King’s Meadow is located outside

the Powys LDP area.

The site at Cwmanod, Llanddew is located in open countryside and has the
benefit of planning permission and it is therefore not considered necessary to
identify this site on the LDP proposals map, as is the case for all dwelling
commitments below 5 units.

5.0 Gypsy and Traveller Need in Welshpool

Table 3:

Welshpool

Study date

Type of need
(Permanent /
Transit)

When
needed
(period)

Number
of
Pitches

Summary of Council’s Response / Action

2008 GTANA
(EB02)

N/A

N/A

0

None identified, site refurbished in March
2012. Study said p29, “Withybeds is fully
occupied, but there is no evidence of need in
the north of the area beyond the families
currently resident.” The site was comprised of
12 pitches, and transit pitches which were
rarely used.”

The refurbished site provided 10 pitches which
were dedicated to Irish Travellers. The
Romany households who had previously
occupied part of the site were re-housed to
Council housing.

2014 GTANA
(EB03)

Permanent

First 5
years

The 2 households identified from family growth
moved off site and entered into relationships
with occupants of sites in England. The
provision was therefore no longer required.

2016 GTAA
(Draft, awaiting

Permanent

Feb
2026

Para 6.38 of the GTAA, June 2016 states,
“This leaves a residual need for the Council to
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WG approval)
(EDO13)

address through new household formation on
the public site in Welshpool, which when
viewed in isolation shows a need to provide
two additional pitches when the supply through
dissolution of pitches is taken into
consideration”.

Investigations are being undertaken by the
Council to determine whether it is possible to
meet the need on the existing site at Leighton
Arches, Welshpool. Alternative sites are also
being investigated should it prove not possible
to accommodate the identified need on the
existing site.

5.1 Implications for the LDP - Welshpool

5.2  The Council, through its Gypsy and Traveller Project Board, is actively
investigating the provision of 2 permanent pitches in the Welshpool area based on
the findings of the Draft GTAA 2016. This need must be met by 2026.

5.3 Site options are being investigated including detailed site survey work on
several sites prior to a planning application(s) being submitted on a preferred site(s),
and in advance of any land acquisition if required. This work is in progress and has
yet to complete. At this stage it is considered that the following Further Focussed

Changes should be made to the LDP:

1. Policy H13 — Gypsy and Traveller Sites and Caravans, and paragraphs

4.6.39 - 4.6.41.

It is proposed that the policy is amended to make reference to the need to
provide two additional permanent pitches in Welshpool by 2026. A specific
site cannot be named or identified at this juncture given the on-going site
selection and development process.

It is further proposed that an additional paragraph be added to explain the
findings of the draft GTAA 2016 as submitted to WG, and explain how the
LDP is addressing the identified need and the Council’s commitment to
meeting the need.

. Appendix 1 — Settlement Allocations

No allocation feasible at this stage as the process of selecting a suitable site
is being conducted.

. Proposals and Insets Maps

No allocation feasible at this stage as the process of selecting a suitable site
is being conducted.
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5.4  Given the on-going action being taken by the Council, the position may have
moved on by the time of the hearing sessions on the LDP in 2017, and the Council
will provide further clarification and evidence to the Examination at that point if
appropriate. Should any changes to the LDP be necessary or possible at that point, it
is recommended that these are addressed via Matters Arising Changes.

6.0 Conclusion

6.1 At the time of writing this position statement (Aug 2016), the GTAA 2016 is
awaiting approval by Welsh Government. The Council is however taking action on
the basis of the draft findings to address the identified need. For the Powys LDP, this
on-going work has implications for Machynlleth and Welshpool where the Council is
taking steps to make additional provision as soon as practicably feasible. By the time
of the Examination hearing sessions it will be possible to provide further information
and for further amendments to the LDP to be addressed via Matters Arising Changes
if necessary.
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Appendix 1 - Appeal Decision, Cwmanod, Llanddew, Brecon, 30/6/16

Separate attachment
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1. Executive Summary

Introduction and Methodology

The primary objective of the 2015 Gypsy and Traveller Accommodation Assessment (GTAA) is to provide a
robust assessment of current and future need for Gypsy and Traveller accommodation in Powys. The GTAA
provides a robust and credible evidence base which can be used to aid in the understanding of, and the
provision of Traveller pitches and plots for the Local Plan period to 2026, and any subsequent review after
the plan period, and a review of the Brecon Beacons National Park LDP following the end of the plan period
in 2022.

The GTAA has sought to understand the accommodation needs of the Gypsy and Traveller population in
Powys through a combination of desk-based research, stakeholder engagement and engagement with
members of the Travelling Community. In addition a range of local stakeholders were invited to sit on a
Project Steering Group. A total of 25 interviews were completed with Gypsies and Travellers living on
authorised and unauthorised sites in Powys, representing a response rate of 100% of occupied households.
In addition a total of 2 interviews were completed with Travellers living in bricks and mortar. No Travelling
Showpeople yards were identified in Powys.

The baseline date for the study is November 2015.

Key Demographic Findings

Ethnicity data was captured from all of the households that were interviewed on the Gypsy and Traveller
sites. The sites in Powys are occupied by a mixture of Romany Gypsies, Irish Travellers and Welsh Gypsies.

In total the site interviews covered 62 residents living on Gypsy and Traveller sites and in bricks and mortar.
This was made up of 41 adults and 21 children and teenagers aged under 18. This equates to 66% adults
and 34% children and teenagers. Demographic information showed a mixed range of ages across the sites,
though a higher proportion of the site population were younger when compared to the overall population
(the settled community and the Gypsy or Irish Traveller community) of Powys (2011 Census).

Additional Pitch Needs — Gypsies and Travellers

The Welsh Government Guidance requires 2 assessments of need — for the first 5 years of the GTAA period,
and for the full Local Plan period (to 2026 in Powys). Based upon the evidence presented in this study the
estimated additional pitch provision needed for Gypsies and Travellers in Powys for the first 5 years of the
Local Plan period is for 5 additional pitches, and for the remainder of the Local Plan period is for a further 2
additional pitches. This gives a total need for the whole Local Plan period of 7 additional pitches. These
figures should be seen as the projected amount of provision which is necessary to meet the statutory
obligations towards identifiable needs of the population arising in the area as set out in the Welsh
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Government GTAA Guidance. These figures include movement from conventional housing, and new
household formation — less identified supply for the first year.

However from a practical point of view it is important that the figures set out above are viewed in the
context of previous assessments of need that have been completed in Powys and subsequent actions that
have been taken to address need that has been identified.

The 2014 Powys GTAA Update recommended that the Council should investigate the feasibility of providing
additional pitches to meet need that was identified in Machynlleth. This is reflected in the 2015 Deposit
Draft LDP Policy H13 which includes the allocation of land for a permanent site in the Machynlleth area to
meet the identified need. It has been confirmed by the Council that this is the same need that has been
identified in this GTAA and that Welsh Government funding will be sought for to provide a permanent site
with 5 pitches in the Machynlleth area.

The Brecon Beacons National Park LDP which was adopted in 2013 included provision for a new site in
Brecon to meet need that had been identified in South Powys. Planning permission was granted for a new
14 pitch site in March 2012 on land adjacent to Brecon Enterprise Park and the Kings Meadow Site was
developed and opened in 2014. A total of 14 pitches were granted planning permission and this included 4
pitches to meet the future need of households living on the site due to family growth and household
formation — 1 of which was let early in 2016.

Also it is impractical to meet short-term need identified in Machynlleth through the available supply of
unimplemented pitches in Brecon that were put in place to meet the medium to long-term needs of
households living on that site.

It could therefore be said that provision to meet the majority of need identified in this GTAA has already
been made through the development of the new site in Brecon and proposals for 5 new pitches in the
Machynlleth area.

This leaves a residual need for the Council to address through new household formation on the public site
in Welshpool, which when viewed in isolation shows a need to provide 2 additional pitches when the
supply through dissolution of pitches is taken into consideration.

Therefore it could be said that the actual need identified in Powys, once the need that has already been
accounted for in Brecon and Machynlleth has been taken into consideration, is for 2 additional pitches to
meet the net need through new household formation on the site in Welshpool.

A detailed breakdown which sets out the components that make up this additional need, together with any
other issues that have been taken into consideration are included in Chapter 6 of this report.

Transit Sites

The granting of planning permission for a temporary transit site to address historic numbers of
unauthorised caravans at the Royal Welsh Show has had a significant impact of the number of
unauthorised caravans recorded in Powys — falling from a peak of 79 in July 2008 to just 5 in July 2015
(when 3 non-Traveller caravans have been discounted).

The 2014 Powys GTAA recognised that there are occasional instances of unauthorised encampments in the
Brecon area, but that these are normally Irish Travellers passing through for work purposes. There are
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other localised instances of Travellers temporarily visiting Powys to attend weddings or other events, but
no further evidence of any long-term or permanent accommodation needs.

Whilst the outcomes from the household interviews showed that three quarters felt that there was a need
for more transit provision in Wales, there were no specific references for the need for specific provision in
Powys, with households seeking provision all over Wales.

As such it is recommended that there is not a need for the Council to provide a transit site in Powys due to
the low numbers of unauthorised encampments. However the Council should continue to monitor the
number of unauthorised encampments and consider the use of short-term toleration, negotiated stopping
arrangements or temporary stopping places to deal with short-term transient stops. This management
based approach should also include consideration about whether to provide toilets, water and refuse
facilities.

Travelling Showpeople

Given that there have been no Travelling Showpeople identified as living in Powys, no assessment of need
has been undertaken. The Council should however monitor any future approaches for planning permission
from Travelling Showpeople and have in place appropriate criteria-based development plan policies to deal
with any future applications.
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2. Background and Policy Context

The Study

Opinion Research Services (ORS) were appointed by Powys County Council (the Council) in July 2015 to
complete an assessment of accommodation for Gypsies and Travellers residing and resorting in Powys for
the Local Plan period to 2026.

The study provides an evidence base to enable the Council to comply with their requirements towards
Gypsies and Travellers under Section 3 of the Housing (Wales) Act 2014.

The GTAA is a robust and credible evidence base which can be used to aid in the understanding of, and the
provision of Traveller pitches and plots for the Local Plan period to 2026, and any subsequent review after
the plan period, and a review of the Brecon Beacons National Park LDP following the end of the plan period
in 2022.

We would note at the outset that the study covers the needs of Gypsies (including English, Scottish, Welsh
and Romany Gypsies), Irish Travellers, New (Age) Travellers, and Travelling Showpeople, but for ease of
reference we have referred to the study as a Gypsy and Traveller Accommodation Assessment (GTAA).

The baseline date for the study is November 2015.

Legislation and Guidance

Housing (Wales) Act 2014

Part 3 of the Housing (Wales) Act 2014 (the Act) requires that a local housing authority should carry out a
new assessment of the accommodation needs of Gypsies and Travellers residing in or resorting to its area
between February 2015 and February 2016.

Section 102 of the Act requires that local authorities must prepare a report which they must submit to
Welsh Ministers for approval that:
» details how the assessment was carried out;
» contains a summary of:
= the consultation it carried out in connection with the assessment, and
= the responses (if any) it received to that consultation;

» details the accommodation needs identified by the assessment.

Once approved the local housing authority must publish the assessment.
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If need is identified in the GTAA report, Section 103 of the Act requires that a local authority must exercise

its powers in Section 56 of the Mobile Homes (Wales) Act 2013 so far as may be necessary to meet those

needs.

Section 106 of the Act sets out that local authorities should have regard to any guidance given by Welsh

Ministers. Guidance on Undertaking Gypsy and Traveller Accommodation Assessments was published in

May 2015.

This guidance covers the following issues:

»

»

»

»

»

»

»

»

»

»

»

»

Why a specific GTAA is required?

What should be produced?

Who needs to be consulted?

What data sources need to be reviewed?

Understanding the culture of Gypsy and Traveller communities.
How to identify and communicate with Gypsies and Travellers?
How to design, manage and undertake a GTAA?

Support with partnership working and working regionally.

Exploring specialist surveys, techniques and questions to be used.

How accommodation ‘need’ is assessed?
Submitting reports to Welsh Ministers.

How to make provision for identified need?

Section 108 of the Act sets out that:

»

»

»

Accommodation needs - includes, but is not limited to, needs with respect to the

provision of sites on which mobile homes may be stationed;

Gypsies and Travellers — means persons of a nomadic habit of life, whatever their race or

origin, including persons who, on grounds only of their own or their family’s or

dependant’s educational or health needs or old age, have ceased to travel temporarily or

permanently, and members of an organised group of travelling show people or circus

people (whether or not travelling together as such), and all other persons with a cultural

tradition of nomadism or of living in a mobile home;

Mobile home - has the meaning given by section 60 of the Mobile Homes (Wales) Act

2013.

Mobile Homes (Wales) Act 2013

The GTAA Guidance sets out the requirement that local authorities have to meet a legal duty to exercise

their functions to provide mobile home pitches to meet any identified needs. These are set out in Section
56 of the Mobile Homes (Wales) Act 2013.

In this Act “mobile home” means:
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» Any structure designed or adapted for human habitation which is capable of being moved
from one place to another (whether by being towed, or by being transported on a motor
vehicle or trailer) and any motor vehicle designed or adapted for human habitation, but
does not include any railway rolling stock which is for the time being on rails forming part
of a railway system, or any tent.

» A structure designed or adapted for human habitation which is composed of not more
than 2 sections separately constructed and designed to be assembled on a site by means
of bolts, clamps or other devices, and is, when assembled, physically capable of being
moved by road from one place to another (whether by being towed, or by being
transported on a motor vehicle or trailer).

Planning Circulars 30/2007 and 78/91

>1> In December 2007 Welsh Assembly Government guidance on Planning for Gypsy and Traveller Caravan
Sites was published in the form Circular 30/2007. This document formed the previous framework around
which a GTAA study was to be based, and provided updated guidance on the planning aspects of finding
sustainable sites for Gypsies and Travellers and how local authorities and Gypsies and Travellers can work
together to achieve this aim.

21¢ planning advice relating to Travelling Showpeople was provided in Welsh Office Circular 78/91 and this was

not revoked by Circular 30/2007. This recognises the more specific needs of Travelling Showpeople, and in
particular the requirement to provide for storage and maintenance need, as well as residential need — often
on a seasonal basis. It also sets out that local authorities should be willing to discuss the needs of Travelling
Showpeople at an early stage of the development plan process and to seek to help the Showpeople to help
themselves.

Welsh Government Designing Gypsy and Traveller Sites Guidance

217 In order to assist local authorities in meeting need for Gypsies and Travellers the Welsh Government

published this guidance in May 2015. This is intended as a guide to assist Local Authorities in providing
appropriate services at reasonable cost to the public purse for Gypsies and Travellers living on residential
sites in Wales. It contains practical guidance to assist local authorities to ensure sites are fit-for-purpose.
This guidance is not statutory. However, it is hoped that following this guidance will help local authorities
and others in the development and improvement of Gypsy and Traveller sites in their area, and will form
part of the consideration of the Welsh Government in assessing applications for Sites Capital Grant funding
in relation to Gypsy and Traveller sites.

Local Plan Policies

Unitary Development Plan 2001-2016

218 The Unitary Development Plan (UDP) for Powys was adopted in March 2010. This included a specific criteria

based policy HP20 in relation to Gypsy and Traveller Sites.

Pana 222
~J

11


http://www.ors.org.uk/

Opinion Research Services Powys Gypsy and Traveller Accommodation Assessment June 2016

5.26 Gypsy Caravan Sites

5.26.1 The Criminal Justice and Public Order Act 1994, no longer places a statutory duty on Local
Authorities to provide sites for Gypsies residing in or resorting to their area, but there are discretionary
powers contained in the Caravan Sites Control of Development Act 1960 to provide such sites. The Council
has a permanent site in Welshpool, which it considers to be more than adequate at the present time.

5.26.2 Applications for new Gypsy caravan sites must demonstrate the need for the accommodation, the
type of site required, the historical connection with the area and the type of work to be undertaken.
Additionally, applications should be accompanied by details of proposals for the storage of plant and
equipment associated with the business activities of those living on the site. Proposals for the development
of isolated small sites will not be permitted. Any permission given will be subject to detailed conditions or
to the completion of a Section 106 Agreement to control the use of the site.

Policy HP20 - Gypsy Caravan Sites

Proposals for Gypsy sites or extensions to existing sites will only be permitted providing the following
criteria are satisfied:

1. The proposal would meet the needs of persons meeting the definition of Gypsies set out in the Criminal
Justice and Public Order Act 1994 who have regularly resided in or resorted to the area and there are no
other sites available locally.

2. The proposal would not be visually intrusive in the landscape and incorporates screening provisions to
enhance the landscaping of the site.

3. The proposal is well related to existing community, social, educational and other facilities.

4. Adequate provision is made for vehicular access, manoeuvring and parking and the proposal will not
create or intensify a traffic hazard.

5. The proposal is in all other respects environmentally acceptable and would not adversely affect the
amenities of neighbouring properties.

6. The proposed development should ensure that there are adequate storage facilities or space within the
site for plant and equipment associated with any business activities.

7. Where new buildings are proposed, these will be permitted where they are required for essential
purposes which cannot reasonably be accommodated through the re-use of other buildings within the
vicinity.

8. Adequate services would be available and the development would not give rise to pollution.

2.19

Local Development Plan 2011-2026

The Local Development Plan (LDP) for Powys is currently at the Deposit Draft 2015: Deposit Draft stage.
This includes a specific criteria based policy H13 in relation to Gypsy and Traveller Sites.
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Policy H13 - Gypsy and Traveller Sites and Caravans

1. To meet a proven, unmet local need, proposals for permanent or temporary (transient or transit) Gypsy
and Travellers sites and caravans will be permitted where:

i. Located in a sustainable location with access to educational, community, social, health and other
services and facilities.

ii. Ancillary buildings must be for essential purposes which cannot reasonably be accommodated
through the re-use of other existing buildings in the vicinity.

2. A permanent site is allocated in Machynlleth to meet an identified need.

4.6.39 Proposals for gypsy and traveller sites or accommodation will be supported where they meet the
needs of persons defined as Gypsy and Travellers by the Housing (Wales) Act 2014.

4.6.40 Sites should be constructed in accordance with the standards set out for Gypsy and Traveller sites
and should also satisfy the criteria of the Development Management Policies to ensure acceptable design,
security, landscaping, and screening to limit any adverse visual impact.

4.6.41 The Gypsy and Traveller Accommodation Needs Assessment 2007 identified a need for 14 pitches in
South Powys. A permanent site on the edge of Brecon, within the BBNP, was compulsorily purchased by the
County Council and construction completed in 2014 to meet this need. There is also an existing permanent
site in Welshpool. The 2007 Assessment was updated in 2015 and further assessments will be prepared in
accordance with the requirements of the Housing (Wales) Act 2014. The updated Assessment 2015 led to
the need being identified for a permanent site in Machynlleth and a site has been allocated as allocation
P42 HA4 on the inset map to meet this need in accordance with statutory requirements.

2.20

Brecon Beacons National Park LDP (2007-22), Adopted 2013

In addition to the development plans that are in place, or are being prepared for Powys, there are also
areas for which the Brecon Beacons National Park Authority has planning responsibility for. As such there
are also specific Gypsy and Traveller policies in their LDP which was adopted in 2013.

6.4 Sites for Gypsy and Travellers

6.4.1 There are currently no permanent Gypsy and Traveller sites within the National Park. A need has been
identified in South Powys for a permanent Gypsy and Traveller Site. The NPA has been working with Powys
County Council under the auspices of the Gypsy and Traveller Working Group to identify a suitable site. A
site has been identified adjacent to Brecon Enterprise Park and on 27th March 2012 planning permission
was granted for the provision of 14 units and associated infrastructure. This site is allocated for a
permanent Gypsy and Traveller Site under Policy 30. The extent of the site is shown on the Brecon Inset
Map. Proposals for the site will be determined against Policy 31.

6.4.2 Policy 31 sets out the criteria against which Gypsy and Traveller caravan sites will be considered. This
will apply to the allocated site, but also to future sites that may be proposed to meet a further need that
arises over the LDP period.
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6.4.3 It is the responsibility of the constituent Unitary Authorities to monitor provision of Gypsy and
Traveller Sites and if a need arises for additional sites, or extensions to existing ones, the constituent
Unitary Authority and the National Park Authority will work with the relevant bodies and organisations to
provide suitable additional land and/or accommodation.

6.4.4 The NPA will use the Gypsy Traveller ‘Draft Site Design Guidance’, Welsh Assembly Government, May
2008 to help guide the application of the criteria set out in the Policy 31.

6.4.5 The potential for negative effects on Natura 2000 sites is unlikely but remains dependant on the scale
and location of the site.

6.4.6 The NPA will support proposals which are located within or, as an exception to normal planning
policies, adjacent to a defined settlement.

Policy 30 - Gypsy and Traveller Site

Land is allocated adjacent to Brecon Enterprise Park for the provision of a permanent Gypsy and Traveller
Site. The allocation is shown on the Brecon Inset Map. Proposals for the site will be considered under Policy
31

Policy 31 - Sites for Gypsies and Travellers
Gypsy and Travellers’ caravan sites will be permitted where:

a) The proposed site will not adversely affect wildlife, habitats, landforms, archaeological and cultural
features;

b) The proposed development will not adversely affect the character, amenity and natural beauty of
the National Park and shall be adequately screened. Any buildings required to facilitate the use
(such as amenity buildings and site offices) shall be designed in appropriate local materials;

c) The proposed site will be provided with a satisfactory level of services; and

d) The proposed site will have an adequate means of access, and traffic to or from the site will not

adversely affect highway safety.

Rural Exception Policies

221 | ocal authorities can also authorise private sites in rural areas under a rural exceptions policy. Planning for

Gypsy and Traveller Caravan Sites notes that:

‘If the Accommodation Needs Assessment shows that new sites are needed, in rural areas your council
should think about having a ‘Gypsy and Traveller caravan rural exception site’ policy in the Local
Development Plan. This type of policy allows new sites to be developed on land which is next to a
village or town, but where new housing would not normally be allowed. Councils can use rural
exceptions policies for affordable housing for people who already live in the area, or for people who
have links with local families or jobs.’

22 There are no specific rural exception policies in the adopted Powys UDP and Policy HP6 - Dwellings in the

Open Countryside states that unless the proposal is for a development in compliance with the affordable
housing policies of this plan, proposals for dwellings in the open countryside will only be permitted for
agricultural or forestry uses (as defined in section 336 of the town and country planning act 1990) or in
association with a suitable rural enterprise.
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In addition Policy H5 - Affordable Housing Exception Sites in the Deposit Draft LDP states that to meet a
proven, unmet local need for affordable housing, the development of affordable housing only will be

permitted as an exception in: 1. Towns and Large Villages — on sites which form a logical extension, and

adjoin or are in close proximity to the development boundary. 2. Small Villages — on sites integrated within

or forming a logical extension.

Definition of Key Terms

The 2015 GTAA Guidance contains common definitions that have been used in the Guidance and that will

also be used in the GTAA Report. These are set out in the table below:

Gypsies and Travellers

(a) Persons of a nomadic habit of life, whatever
their race or origin, including:

(1) Persons who, on grounds only of their own or
their family’s or dependant’s educational or
health needs or old age, have ceased to travel
temporarily or permanently, and

(2) Members of an organized group of travelling
show people or circus people (whether or not
travelling together as such); and

(b) All other persons with a cultural tradition of
nomadism or of living in a mobile home.

Source: Section 108, Housing (Wales) Act 2014

Residential site

A permanent residential site can be privately
owned or owned by the Local Authority. This site
will be designated for use as a Gypsy and
Traveller site indefinitely. Residents on these
sites can expect to occupy their pitches for as
long as they abide by the terms of their pitch
agreements, under the Mobile Homes (Wales)
Act 2013.

Working space may also be provided on, or near,
sites for activities carried out by community
members.

Temporary residential site

These sites are residential sites which only have
planning permission or a site licence for a limited
period. Residents on these sites can expect to
occupy their pitches for the duration of the
planning permission or site licence (or as long as
they abide by the terms of their pitch

Panga 227
~J

15


http://www.ors.org.uk/

Opinion Research Services Powys Gypsy and Traveller Accommodation Assessment

June 2016

agreements, under the Mobile Homes (Wales)
Act 2013 — whichever is sooner).

Transit site

Transit sites are permanent facilities designed for
temporary use by occupiers. These sites must be
designated as such and provide a route for
Gypsies and Travellers to maintain a nomadic
way of life. Individual occupiers are permitted to
reside on the site for a maximum of 3 months at
a time.

Specific terms under the Mobile Homes (Wales)
Act 2013 apply on these sites. Working space
may also be provided on, or near, sites for
activities carried out by community members

Temporary Stopping Place

Also known as a ‘stopping place’, ‘Atchin Tan’, or
‘green lane’, amongst other names. These are
intended to be short-term in nature to assist
Local Authorities where a need for pitches is
accepted, however, none are currently available.
Pro-actively identified temporary stopping places
can be used to relocate inappropriately located
encampments, whilst alternative sites are
progressed.

Temporary stopping places must make provision
for waste disposal, water supply and sanitation
at a minimum.

Residential pitch

Land on a mobile home site where occupiers are
entitled to station their mobile homes
indefinitely (unless stated in their pitch
agreement). Typically includes an amenity block,
space for a static caravan and touring caravan
and parking.

Transit pitch

Land on a mobile home site where occupiers are
entitled to station their mobile homes for a
maximum of 3 months.

Transit pitches can exist on permanent
residential sites, however, this is not
recommended.

Paaae 229
~J

16


http://www.ors.org.uk/

Opinion Research Services Powys Gypsy and Traveller Accommodation Assessment

June 2016

Unauthorised encampment

Land occupied without the permission of the
owner or without the correct land use planning
permission. Encampments may be tolerated by
the Local Authority, whilst alternative sites are
developed.

Unauthorised development

Land occupied by the owner without the
necessary land use planning permission.

Current residential supply

The number of authorised pitches which are
available and occupied within the Local Authority
or partnership area. This includes pitches on
Local Authority or private sites.

Current residential demand

Those with a need for authorised pitches for a
range of reasons, including:

An inability to secure an authorised pitch leading
to occupation of unauthorised encampments;

An inability to secure correct planning
permission for an unauthorised development;

Households living in overcrowded conditions and
want a pitch;

Households in conventional housing
demonstrating cultural aversion;

New households expected to arrive from
elsewhere.

Future residential demand

The expected level of new household formation
which will generate additional demand within
the 5 year period of the accommodation
assessment and longer LDP period.

Overall residential pitch need

The ultimate calculation of unmet
accommodation need, which must be identified
through the Gypsy and Traveller accommodation
assessment process. This figure can be found by
adding the immediate residential need to the
future residential demand. The overall
residential need will capture the needs across
the 5 vyear period within which the
accommodation assessment is considered to be
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robust.

Planned residential pitch supply

The number of authorised pitches which are
vacant and available to rent on Local Authority or
private sites. It also includes pitches which will
be vacated in the near future by households
moving to conventional housing or in other
circumstances. Additional pitches which are due
to open or private sites likely to achieve planning
permission shortly should be included as planned
residential supply.

Household

In this guidance this refers to individuals from
the same family who live together on a single
pitch / house / encampment.

Concealed or ‘doubled-up’ household

This refers to households which are unable to
achieve their own authorised accommodation
and are instead living within authorised
accommodation (houses or pitches) assigned to
another household.

This may include adult children who have been
unable to move home or different households
occupying a single pitch.

Household growth

In this guidance household growth is defined by
the number of new households arising from
households which are already accommodated in
the area.
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3. Analysis of Existing Data

> The purpose of this section of the GTAA is to set out current information relating to the Gypsy and Traveller
population in Powys including previous assessments of need, socio-demographic data, caravan count data

and the current provision of accommodation.
Current and Previous GTAAs

Powys GTAA Update 2014

*2 The Council publicised a new GTAA in 2015 to update a previous assessment that was undertaken jointly

between Shropshire, Herefordshire, Telford & Wrekin and Powys that was published in 2008.

>3 The Council considered that this update was timely because it felt that the recommendations of the 2008

GTAA had been met. It was also considered necessary to reassess Gypsy and Traveller accommodation
needs as part of the Councils Local Housing Market Assessment in order to provide an accurate and full
picture of Gypsy and Traveller accommodation needs in Powys.

** This study initially identified a need to provide 6 additional pitches to meet the needs of Gypsies and

Travellers for the period 2011 — 2016. However the study also identified that the provision for 3 of these
pitches was already being addressed so the net need was for 3 additional pitches.

Recommendation - Solution for Need Identified

The Council will prepare a strategy for the identified need to ensure the deliverability of sites. The Housing
Act 2004 and new Housing Bill coming forward place a duty on local authorities to provide sites for Gypsies
and Travellers where a clear need has been identified. Sites will still need planning permission in the normal
way.

Welshpool - Need has been identified to accommodate 3 additional pitches. However, recently, two of the
newly forming households have got engaged and left the site. It is considered that given the age profile of
residents, through natural wastage and plot turnover rates that this need may be satisfied by the current
provision. The Council will investigate the possibility of re-configuring the Welshpool site to accommodate
1 additional plot for the newly forming household when the need arises.

Newtown - The housed Gypsy family have moved to bricks & mortar accommodation in England at their
own request. Therefore a need no longer exists.

Machynlleth - The Council will investigate feasibility options for providing a transient site to meet the need
identified of 2 households. In seeking to identify a suitable site, the Council will liaise with the adjoining

authorities of Ceredigion and Gwynedd.

Panao 221
~J

19


http://www.ors.org.uk/

35

3.6

3.7

Opinion Research Services Powys Gypsy and Traveller Accommodation Assessment June 2016

Brecon - No future need has been identified in Brecon, however, the 4 additional un-serviced pitches
provided on ‘King’s Meadow’ will be used to accommodate future growth as it arises. There is also one
family in Brecon who are currently tenants of the Kings Meadow site, but who want to develop their own
site and who are being advised about the planning process.

Population Data — 2011 Census

Analysis of 2011 Census data relating to the Gypsy and Traveller population identified a total of 52
households and 128 individuals who identified themselves as Gypsies or Irish Travellers living in Powys —
representing less than 0.1% of the population as a whole. It is likely that this could be an under-estimate
given the accepted lower than average levels of response to the Census from the members of the Gypsy
and Traveller community.

Evidence to support this under-estimate can be found in an ONS Report that was published in January 2014
entitled What does the 2011 Census tell us about the Characteristics of Gypsy or Irish Travellers in England
and Wales? This states that:

In the 2011 Census for England and Wales, 58,000 people chose to identify themselves as Gypsy or Irish
Traveller. Estimates for the UK from other sources vary between 82,000 to 300,000. Variations in the
definitions used for this ethnic group has made comparisons between estimates difficult. For example,
some previous estimates for Gypsy or Irish Travellers have included Roma or have been derived from
counts of caravans rather than people's own self-identity. Historical difficulties in collecting robust
data, for example the group’s concerns about official data collections/fear of discrimination have
inhibited a true picture of Gypsy or Irish Travellers in England and Wales being gathered.

However, despite the suggested under-estimate of the population of Gypsies and Irish Travellers, data from
the 2011 Census does identify some significant demographic differences when compared to the population
as a whole. These are important in terms of explaining the higher rate of new household formation for
Gypsy and Traveller households compared with the settled population. In summary the Census shows that
nationally for England and Wales:

» Just under half of Gypsy or Irish Traveller households had dependent children (45%),
compared to 29% for England and Wales as a whole.

» The median age of Gypsies or Irish Travellers was 26 years compared to the national
median of 39 years.

» Just 6% of the Gypsy or Irish Traveller population were aged 65 years and over compared
to a national figure of 16%.

» Gypsies or Irish Travellers below 20 years of age accounted for 39% of the population
compared to a national figure of 24%.

» Gypsies or Irish Travellers below 10 years of age accounted for 20% of the population
compared to a national figure of 12%.

» Gypsies or Irish Travellers had the lowest proportion of people rating their health as good
or very good at 70% compared to a national figure of 81%.
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The charts below show the age structure for the whole population (All) and the Gypsy or Irish Traveller
population in England and Wales, and in Powys. This shows that there is a higher proportion of Gypsy or
Irish Traveller children and younger adults, and significantly lower proportions of those aged 50 and over.
This is due to higher birth rates and lower life expectancy for the Gypsy and Traveller population.

Figure 1 - Comparison of Census Age Structure (2011 Census)

Census Age Structure - England and Wales
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When household composition data from the 2011 Census is compared between the overall population for
Powys and those who identified themselves as Gypsies or Irish Travellers there are further differences.
Again this shows that there are significantly fewer Gypsy and Traveller households of those aged 65 and
over, as well as showing a higher proportion of lone parent households.

Figure 2 - Comparison of Housing Composition in Powys (2011 Census)

- All Gypsy or Irish
Household Composition Households y'l?r!veller
One person household 31.5 44.2
Aged 65 and over 15.8 9.6
One family only 63.3 42.3
Ages 65 and over 11.0 1.9
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Married or civil partnership 33.9 21.2
Cohabiting couple 9.4 5.8
Lone parent 9.0 13.5
Other household types 5.2 13.5

When accommodation type data from the 2011 Census is compared between the overall population for
Powys and those who identified themselves as Gypsies or Irish Travellers there are also further differences.
This shows a significantly lower proportion of Gypsies or Irish Travellers living in detached properties and a
much higher proportion living in flats, maisonettes or apartments, or mobile/temporary accommodation
(or on Traveller sites).

Figure 3 - Comparison of Accommodation Type in Powys (2011 Census)

. All Gypsy or Irish
Accommodation Type Households Traveller
Whole house or bungalow: Total 93.9 61.6
Whole house or bungalow: Detached 50.4 20.0
Whole house or bungalow: Semi-detached 25.7 21.6
Whole house or bungalow: Terraced (including end-terrace) 17.8 20.0
Flat, maisonette or apartment, or mobile/temporary 6.1 384

accommodation

When tenure type data from the 2011 Census is compared between the overall population for Powys and
those who identified themselves as Gypsies or Irish Travellers there are again differences. This shows a
lower proportion of Gypsy or Irish Traveller households that are owned outright, or owned with a mortgage
or through shared ownership — and a higher proportion of households that are socially rented, or privately
rented.

Figure 4 - Comparison of Tenure Type in Powys (2011 Census)

All Gypsy or Irish
Tenure Households Traveller
Owned or shared ownership: Total 69.0 59.6
Owned outright 43.9 36.5
Owned with a mortgage or loan or shared ownership 25.1 23.1
Social rented: Total 14.0 19.2
Rented from council (Local Authority) 9.2 9.6
Other social rented 4.8 9.6
Private rented or living rent free: Total 17.0 21.2
Private landlord or letting agency 12.9 19.2
Other private rented or living rent free 4.1 1.9

When economic activity status data from the 2011 Census is compared between the overall population for
Powys and those who identified themselves as Gypsies or Irish Travellers there are further differences. This
shows that a far lower proportion of Gypsy or Irish Traveller households that are economically active and in
employment; that a higher proportion are economically inactive due to looking after home or family, long-
term sickness; and a lower proportion are economically inactive due to retirement. Interestingly in Powys a
lower proportion of Gypsies and Travellers are self-employed, but this could be explained by the rural
nature of the Powys economy and prevalence of farming.
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Figure 5 - Comparison of Economic Activity Status in Powys (2011 Census)

. . . All Gypsy or Irish
Economic Activity Households Traveller
Economically active: Total 61.6 44.1
In employment: Total 58.7 37.6
Employee: Total 41.3 25.8
Self-employed: Total 15.8 11.8
Unemployed: Total 2.9 6.5
Economically inactive: Total 38.4 55.9
Looking after home or family 2.8 18.3
Long-term sick or disabled 3.8 11.8
Retired 27.0 10.8

Caravan Count Data

Another source of published information on the Gypsy and Traveller population is the bi-annual Gypsy and
Traveller Caravan Count which is conducted by each Local Authority in Wales on a specific date in January
and July of each year, and reported to Welsh Government. This is a physical count of the number of
caravans on both authorised and unauthorised sites across Wales.

As this count is of caravans and not households, it makes it very difficult to interpret and use for a study
such as this because it does not count pitches, resident households or household demographics. The count
is merely a ‘snapshot in time’ conducted by the Local Authority on a specific day, and therefore any
unauthorised sites or encampments which occur on other dates are not recorded. Likewise any caravans
that are away from sites on the day of the count will not be included. The count also does not seek to
determine the ethnic status of the occupiers of caravans.

However the data captured in the Caravan Count does give an indication of the number of sites, and
authorised and unauthorised caravans in each local authority, and can be useful in supporting the
determination of any transit needs, and identifying year on year trends to support an assessment of need.

Figure 6 shows data for the number of authorised and unauthorised caravans that have been recorded in
Powys for the 9 year period since 2006. This shows a gradual increase in the number of authorised
caravans, and a gradual decrease in the number of unauthorised caravans. Peaks in the number of
unauthorised caravans recorded in July 2008, 2009 and 2012 are as a result of large number of caravans at
the Royal Welsh Show in Builth Wells. A temporary 2 week transit permission for 100 pitches was
subsequently granted and this explains the peak in the number of authorised caravans recorded in July
2014 and July 2015, although it is evident from the data that this site has yet to reach its seasonal capacity
with just 28 caravans in July 2014 and 37 in July 2015.

Figure 7 shows a breakdown of authorised caravans between public and private sites. This shows a gradual
increase in the number of caravans on public sites — mainly due site expansions, the development of a new
site in Brecon, and the temporary transit provision at the Royal Welsh Show. It also shows a small increase
in the number of caravans on private sites between July 2010 and July 2011 due to a temporary planning
permission being granted but this has now expired.
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Figure 6 - Comparison of the Number of Caravans in Powys

Total Authorised and Unauthorised Caravans in Powys (Source: Stats Wales)
Note: No Count Data for July 2007, Jan 2008, Jan 2010, Jan 2011 and July 2013
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Total Public and Private Authorised Caravans in Powys (Source: Stats Wales)
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Current Accommodation Provision

3.18

June 2016

One of the main considerations of this study is provide evidence to support the provision of pitches and
plots to meet the current and future accommodation needs of Gypsies and Travellers in Powys. A pitch is

an area which is large enough for one household to occupy and typically contains enough space for one or
two caravans, but can vary in size. A site is a collection of pitches which form a development exclusively for
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Gypsies and Travellers. For Travelling Showpeople, the most common descriptions used are a plot for the
space occupied by one household and a yard for a collection of plots which are typically exclusively
occupied by Travelling Showpeople.

The public and private provision of mainstream housing is also largely mirrored when considering Gypsy
and Traveller accommodation. One common form of a Gypsy and Traveller site is a publicly-provided
residential site, which is provided by a Local Authority or by a Housing Association. Pitches on public sites
can usually be obtained through signing up to a waiting list, and the costs of running the sites are met from
the rent paid by the tenants (similar to social housing).

The alternatives to public residential sites are private residential sites and yards for Gypsies and Travellers.
These result from individuals or families buying areas of land and then obtaining planning permission to live
on them. Households can also rent pitches on some private sites that are run on a commercial basis.
Therefore, these two forms of accommodation are the equivalent to private ownership and renting for
those who live in bricks and mortar housing. Generally the majority of Travelling Showpeople yards are
privately owned and managed.

The Gypsy and Traveller population also has other forms of sites due to its mobile nature. Transit sites tend
to contain many of the same facilities as a residential site, except that there is a restricted period of
residence which can vary from a period of weeks to a period of months. An alternative to a transit site is an
emergency stopping place. This type of site also has restrictions on the length of time someone can stay on
it, but has much more limited facilities. Another alternative is a Negotiated Stopping Agreement that allows
Gypsy and Traveller families to set up short-term camps as long as they agree to certain conditions. These
are designed to accommodate, for a temporary period, Gypsies and Travellers whilst they travel. A number
of authorities also operate an accepted encampments policy where short-term stopovers are tolerated
without enforcement action.

Further considerations for the Gypsy and Traveller population are unauthorised developments and
encampments. Unauthorised developments occur on land which is owned by the Gypsies and Travellers or
with the approval of the land owner, but for which they do not have planning permission to use for
residential purposes. Unauthorised encampments occur on land which is not owned by the Gypsies and
Travellers — for example layby’s or car parks.

Sites and Yards in Powys

In Powys there are 2 public sites which whilst having planning permission for 24 pitches, only have a total of
20 operational pitches at the time of this study. The reason for this is that the new public site that was
opened in Brecon in 2014 has 4 unimplemented pitches to meet the identified household growth needs of
the residents living on the site, 1 of these pitches has recently been let but is not fully implemented. There
is also a temporary public transit site for land close to the Royal Welsh Show in Builth Wells. This provides a
total of 100 short-term pitches for a 2 week period in July up until 2018 and was put in place to address
annual instances of unauthorised encampments by Gypsies and Travellers and the Royal Welsh Show — as
can be seen in the Caravan Count data.

Whilst the Caravan Count data indicated that there were 2 private sites in Powys, analysis of planning
records identified that one of these sites had been granted a 5 year temporary planning permission for the
change of use of land to siting of a mobile home which had expired in 2014 — there was no reference on the
Decision Notice to it being a Gypsy site, nor any conditions restricting occupation to Gypsies or Travellers.
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Whilst a planning application was submitted for the other site it was then withdrawn. It was discussed with
the Council whether these sites could be included as long-term tolerated or unauthorised sites, but
following the site interviews it was identified that both sites were in fact not occupied by Gypsies or
Travellers and are simply unauthorised caravans. As such they have not been included in the GTAA. Apart
from the seasonal transit provision at Builth Wells there are no other pitches with planning permission in
Powys.

There are also 3 pitches on 2 unauthorised sites. Whilst the Caravan Count also included a tolerated site on
Hay Common, there is no evidence that it has ever been occupied by Gypsies or Travellers on a regular
basis as it is a seasonal ‘camping’ site. As such it has not been included in the GTAA. In Addition the Caravan
Count included an addition unauthorised pitch that was not tolerated for planning purposes. The
household interview identified that it is not occupied by Travellers so it has also not been included in the
GTAA.

Despite efforts to identify them, no Travelling Showpeople yards were found in Powys. This is consistent
with findings from both the 2008 and 2014 GTAAs for Powys. There is no public or private transit provision.
Further details can be found in Chapter 5 and Appendix A.

Figure 8 - Total amount of provision in Powys (November 2015)

Category Sites/Yards Pitches/Plots
Private with permanent planning permission 0 0
Private sites with temporary planning permission 0 0
Public sites 2 24"
Public transit provision 0 0
Private transit provision 0 0
Tolerated sites 0 0
Unauthorised sites 2 3
Authorised Travelling Showpeople yards 0 0
Tolerated Travelling Showpeople yards 0 0
Unauthorised Travelling Showpeople yards 0 0

Figure 9 - Sites and Yards in Powys (November 2015)
Site Name Pitches/Plots Status
Leighton Arches, Welshpool 10 Public
Kings Meadow, Brecon 14 Public
Newtown Road, Machynlleth 2 Unauthorised
Y Dolydd Workhouse, Llanfyllin 1 Unauthorised

! pitches at Kings Meadow are currently unimplemented although 1 has been let
Dana 22
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Map 1 - Indicative Location of Sites in Powys (November 2015)

temporary transit - Royal Welsh Show)
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4. Methodology

This section sets out the methodology that has been followed to deliver the outputs for this study. The
Guidance issued under Section 106 of the Act sets out the requirements for the GTAA and the methodology
and calculation of need that has been followed has sought to address these and allow for a full and robust
GTAA to be completed. The study has been undertaken by Opinion Research Service and the approach
taken covers the following core areas of work:

» Setting up a Project Steering Group.

» Identify and analyse existing data sources.

» Publicise the accommodation assessment.

» Conduct the accommodation assessment surveys.

» Calculate the accommodation needs of Gypsies and Travellers.

The stages below provide a summary of the methodology that was used to complete this study.

Project Steering Group

The Welsh Government GTAA Guidance requires that a Project Steering Group be established to ensure
that the study is informed by all available local knowledge and expertise. ORS worked closely with the
Council to identify the most appropriate individuals and organisations to make up the Steering Group.

The individuals who attended meetings of the Steering Group in Powys were:

Figure 10 — Powys GTAA Steering Group Membership

Name Organisation Role

Mark Davies Powys Council Affordable Housing Officer

Peter Morris Powys Council Planning Policy Officer

Claire Evans Powys Council Housing Officer — Leighton Arches
Liz Davies Powys Council Housing Officer — Kings Meadow
Imtiaz Bhatti Powys Council Education Officer

Bryn Hall Unity Project

Mr Price and Family Traveller Representative

Mel Jones The Gwalia Engagement Strategy Officer
Michael Smith Carmarthenshire Council Community Cohesion Coordinator
Rachel Davies Carmarthenshire Council Quality Homes Officer

Darren White Powys Council Housing Officer - Machynlleth
Steve Jarman Opinion Research Services

As set out in the GTAA Guidance the key responsibilities of the Steering Group were to agree on the aims
and objectives of the study; promote the benefits of the study to members of the Travelling Community;
help identify households living in bricks and mortar and on unauthorised sites and encampments; provide
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expert stakeholder input into the identification of local need; provide feedback on the emerging outputs
from the study; and to share and promote the final outcomes to members of the Travelling Community.
Due to geographic difficulties it was only possible to hold one Steering Group meetings in 2015.

*® The first meeting at the start of the study was held in Powys County Hall in Llandrindod Wells on Monday
19th October. At this meeting the aims and objectives of the study were agreed; the methodology was
discussed; the approach to publicity was agreed; and key issues relating to a number of Gypsy and Traveller
sites were discussed.

*7 In addition to the Steering Group meetings conversations were held with a number of Steering Group
members, and other Council Officers to gain views and information to support the wider assessment of
need. These included Planning Officers, Site Managers, Education Officers, Enforcement Officers and
Housing Officers. Contact was also made with representatives from the Showman’s Guild and the
Association of Independent Showpeople.

*% A request to complete a short questionnaire was also sent to 73 County Councillors in Powys, and a total of
20 valid responses were received.

*? As well as obtaining information from the neighbouring authorities of Carmarthenshire through
representation on the Steering Group, engagement was also successful with Pembrokeshire (through the
Unity Project) and Ceredigion through the Carmarthenshire Steering Group. Information was also obtained
from Conwy, Denbighshire, Bridgend and the Vale of Glamorgan in relation to travelling patterns and
movement of unauthorised encampments. Additional information was gathered through discussions with
Gypsies and Travellers Wales.

Identify and Analyse Existing Data

#19 A desk-based review was undertaken to collate and analyse a range of secondary data and other local
intelligence that has been used to identify and support the assessment of current and future
accommodation need including:

» Planning records.
» Census data.
» Site records and waiting lists.
» Caravan counts.
» Records of unauthorised sites/encampments.
» Information on planning applications/appeals.
» Information on enforcement actions.
» Existing GTAA’s and other relevant local studies.
» Existing national and local policy, guidance and best practice.
Publicise the Accommodation Assessment
411

In order to get buy-in from members of the Travelling Community to ensure that they were able and willing
to participate in the site and household interviews and provide accurate information, it was important that
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effective publicity and pre-notification was put in place. This was also very important in terms of identifying

households living in bricks and mortar accommodation to interview as part of the study.

The approach to publicity was discussed with members of the Steering Group prior to the fieldwork

commencing. Due to the geographic nature of Powys a number of approaches were discussed. Firstly it was

agreed that site managers would communicate the study to households on the 2 public sites. It was also

agreed that word-of-mouth communication between members of the Steering Group and colleagues would

be an appropriate means of communication to seek to identify households living in bricks and mortar who

are receiving services or support from the Council.

In addition to an advert that was placed in the Travellers Times and in World’s Fair by Welsh Government,

an additional advert was placed on the Travellers Times website by ORS (see below).

Figure 11 — ORS Travellers Times Advert

Gypsy, Traveller & Travelling Showpeople
Accommodation Assessments

Opinion Research Services (ORS) is an independent research
company who carry out Gypsy, Traveller and Travelling
Showpeople Accommodation Assessments across the country.

These assessments must be carried out by every coundl to
inform them how many new pitches and plots will need to be
provided in the future.

ORS would like to speak to Gypsies, Travellers and Travelling

Showpeople who are looking to develop a site or yard or who

live in bricks and mortar and would prefer to live on a site or
yard in any of the following areas:

Basingstoke and Deane, Bedford, Carmarthenshire, Conwy,
Denbighshire, Luton, North Somerset, Powys, the Royal
Borough of Greenwich and the Royal Borough of Windsor and
Maidenhead.

Your views are very important to us.

If you would like to speak to ORS about your needs
please contact Claire Thomas on 01792 535337
or email claire.thomas@ors.org.uk

Conducting the Accommodation Assessment Surveys

Site Interviews

Through the desk-based research and information from the Steering Group, ORS sought to identify all

authorised and unauthorised sites, yards and encampments in Powys, and sought to undertake a full

demographic study of the residents on all pitches and plots — as required by the Welsh Government

Guidance.
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*1> Following agreed publicity and pre-notification activities, all pitches and plots were visited by ORS

researchers (who were carrying a letter of authorisation from the Council). They conducted interviews with
residents using the questions set out in the GTAA Guidance.

*16 As required by the GTAA Guidance where it was not possible to undertake an interview, the interviewers

recorded this on the questionnaire and returned on up to 2 further occasions.

Bricks and Mortar Interviews

*17"ORS worked closely with the Council to ensure that all opportunities were utilised to identify households

living in bricks and mortar to participate in the GTAA as this is a common issue raised at Local Plan
examinations and planning appeals. Contacts were identified through sources including speaking with
members of the Steering Group, speaking with people on existing sites, adverts on social media and in local
and national print media including World’s Fair and Travellers Times. This included discussions with Housing
and Education Officers from the Council and scrutiny of their service user records. Interviews were
attempted with all contacts that are identified using the questions in the GTAA Guidance — either face-to-
face or by telephone.

Calculate the Accommodation Needs of Gypsies, Travellers and Travelling
Showpeople

*18 The Welsh Government GTAA Guidance requires an assessment for current and future pitch requirements

and sets out a detailed methodology for completing this. This differs from the approach usually followed by
ORS but has been followed for the purpose of this GTAA. As with any housing assessment, the underlying
calculation is comprised of a relatively small number of factors. In this case, the key issue for residential
pitches is to compare the supply of pitches available for occupation with the current and future demand of
the population. This information to feed into the assessment of need has been obtained from a
combination of the desk-based research and the outcomes of the site and household interviews, together
with additional information from members of the Steering Group and other local stakeholders. The key
factors in each of these elements are set out below.

Current Residential Supply

» Occupied local authority pitches.

» Occupied authorised private pitches.

» Vacant local authority pitches and available private pitches.
» Pitches expected to be vacated in the near future.

» New local authority pitches private pitches with planning permission.

Current Residential Demand

*19 Total current residential demand is made up of the following components. It was important to make full

use of the desk-based research and intelligence from members of the Steering Group to address issues of
double counting (for example bricks and mortar households who are also the waiting list for pitches):
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» Households on unauthorised encampments.

» Households on unauthorised developments.

» Concealed /over-crowded/doubled-up households®.

» Conventional housing — movement from bricks and mortar®.

» New households to arrive from waiting lists/in-migration.

Future Demand

*20 Total future demand is a result of the formation of new households during the study period. ORS has

undertaken extensive research into the population and household growth of the Gypsy and Traveller
community in England and Wales. This was used to inform this element of the Welsh Government GTAA
Guidance (see Paragraphs 203-209). Our research advocated a net compound household formation rate
based on local evidence, as opposed to the ‘accepted’ growth rate of 3.00%.

In addition information from the site interviews provides details of the gross number of new households
expected to form within the first 5 years of the study (although it is important to net this off against supply
that has been identified during the first 5 years of the study).

22 The net compound household formation rate that is used for years 6-10 of the study has been based on

demographic evidence from the site interviews. The base for this calculation will be the figure arrived at for
the first 5 years of the study which includes all current authorised households, all households identified as
current demand, including those on waiting lists not currently living on a pitch or plot, and new household
formation identified from the site interviews. The research that ORS have conducted provides evidence to
support the use of a formation rate as low as 1.50% for GTAA studies. Evidence to support the selected
formation rate will be included in Chapter 6.

Final Outcomes

423 All of the components of supply and demand are presented in an easy to understand table as set out in the

GTAA Guidance in Table 3. A separate table will be prepared for the current and future needs of Gypsies
and Travellers, and Travelling Showpeople as their needs should be considered independently as their
circumstances are different from that of the wider travelling community.

Transit Provision

The GTAA also includes an assessment of the need for any transit sites or emergency stopping places to
meet the needs of members of the Travelling Community who either travel permanently or for part of the
year. In order to investigate the potential need for transit provision when undertaking the GTAA, ORS have
undertaken analysis of records of unauthorised sites and encampments that were identified during the
desk-based research, and sought to conduct interviews with Gypsies and Travellers on any sites that are
present during the course of the study to identify whether their needs are for transit accommodation or

2 Following the guidance set out in Paragraphs 195-201 of the GTAA Guidance
: Following the guidance set out in Paragraphs 172-183 of the GTAA Guidance
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the desire to settle down more permanently in any given locality. Data from the Traveller Caravan Count
has also been considered as supporting evidence.

Compliance with Engagement Checklist

%2 The table below shows that this GTAA has been compliant with all of points set out in the Engagement

Checklist in the Welsh Government GTAA Guidance.

Figure 12 — Engagement Checklist

Task Completed

Visit every Gypsy, Traveller and Travelling Showperson household identified through
the data analysis process up to 3 times, if necessary.

1 v

It was possible to interview all households residents at the first visit.

Publish details of the GTAA process, including contact details to allow community
members to request an interview, on the local authority website, Travellers Times
website and the World’s Fair publication. In addition adverts were placed by Welsh
Government.

Whilst details of the GTAA were published in Travellers Times and World’s Fair
members of the Steering Group felt that face-to-face and word of mouth publicity
would be more appropriate for the Travelling Community in Powys than using the
Council’s website.

Consult relevant community support organisations, such as those in Annex 1.

Staff from Unity were members of the Steering Group and discussions were also held v
with staff from Gypsies and Travellers Wales, the Showman’s Guild and the Association
of Independent Showpeople.

Develop a Local Authority waiting list for both pitches and housing, which is accessible
and communicated to community members.

There has always been a waiting list for Kings Meadow and there is now also a waiting v
list for Leighton Arches. Housing Officers at the Council have contacted all existing
residents at both sites, and other households on the waiting list for Kings Meadow to
inform them that there is now an active waiting list for both public sites.

Endeavour to include Gypsies and Travellers on the GTAA Project Steering Group.

5 | Atotal of 3 members from the Travelling Community attended meetings of the Steering v
Group.

Ensure contact details provided to the local authority by community members through
the survey process are followed up and needs assessed.

All contacts provided to and by the local authority were followed up with a
combination of interviews and face-to-face meetings with members of the Travelling
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Community.

Consider holding on-site (or nearby) GTAA information events to explain why
community members should participate and encourage site residents to bring others
who may not be known to the local authority.

The Council’s Site Manager sought to engage on a one-to-one basis with all households
living on public sites to explain the purpose of the GTAA and to encourage them to
participate and also to pass on information to friends and family. More general
information sessions were not held due to geographical difficulties.
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5. Survey Findings

Background

The desk-based research, additional information from members of the Steering Group, and initial site
interviews identified a total of 4 Gypsy and Traveller sites and no Travelling Showpeople yards in Powys.

Figure 13 - Sites in Powys (November 2015)

Site Name Pitches Status
Leighton Arches, Welshpool 10 Public
Kings Meadow, Brecon 14 Public
Newtown Road, Machynlleth 2 Unauthorised
Y Dolydd Workhouse, Llanfyllin 1 Unauthorised

Interviews were attempted on the sites and yards during October 2015 and a total of 25 successful
interviews were completed across all 4 of the sites. This represented an overall response rate of 100% of
occupied pitches (there were 3 unimplemented pitches at Kings Meadow). In addition a total of 2 face-to-
face interviews were conducted with households living in bricks and mortar during October 2015. No other
contacts in bricks and mortar were identified despite the efforts from members of the steering group and
the publicity.

Figure 14 — Interviews completed in Powys (November 2015)

Site/Yard Name Pitches Interviews Refusals
Leighton Arches, Welshpool 10 10 0
Kings Meadow, Brecon 14 12* 0
Newtown Road, Machynlleth 2 2 0
Y Dolydd Workhouse, Llanfyllin 1 1 0
Bricks and Mortar — Travellers - 2 -

Interview Log

A copy of the Interview Log can be found in Appendix B.

Overview and Demographics of Residents

Information collected on the type of accommodation lived in by those who were interviewed shows that
the vast majority of Gypsies and Travellers who were interviewed in Powys live on public sites, with the
remainder living on small unauthorised sites or in bricks and mortar.

* 2 interviews were completed on one of the pitches due to 2 unrelated single occupants

Page 247


http://www.ors.org.uk/

55

5.6

‘ Powys Gypsy and Traveller Needs Assessment

Figure 15 — Accommodation Type as % of Total Household Interviews Completed (November 2015)

Accommodation Type — G&T Number %
Local authority site 23 82.2
Private site 0 0.0
Tolerated site 3 10.7
Bricks and mortar - owner occupied 0 0.0
Bricks and mortar - private rented 0 0.0
Bricks and mortar - socially rented 2 7.1
Unauthorised site 0 0.0
Total 28 100.0

Ethnicity data was captured from all of the households that were interviewed on the Gypsy and Traveller
sites and for those living in bricks and mortar. The sites in Powys are occupied by a mixture of Irish
Travellers, Romany Gypsies and Welsh Gypsies. Romany Gypsies made up the highest number and
proportion of those interviewed living on sites in Powys.

Figure 16— Ethnicity of Household Members as % of Total Residents Interviewed (November 2015)

Ethnicity - Sites Number %
Irish Traveller 21 33.9
Welsh Gypsy 5 8.1
Romany Gypsy 36 58.0
Refused 0 0.0
Total 62 100.0

In total the site interviews covered 62 residents living on Gypsy and Traveller sites and living in bricks and
mortar. This was made up of 41 adults and 21 children and teenagers aged under 18. This equates to 66%
adults and 34% children and teenagers. Although not a direct comparison, data from the Census for Powys
as a whole (the settled community and the Gypsy or Irish Traveller community) and for Gypsies or Irish
Travellers has been compared to the site population. This shows a higher proportion of those aged under
18 in the Gypsy and Traveller population when compared to that of the Powys population as a whole. This
is important when determining the new household growth rate that will be applied to the population when
longer-term need is determined.

Figure 17 — Age and Gender of Household Members as % of Total Residents Interviewed (November 2015)

Age and Gender - Sites Number %

Male 36 58.1
Female 26 41.9
Under 18 21 33.9
18 and Over 41 66.1
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5.7

5.8

5.9

5.10

5.11

Interview Summary
Public Sites

Leighton Arches, Welshpool

Staff from ORS visited the public site at Leighton Arches in October 2015. The site has planning consent for
10 pitches and all were occupied at the time of the study. Interviews were completed with residents on all
10 pitches. The site was occupied by Irish Travellers and the residents comprised 16 adults and 5 children or
teenagers (aged under 18). There were no concealed or doubled-up households identified and all but 1 of
the households stated that they have enough sleeping areas on their pitches. Only one of the households
identified anyone currently living on their pitch who is likely to want to move to their own home in the next
5 years, with 1 household member in need in 1-2 years and another in 2-5 years. These family members
have asked to be added to the waiting list for the site.

All of the residents are satisfied with the site and all live there as a result of local connections through
family or work. None gave any reasons why they cannot continue to live on the site. Most have lived on the
site for over 5 years and none intend to move from the site. There were a small number of improvements
that were suggested including a reduction to the speed limit for the road outside the site and action to deal
with rats on the site.

None of the households have camped by the roadside, on an unauthorised encampment or on a transit site
in the past year, but the majority did feel that there is a need for additional transit provision across Wales
in general.

Kings Meadow, Brecon

Staff from ORS visited the public site at Kings Meadow in October 2015. Whilst the site has planning
consent for 14 pitches, only 10 are currently fully operational, with 1 let on the basis of there being no
dayroom and the remaining 3 to be made operational to meet the short to medium-terms needs of the
households living on the site. A total of 11 pitches were occupied at the time of the study. Interviews were
completed with residents on all occupied pitches, with 2 interviews completed on 1 of the pitches that is
occupied by 2 unrelated adults. The site was occupied by Romany Gypsies and occupants comprised 15
adults and 9 children or teenagers (aged under 18). There was 1 concealed or doubled-up household
identified and the majority of the households stated that they have enough sleeping areas on their pitches.
The households that did not have enough sleeping areas have requested that family members be added to
the waiting list for the site. Only 1 of the households identified anyone currently living on their pitch who is
likely to want to move to their own home in the next 5 years, and that this should be on the existing site.

The majority of residents are not satisfied with the site and gave a number of similar reasons for their
dissatisfaction:

» The site is not yet finished.

» Problems with the drains.

» Some pitches do not have day rooms, and others are not finished.
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» No play facilities for the children.

>12 Al of the households live on the site as a result of local connections through family or work, and none gave

any reasons why they cannot continue to live on the site. The majority have lived on the site for between 1-
2 years (since it was opened). 2 households had moved on to the site within the past 6 months with 1
moving from an unauthorised site in Powys and the other from a site in England. None of the households
intend to move away from the site.

>3 Four of the households said that they have camped by the roadside, on an unauthorised encampment or on

a transit site in the past year, and those who provided further information had travelled elsewhere in
Powys or across Wales for between 1-3 months. All of the households felt that there is a need for
additional transit provision across Wales in general.

>1% Information from the Council also showed that 1 household living on the site had applied for planning

permission for a single pitch private site due to difficulties on the site between the household and other
residents. The application was refused in July 2015 and was the subject of a planning appeal at the time of
the GTAA.

Tolerated Sites

Newtown Road, Machynlleth

>15 staff from ORS visited the tolerated site at Newtown Road in October 2015. The site has no planning

permission but the family have lived there for over 10 years and the site is immune from planning
enforcement and is therefore included in the GTAA as current residential supply. Provision for a new site to
meet the needs of the residents on this site has been included in the Draft LDP (see Page 12).

The site was occupied at the time of the study and interview was completed with both families living there.
The occupants comprised 4 adults and 2 children. There were no concealed or doubled-up households
identified and 1 household member was in need of a pitch of their own in the next five years.

>17 The occupants are not satisfied with the site as it has no facilities, including no toilet or mains electricity

supply. They would like to move to a new permanent site in the local area.

>1% some family members have camped on unauthorised encampments in the past 12 months for periods of 1-

2 weeks at a time, but none felt that there was a need for more transit sites in Wales.

Y Dolydd Workhouse, Llanfyllin

5.19

Staff from ORS visited the tolerated site at Y Dolydd Workhouse in October 2015. The site does not have
planning permission but it has however been confirmed that the site is immune from planning enforcement
owing to the time the caravan has been on the site. This site is also included in the GTAA as current
residential supply. An interview was completed with the 1 household living on the site. They are satisfied
with the site and do not plan to move, and do not have any future accommodation needs.
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Bricks and Mortar Interviews

Interviewers were able to complete a total of 2 interviews with households living in bricks and mortar in
Machynlleth. They are related to the families living on the tolerated site at Newtown Road. They would like
to move onto a permanent site to be with family members.

Figure 18 — Household Interview Summary for Powys

Permitted Tolerated Unauthorised Interviews Adults Children Concealed

Operational Pitches Pitches Completed (Under 18) Households
Pitches

Public Sites 20 0 0 22 31 14
Leighton Arches 10 0 0 10 16 5 0
Kings Meadow 10 0 0 12 15
Private Sites with Permanent Permission 0 0 0 0 0 0 0
None
Private Sites with Temporary Permission 0 0 0 0 (1] 0 0
None
Tolerated Sites 0 3 0 3 6 5 0
Newtown Road 0 2 0 2 4 2 0
Y Dolydd Workhouse 0 1 0 1 2 3 0
Unauthorised Developments 0 0 0 2 4 2 0
None
Bricks and Mortar
2 Households n/a n/a n/a 2 4 2 0
TOTAL 20 3 0 27 41 21

Councillor and Parish Council Responses

To complement the household Interviews a link to a short online questionnaire was sent to 73 County
Councillors. A total of 20 valid responses were received.
The questionnaire included questions on the following broad subject areas:
» Dealings or relationships with Gypsies and Travellers
» Awareness of any particular issues in relation to Gypsies and Travellers
» Awareness of any Gypsy and Traveller sites
» Any trends with regard to Gypsies and Travellers
» What attracts Gypsies and Travellers to the area
» Any kinds of seasonal fluctuations
» Awareness of temporary stopping by travellers
» Relationship between the settled and travelling community
» Aware of any Travellers residing in bricks and mortar

» Any other comments.
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Dealings with Gypsies & Travellers
» 18 out of 20 respondents had none or very little dealings with Gypsies and Travellers in
their wards.
» One respondent stated RWAS (Royal Welsh Agriculture Show).

» The second respondent who had dealings said that they had met with Gypsies and
Travellers and Powys County Council Housing Officers on more than one occasion.

Awareness of any particular issues in relation to Gypsies and Travellers

» 16 out of 20 respondents had no issues in relation to Gypsies and Travellers

» Issues mentioned were to do with setting up a temporary site during the RWAS, and
identifying a suitable site for Gypsies and Travellers.

Awareness of any Gypsy and Traveller sites

» 16 out of 19 respondents were not aware of any Gypsy and Traveller sites.

» One respondent specified that there was a pitch in Machynlleth. The other two
respondents who were aware of any mentioned the RWAS.

Any trends with regard to Gypsies and Travellers

»  All 20 respondents stated that they were not aware of any trends.

What attracts Gypsies and Travellers to the area

» 12 out of 19 respondents stated none/nothing/not applicable.

» Other respondents mentioned that traditional travelling routes and main roads may
attract them to the area. Work such as selling of goods and tarmac work as well as the
RWAS and a festival at the Workhouse is also mentioned as attracting them to the area.

» One respondent stated that it is due to Gypsies and Travellers ability to go unchallenged
by the County Council.

Any kinds of seasonal fluctuations

» 18 out of 20 respondents stated that there were no/very little seasonal fluctuations or

that it was not applicable.

» The remaining two respondents stated that they arrive in the summer and for RWAS.

Awareness of temporary stopping by Travellers

» 17 out of 20 respondents were not aware of or had very little awareness of temporary
stopping by Travellers in their own ward.
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»  Again the RWAS and festivals were mentioned by two respondents. One respondent says
about stopping in Heol Maengwyn Street car park and Plas car park.

»  Two respondents were aware of temporary stopping by Travellers in other wards such as
Knighton car park and Rhayader Town Car Park.

Relationship between the settled and travelling community

» 11 out of 18 respondents answered not applicable/there are no travelling community in
their ward.

» Other answers vary from very good, fleeting, the settled community objecting to Gypsies
and annoyance with car parking issues between the settled and travelling community.

Aware of any Travellers residing in bricks and mortar

» 19 out of 20 respondents were not aware of any Travellers residing in bricks and mortar.

Any other comments
» Some respondents state that problems with Gypsies and Travellers have lessened over
the years.
»  One respondent totally objects to any money being spent on Gypsies and Travellers.

» One respondent says that the proximity to Neath and Swansea can attract Gypsies and
Travellers due to more job opportunities.
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6. Assessing Accommodation Needs

This section focuses on the additional pitch provision which is needed by Powys Council for a short-term
period of 5 years and the full GTAA plan period of 15 years. This includes both current unmet need and
need which is likely to arise in the future. This time period allows for robust forecasts for future provision,
based upon the evidence contained within this study and also from secondary data sources.

This section is based upon a combination of information from the on-site surveys, planning records,
Steering Group members, and from other stakeholders. In many cases, the survey data is not used in
isolation, but instead is used to validate information from planning records or other sources.

This section concentrates not only upon the total additional provision which is needed in the area, but also
whether there is a need for any transit sites and/or emergency stopping place provision.

Welsh Government Guidance requires an assessment of current and future pitch needs, and provides a
prescribed framework for undertaking this calculation. This framework has been followed for the purpose
of this GTAA.

As with any assessment of housing need the underlying calculation can be broken down into a relatively
small number of factors. In this case, the key issue for residential pitches is to compare the supply that is
available for occupation with the current and future needs of the households. The key factors in each of
these elements are set out in the sections below.

Need for Gypsies and Travellers

Current Residential Supply

» Occupied local authority pitches.

» Occupied authorised private pitches.

» Vacant local authority pitches and available private pitches.
» Pitches expected to be vacated in the near future.

» New local authority pitches private pitches with planning permission.

Current Residential Demand

» Households on unauthorised encampments.
» Households on unauthorised developments.

» Concealed /over-crowded/doubled-up households’.

> Following the guidance set out in Paragraphs 195-201 of the GTAA Guidance
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» Conventional housing — movement from bricks and mortar®.

» New households to arrive from waiting lists/in-migration.

Future Demand

¢ Total future demand is a result of the formation of new households during the study period. Information

from the site interviews provides details of the gross number of new households expected to form within
the first 5 years of the study (although it is important to net this off against supply that has been identified
during the first 5 years of the study). The net compound household formation rate that has used for years
6-15 of the study has been based on demographic evidence from the site interviews.

Current Authorised Residential Supply

7 To assess the current Gypsy and Traveller provision it is important to understand the total number of

existing pitches and their planning status. There are 2 authorised public sites in Powys. There are no private
sites and there is no public or private transit provision.

Figure 19 - Total number of authorised sites in Powys as at November 2015

Category Sites Pitches Occupied
Private sites with permanent planning permission 0 0 0

0 0

24 217

0 0

0 0

Private sites with temporary planning permission
Public sites (Council and Registered Providers)
Public transit provision

Private transit provision

o O N O

8 The next stage of the process is to assess how much space is, or will become, available on existing sites in

order to determine the supply of available pitches. The main ways of finding this is through:
» Current vacant pitches — There are no vacant pitches on the public sites in Powys.

» Pitches expected to become vacant — Analysis of pitch turnover at the public sites
indicates that on average 1 pitch becomes available on each site each year. In addition no
households on the public sites indicated that they wished to move away or to bricks and
mortar.

» Pitches currently with planning permission — There are 3 pitches on the public site at
Kings Meadow in Brecon that have not yet been fully implemented. These were granted
planning permission to meet the short to medium-term needs of the households living on
the site and this is reflected the Brecon Beacons National Park LDP which was adopted in
2013 which included provisio