
4.0 Policies for Making Planning Decisions ® 34.25

Focussed Change: FC14 Section: Paragraphs 4.1.1 – 4.1.2, 
Table DM1

Reason:
 Paragraph 4.1.1 – Delete superfluous text. 
 Table DM1 – Text inserted to refer to the introduction of the proposed two 

strategic policies and the disaggregation of the development management 
policies in order to better articulate the Plan’s strategy and development 
management policies. Re-numbering of table steps as necessary.

 Paragraph 4.1.2 – as above. Inclusion of reference to agricultural development 
for clarity.

Amend paragraphs 4.1.1-4.1.2 and table DM1 as follows:

4.1.1 This section sets out the Plan’s policies and proposals for determining 
planning applications in line with the Plan’s strategy. The first section sets out 
general development management policies that applications will be considered 
against. It is followed by more specific policies for certain types of development. The 
table below explains how to use the policies in four steps. A justification is provided 
after each policy.

Table DM1
Step Refer to Explanation

1 Relevant 
development 
type policy 

Refer to the relevant section of the plan to find the 
applicable development type policy. E.g. For 
tourism development, refer to Tourism Policy TD1.

2 Policy DM2 – 
DM17 and the 
Strategic 
policies SP1-2
Strategic 
Planning 
Matters

If the development is supported by the 
development type policy, or there is no relevant 
development type policy, it should then be 
considered against the strategic planning matters 
set out in Policy DM1. E.g. impact on protected 
sites.the Development Management policies (DM2 
– DM17) and the Strategic Policies SP1-2.

3 Policy DM2 – 
Detailed and 
Site Specific 
Planning 
Matters

If the development is supported by Policy DM1, it 
should then be considered against the site specific 
and detailed planning matters in Policy DM2. E.g. 
Highway access requirements.

4
3

DM1– Planning 
Obligations

Depending on the proposal, a Planning Obligation 
may be required in line with Policy DM1.

4.1.2 The LDP does not include policies for every type of development, but Policies 
DM1 and DM2 to DM17 will be used to determine all applications. 

4.1.3 No specific policy is included on the re-use / adaptation of rural buildings, or 
on agricultural development, because PPW, TAN 6 and TAN23 provide adequate 
policy. The Council has not prioritised economic reuses above other uses and 
supports a flexible approach to re-use and adaptation of rural buildings.

https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=25&L=0


Focussed Change: FC15 Section: Section 4.2, Development 
Management Policies

Reasons:

It is proposed that Section 4.2 of the LDP is re-written to disaggregate the three 
previous Development Management policies (DM1-DM3) into specific policies in 
order to better articulate these policies and provide greater legibility. The policies and 
supporting text in the Deposit Draft Juune 2015 have been retained and re-used 
wherever possible and, where considered appropriate, to address comments made 
on the Deposit Draft LDP 2015.

The references below setting out the reasons refer to proposed numbering of the  
proposed Focussed Changes rather than toi the Deposit Plan policy and paragraph 
numbers. 

Policy DM3 Planning Obligations – renumbered as DM1 to reflect amended 
section 4.2 .

Policy DM2 The Natural Environment – Stand alone policy proposed to provide 
clarity and to ensure the LDP addresses matters raised by LDP representations 
542.V4, 1084.V11, 1084.V12, 1612.V3, 4177.V1, 5197.V13, 6160.V1, 6235.V12 and 
6235.V16, and in order to ensure the LDP meets the soundness tests. 

Policy DM3 Landscape - Stand alone policy and supporting justification text to 
provide clarity and to ensure the LDP addresses matters raised by LDP 
representations 27.V22, 1084.V12, 3822.V1, 4349.V3, 5197.V13, 6235.V1, 
6235.V13, and in order to ensure the LDP meets the soundness tests.   

Policy DM4 Devleopment and Flood Risk - To ensure clarity and to ensure the 
LDP addresses matters raised by LDP representations 1084.V12 and 1084.V15 and 
in order to ensure the LDP meets the soundness tests. 

Policy DM5 Flood Prevention Measures and Land Drainage - To ensure clarity 
and to ensure the LDP addresses matters raised by LDP representations 1084.V12, 
1084.V15, 1084.V18, 5197.V15 and in order to ensure the LDP meets the 
soundness tests.

Policy DM6 Dark Skies - To ensure clarity and to ensure the LDP addresses 
matters raised by LDP representations 27.V5, 27.V24, 1084.V12, 5197.V15, 
5197.V16 and 6235.V2, and in order to ensure the LDP meets the soundness tests.

Policy DM7 Minerals Safeguarding and Policy DM8 Existing Mineral Workings - 
To ensure clarity by having se[rate policies and reasoned justifications on 
safeguarding and buffer zones for minerals and to ensure the LDP addresses 
matters raised by LDP representations 1084.V12, 1481.V1, 1481.V5, 4765.V2, 
4765.V3, 5100.V1. Also to ensure alignment with national policy MPPW and MTAN2 
in order to ensure the LDP meets the soundness tests. 



Policy DM9 Contaminated and Unstable Land - To provide clarity and address 
representation 4765.V4

Policy DM10 Amenities - To ensure clarity and to ensure the LDP addresses 
matters raised by LDP representations 1084.V12. and to ensure the LDP meets the 
soundness tests.

Policy DM11 Community Facilities - To ensure clarity and to ensure the LDP 
addresses matters raised by LDP representations 1084.V12 and 6253.V1 in order to 
ensure the LDP meets the soundness tests.

Policy DM12 Transport - To ensure clarity and to ensure the LDP addresses 
matters raised by LDP representation 1084.V12 in order to ensure the LDP meets 
the soundness tests.

Policy DM13 Utility requirements for new development - To ensure clarity, to 
ensure the LDP addresses matters raised by LDP representations 1084.V12 & 
5197.V15 in order to ensure the LDP meets the soundness tests and to reflect 
National Planning Policy.

Policy DM14 Development in Welsh Speaking Strongholds - To ensure clarity, to 
ensure the LDP addresses matters raised by LDP representations (1084.V12, and 
various representations raising issues about Welsh Language and Culture) in order 
to ensure the LDP meets the soundness tests and to reflect National Planning 
Policy.

Policy DM15 Design and Resources - To ensure clarity, to ensure the LDP 
addresses matters raised by LDP representations (1084.V12) in order to ensure the 
LDP meets the soundness tests and to reflect National Planning Policy.

Policy DM16 - Protection and Enhancement of the Historic Environment
 To ensure clarity, to ensure the LDP addresses matters raised by LDP 

representations (27.V22, 1084.V12, 5197.V16) in order to ensure the LDP meets 
the soundness tests and to reflect National Planning Policy. 

 Addition of ‘Historic’ before ‘Battlefields’ and re-description of iv. Registered 
Parks and Gardens To ensure clarity and consistency with the Topic Paper and 
in order to ensure the LDP meets the soundness tests.

 To include reference to locally listed buildings and other non-designated heritage 
assets To ensure the LDP addresses matters raised by LDP representations 
(27.V5, 27.V24, 6235.V2), in order to reflect a more holistic approach to the 
protection of the historic environment and to ensure the LDP meets the 
soundness tests.  

 Include views both ‘into’ and ‘out of’ in the policy - to ensure the LDP addresses 
matters raised by LDP representation (6235.V14), to ensure that the effect of the 
proposal on both views into and out of a site or feature is taken into account, in 
order to ensure the LDP meets the soundness tests.

 Change reference to heritage assets as non-renewable resources ‘important’ to 
‘essential’. Reason - To ensure the LDP addresses matters raised by LDP 



representation (6235.V14), to recognise heritage assets as non-renewable 
resources that are essential for education, leisure and the economy, in order to 
ensure the LDP meets the soundness tests. 

 Amended Supporting Text  Reason - To provide a clearer justification to ensure 
the LDP addresses matters raised by LDP representations (27.V5) (27.V24) 
(6235.V2), reflecting a wider range of heritage assets, in order to ensure the LDP 
meets the soundness tests.

 To ensure the LDP addresses matters raised by LDP representation (27.V22), in 
order to recognise the importance of the HER as a heritage information tool

Policy DM17 Protection of Existing Employment Sites – Policy carried forward 
and retained from the Deposit Draft LDP 2015.

Replace all of section 4.2 Development Management Policies as follows:

4.2 Development Management Policies 

Policy DM1 - Strategic Planning Matters ® 34.26

All proposals for development must not compromise, or unacceptably 
adversely affect, either on their own or in combination with existing or 
approved development, the following:

1. The integrity, role or objectives of a settlement as defined by the LDP’s 
Sustainable Settlement Hierarchy or lead to unacceptable detrimental 
pressure on existing community facilities, public service provision or 
infrastructure. 

2. The development of a site allocated by the LDP, or the future use 
proposed by the allocation.

3. Employment land allocations and existing sites and buildings in 
economic use unless the proposed use would not:

i. prejudice the use of surrounding employment sites / buildings; 
and / or 

ii. lead to an under provision of employment use within the sub / 
local area as identified in the Employment Needs Assessment or 
Table E1of the LDP.

4. An existing area of Open Space, complete or in part, as identified in the 
Open Space Assessment, unless it can be demonstrated that: 

i. There is an excess of such provision in the area; and
ii. There is no longer a requirement for that type of open space in  

the area, and
iii. The site would not be suitable to provide an alternative type of 

Open Space for which there is a shortfall; and
iv. The site is not of value for other benefits including biodiversity, 

landscape, amenity value and drainage; or 
It can be demonstrated that alternative provision can be made available 
that is of enhanced or equivalent community benefit in terms of its size, 
characteristics, location and accessibility. 

https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=26&L=0


5. An existing community or indoor recreation facility unless it can be 
demonstrated that: 

i. Appropriate alternative provision is to be made available or the 
potential for continued use is no longer viable; and 

ii.   Alternative solutions to support the long term use of the facility 
for the community have been adequately explored.

6. An existing neighbourhood shop, village shop or service unless:
i. The premises have been for sale or vacant for a prolonged period 

and genuine attempts at marketing the existing use during that 
time have been unsuccessful.

ii. Other solutions to support the long-term economic viability of the 
business have been adequately explored. 

7. Important material assets and their operation including:
i. Strategic infrastructure including:

a. Transport routes, strategic or town centre car parks and 
safeguarded corridors. 

b. Reservoirs and water supplies.
c. Sennybridge Training Area.
d. Best and most versatile Agricultural land (Grades 1, 2 and 3a).
e. Windfarms in Strategic Search Areas.

ii. Important tourism assets and visitor attractions:
a. National Cycle Network routes.
b. National Trails .
c. Local Trails and public rights of way.
d. Montgomery canal.
e. Open access land and common land.
f. Royal Welsh Agricultural showground.

iii. Potential future routes along linear features such as former 
transport corridors and railway lines.

8. The historic environment, including essential settings or significant 
views, of:

i. Scheduled Ancient Monuments.
ii. Listed Buildings.

iii. Conservation Areas.
iv. Registered Historic Parks and Gardens.
v. Battlefields.

vi. Registered landscapes of Outstanding and Special Historic Interest.

9. The natural environment, integrity or conservation objectives of:
i. European Protected Sites / Habitats (Natura 2000 sites).

ii. National and Local Biodiversity Action Plan Habitats.
iii. Wildlife Trust Reserves.
iv. Local Wildlife Sites.
v. Local Nature Reserves.

vi. Sites of Special Scientific Interest.



vii. Regionally Important Geological Sites and Geological 
Conservation Review Sites.

viii. Important carbon stores.

10. The achievement of the Water Framework Directive’s overarching 
objectives.

11. The characteristics and special qualities of Powys landscape (as defined 
by LANDMAP) and adjacent protected landscapes (National Parks and 
Areas of Outstanding Natural Beauty) and the visual amenity enjoyed 
by users of those areas.

12. Flood plains and and flood protection. In accordance with National 
Guidance, proposals must be located away from high flood risk areas, 
must not increase flood risk elsewhere, and shall where possible allow 
floodplains to provide water storage to reduce flooding in the 
catchment.

13. The sterilisation of minerals in a safeguarded area unless:
1. The development is temporary and restoration to enable future 

extraction of the mineral is agreed; or
2. Minerals are not of commercial interest within the following radii of 

a proposed development: 
a. 100m (sand and gravel);
b. 200m (hard rock);
c. 500m (Coal); or

3. The development is of a very minor nature such as an extension to 
a dwelling; or

4. There is an overriding need in the public interest for the 
development.

4.2.1 Policy DM1 addresses the broad social, economic and environmental 
considerations that underpin the strategy and objectives of the Plan. The criteria are 
explained below.

4.2.2 Integrity, role and objectives of a settlement and development of a site 
allocated by the LDP. Proposals for developments should be of a scale, use and 
design that complement the position of a settlement in the Sustainable Settlement 
Hierarchy. The cumulative impact of development should also be considered when 
assessing the impact of proposals, along with other existing development and 
unimplemented permissions still valid at the time of decision. Allocated sites will be 
protected for the purposes and uses for which they are allocated.

4.2.3 Protection of employment land, sites and buildings. The LDP seeks to 
ensure an appropriate supply of employment land and buildings across the Plan area 
to ensure that the economic needs of the County are addressed. However, there can 
be pressure to release employment land and buildings to other uses that provide 
higher land values such as residential or retail uses. Employment land and buildings 
must be retained unless it can be demonstrated that the loss of the land or buildings 
does not prejudice the ability of the sub / local area to meet local employment needs. 
In addition, the loss of an employment site will be resisted where it would have a 
detrimental impact on the settlement’s role in the settlement hierarchy. Further policy 
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and guidance on the retention and release of existing employment sites is contained 
within national guidance1.

4.2.4 Protection of existing open space. If a proposal would result in a complete 
or partial loss of open space, applications must be justified. The justification must 
determine whether there is excess provision, whether there is no longer a 
requirement for that type of open space or whether it is suitable for an alternative 
type of open space in short supply, and whether the site should be retained because 
it is important for other reasons.  

4.2.5 The definition of what is included by the term ‘Open Space’ can be found in 
the Open Space Assessment, however the typologies used are broadly the same as 
those listed in TAN16 and include: Public Parks and Gardens, Natural and Semi-
Natural Green Spaces, Outdoor Sports Facilities, Amenity Green Space, Play Areas, 
and Allotments.

4.2.6 The former Countryside Council for Wales produced a toolkit to help ensure 
that everyone had access to natural green space. The toolkit recommends that no 
one should live more than 300m from their natural green space. This standard has 
been used in the Open Space Assessment (sites over 0.2ha) for typologies not 
covered by Field in Trust Standards.  

4.2.7 Further standards apply for tennis courts, athletics tracks and bowling greens 
to which either TAN 16 or the Open Space Assessment should be consulted. 

4.2.8 It is important that school playing fields or facilities for public enjoyment are 
not eroded away by development pressures and that they are respected as being 
important in their own right. Over-provision is possible in some areas, particularly 
where for example trends have moved away from organised formal recreation, but it 
is important that the land remains protected for some form of recreation, even if the 
type of sport it accommodates changes. Compelling evidence that the facility is no 
longer required by the community for recreation or amenity purposes will be 
required.

4.2.9 To determine the adequacy of provision, the Fields in Trust Standards should 
be applied as follows. These have been used in the Open Space Assessment. 

Type Per 1000 of population
Pitch Sports 1.72ha
All Sports 1.76ha
Designated Equipped Playing Space 0.25ha
Accessible Natural Green Space (CCW 
toolkit standard)

2ha

1 Technical Advice Note 23, Para 4.6 

Type of Space Walking 
Distance 
(metres)

Straight 
Line 
Distance 
(metres)

Local equipped or landscaped areas for 
play and informal recreation

400 240

Neighbourhood equipped areas for play 1000 600



4.2.10 Protection of Community Facilities and Indoor Recreation. Proposals 
that would result in the loss of community facilities and indoor recreation should be 
justified. Alternative solutions should be considered unless it can be proven that 
continued provision is not economically viable.

4.2.11 Protection of neighbourhood / village shops and services. Given their 
importance, the Council recognises the need to retain these shops and services. A 
flexible approach to the use of existing premises can help sustain much needed 
facilities and it may be appropriate for a local village pub to operate as a village shop 
or sub-post office. This may reduce the need for local people to travel long distances 
in search of essential services, and at the same time may provide additional revenue 
for the business. It may also be possible to secure the long-term viability of the 
business through community ownership. A prolonged period for marketing purposes 
is defined as at least 6 months. 

4.2.12 Important Material Assets and their Operation. Powys contains many 
‘material’ assets of national and regional importance which should be safeguarded. 
The LDP seeks to protect these assets and their operation. Various types of material 
asset are listed, but the list is not exhaustive. For instance, strategic infrastructure 
includes the east / west and north / south rail routes, trunk roads, proposed and 
committed bypass routes, reservoirs and the Ministry of Defence’s (MOD) 
Sennybridge training area. Any proposals for development, including wind turbines, 
within the MOD’s Safeguarding Zones will be referred to the MOD for consideration 
and comment. These Safeguarding Zones ensure operational facilities such as 
explosive stores, radar facilities and range areas are not compromised.

4.2.13 The Historic and Natural Environment. Powys contains important historic 
and natural environments which are protected through designations made at 
European, National and local levels. These are valuable non-renewable resources 
which are also important for education, leisure, and the economy. Guidance on the 
protection of these resources is contained in PPW, TAN5 -  Nature Conservation and 
Planning and Circulars. Supplementary Planning Guidance will be prepared where 
necessary. 

4.2.14 The Planning (Listed Buildings and Conservation Areas) Act 1990 (section 
72) requires, with respect to any buildings or other land in a conservation area, the 
Planning Authority to pay special attention to the desirability of preserving or 
enhancing the character or appearance of that area.This legal requirement must be 
taken into account when determining applications in conservation areas. Policy DM1, 
criterion 8 iii ensures the setting of conservation areas is taken into account in 
planning decisions. Conservation area consent is required for certain works in 
conservation areas including demolition.

4.2.15 Achievement of Water Quality Standards in line with the Water 
Framework Directive. The Water Framework Directive requires surface and 
groundwater to achieve overall ‘good’ status by 2027. There are five categories: Bad, 
Poor, Moderate, Good and High. For surface waters there are two separate 
classifications for water bodies: ecological and chemical. For a water body to be in 

and informal recreation and provision 
for young people



overall ‘good’ status both ecological and chemical status must be at least ‘good’. 
There are two separate classifications for groundwater bodies: chemical status and 
quantitative status. Each must be reported in addition to the overall groundwater 
body status. For a groundwater body to be at good status overall both chemical 
status and quantitative status must be ‘good’. Groundwater quality is considered on a 
precautionary principle with the aim of minimum anthropogenic impact, with a 
presumption against direct discharge to groundwater. Quantity is measured on a 
good or bad status.There is a requirement for abstraction to be less than the rate of 
recharge. In addition to assessing status, there is also a requirement to identify and 
report where the quality of groundwater is deteriorating as a result of pollution and 
which may lead to a future deterioration in status. The key documents to meeting 
these targets are the River Basin Management Plans. Powys’ planning area falls 
within the Severn District River Basin Management Plan area and the Western 
Wales District River Basin Management Plan. Powys has a number of sites that 
require the highest level of protection under international legislation. The LDP was 
accompanied by a Habitats Regulations Assessment (HRA) that investigated the 
likelihood of significant effects on the qualifying features of these sites. Development 
proposals will be expected to undertake appropriate surveys and include measures 
that maintain and enhance important features whilst incorporating them within any 
development of the site. Development proposals that encourage a ‘pollution neutral’ 
position represent a means through which growth may be allowed whilst ensuring 
pollution does not damage the integrity of designated sites and their ability to support 
the features for which they are designated. 

4.2.16 The characteristics and special qualities of Powys’ landscape and 
adjoining protected landscapes (National Parks and Areas of Outstanding 
Natural Beauty). Powys’ landscape is one of its most important assets and is a 
product of its natural history and geology and the influence of human activity. 
Maintaining the distinctiveness of Powys’ landscape is an important factor in 
safeguarding the quality of its environment and ensuring the economic well-being of 
the area. It can help in attracting inward investment and employment opportunities, 
the tourism industry, and in providing an attractive setting in which local people can 
live and work. Proposals for development will also be considered against the impacts 
they might have on the special qualities or purposes of the adjoining National Parks, 
and Areas of Outstanding Natural Beauty. 

4.2.17 It is recommended that developers refer to LANDMAP2 when considering 
development within the open countryside. LANDMAP is the Welsh approach to 
landscape assessment and an important resource which assesses the diversity of 
landscapes within Wales. It identifies and explains their most important 
characteristics and qualities of landscapes including geological landscapes, 
landscape habitats, visual and sensory landscapes, cultural landscapes and historic 
landscapes. When considering development in Powys Under Section 62(2) of the 
Environment Act the Council have a duty to conserve and enhance the wildlife, 
natural beauty and cultural heritage of the Brecon Beacons National Park.  Where 
applications for development may have an impact on the Brecon Beacons National 

2 http://www.ccw.gov.uk/landscape--wildlife/protecting-our-landscape/landmap.aspx?lang=en

http://www.ccw.gov.uk/landscape--wildlife/protecting-our-landscape/landmap.aspx?lang=en
http://www.ccw.gov.uk/landscape--wildlife/protecting-our-landscape/landmap.aspx?lang=en


Park either by virtue of their scale and/or location Policy SP1 of the BBNPA LDP will 
be considered3. 

4.2.18 Policy DM1, criterion 9 (iv) refers to Local Wildlife Sites. These locally 
important sites have passed a standard set of criteria justifying their importance for 
wildlife and are identified and monitored by the Local Wildlife Trusts 
(Montgomeryshire, Radnorshire and Brecknockshire). Local wildlife sites are under 
continual development and not all qualifying sites have been identified. Developers 
and applicants are encouraged to discuss proposed developments with the 
appropriate Wildlife Trust for their area. 

4.2.19 Policy DM1, criterion 9 (ix) refers to important Carbon Stores. These are 
natural or artificial reservoirs that accumulate and store some carbon-containing 
chemical compound for an indefinite period. The Central Wales area has some of the 
highest carbon density soils in Wales and the protection of these soils is important 
for protecting carbon stores and limiting C02 emissions.  

4.2.20 Flooding. Development is directed away from areas at high risk from 
flooding and must not increase flood risk elsewhere, and where possible should 
allow floodplains to provide water storage to reduce flooding in the catchment.

4.2.21 Mineral safeguarding. In accordance with Minerals PPW and TANs, 
development must avoid the unacceptable sterilisation of mineral and coal resources 
that might be needed in the future. Where development is able to proceed on sand 
and gravel, pre-extraction should be undertaken where possible. ® 34.27

Policy DM2 – Detailed and Site Specific Planning Matters ® 34.28

In addition to the requirements set out in National Guidance, all proposals 
for development will be permitted where they comply with the following: 

1. Proposals must make the most efficient use of land. 

2. Proposals on contaminated or unstable land shall not:

i) Result in any additional problems of ground instability or 
contamination either on or off site and shall remediate the 
contamination / instability.

ii) Unacceptably adversely affect public health and safety, nature 
conservation, historic or archaeological interests

3. Proposals shall protect, positively manage and wherever possible 
enhance biodiversity and geodiversity interests to produce a net gain 
for the county including the enhanced connectivity of habitats.

4. Proposals shall protect, preserve and/or enhance sites and features of 
historic and built heritage importance, and contribute to preserving local 
distinctiveness, sense of place and setting.

3 The special qualities of the National Park are set out by the National Park Management Plan which 
can be found at http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-
park-management-plan/

https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=27&L=0
https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=28&L=0
http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-park-management-plan/
http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-park-management-plan/


5. Proposals near a watercourse or within an area of floodplain must 
comply with the following:

i) In areas identified at risk of flooding (fluvial, tidal, surface water and 
groundwater) or where a watercourse has insufficient channel 
capacity, opportunities to improve existing flood risk by using 
Sustainable Drainage Schemes (SuDS), wetlands or other agreed 
and appropriate measures are investigated and implemented 
wherever possible.

ii) Where possible, opportunities are taken on previously developed 
land to make space for water by reinstating the functional 
floodplain.

iii) Opportunities to make space for water by undertaking restoration 
and enhancement as part of the development, are identified and 
implemented.

iv) Actions are taken to de-culvert wherever possible. Where this is not 
possible, an assessment of the structural integrity of the culvert, 
with any required remedial work, should be carried out prior to the 
development. A maintenance schedule should be developed for all 
culverts to ensure regular clearance.

v) Any developments located adjacent to a watercourse should leave 
an appropriate undeveloped buffer strip, maintaining the 
watercourse and the immediate riparian zone as an enhancement 
feature and allowing for routine maintenance. The width of any 
buffer strip should be agreed with the relevant authorities on a site 
by site basis. Such sites should have a maintenance strategy for 
clearing and maintaining the channel, with particular regard to 
structures such as trash screens and bridges.

6. Satisfactory provision shall be made for land drainage and Sustainable 
Drainage Schemes (SuDS). In addition to the requirements set out in 
national guidance, proposals must comply with the following:

i) The post development runoff volumes and peak flow rates are 
maintained at either the greenfield rate for greenfield sites or deliver 
a 50% reduction to surface water runoff rates for brownfield sites 
(up to and including the 1 in 100 year event inclusive of an 
appropriate allowance for climate change for both development 
scenarios). 

ii) SuDS are included for all new development; space should be 
specifically set aside for SuDS and used to inform the overall site 
layout. 

iii) Hardstanding areas are kept to a minimum and infiltration 
techniques and the re-use of water are considered before 
attenuation devices. 



iv) SuDS have a maintenance strategy to ensure they are maintained 
and working efficiently.  

If SuDS cannot be implemented, a full written justification should be 
submitted explaining why this is the case.

7. Adequate utility services shall exist or will be provided readily and 
timely without unacceptable adverse effect on the surrounding 
environment. 

8. Proposals must meet highway access requirements and vehicular 
parking standards. Proposals must incorporate the access needs of all 
transport users, especially pedestrians and cyclists and those with 
disabilities or mobility impairment.

9. Proposals considered to generate significant amounts of travel or traffic 
will only be considered where they include a satisfactory Transport 
Assessment and/or a Travel Plan.

10.The amenities enjoyed by the occupants or users of nearby or proposed 
properties shall not be unacceptably affected by levels of noise, dust,air 
pollution, litter, odour, hours of operation, overlooking or any other 
planning matter.

11.Proposals involving external lighting must provide a lighting scheme 
and demonstrate that the lighting will not individually or cumulatively 
cause:

i. Unacceptable levels of light pollution especially in the countryside.
ii. An adverse effect on the visibility of the night sky.

iii. A nuisance or hazard to highway users including pedestrians, and 
local residents.

12.Unless justified by detailed analysis, sensitive development must not be 
located within the buffer zones of the following operations:

i. Hard rock - 200m.
ii. Coal sites - 500m.

iii. Sand and gravel - 100m.
iv. Hazardous installations.

13.The design, layout size, scale, mass and materials of the development 
shall complement and where possible enhance the character of the 
surrounding area and support community safety and crime prevention. 
Adequate amenity and / or open space shall be provided. 

14.All development must demonstrate a sustainable and an 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. 
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15.Within Powys’ Welsh-speaking strongholds, proposals for the following 
developments will only be permitted where they have regard to their 
impact on Welsh language and culture and mitigation measures are 
provided:

i. Housing development which would lead to more than a five year 
housing supply for the settlement based on average completions 
over the previous 5 years. 

ii. Retail development with a gross floor area greater than 280 sqm.
iii. Any other large-scale development with the potential to 

detrimentally affect the Welsh language and culture.

4.2.22 Policy DM2 addresses the more detailed and site specific aspects of 
planning for development. The criteria are explained below.

4.2.23 Efficient Use of Land. Land is a finite resource and development should 
seek to make the most sustainable and efficient use of land. Infrastructure, such as 
highways, should be designed to enable future development opportunities beyond 
the plan period to be realised.

4.2.24 Contaminated and Unstable Land. Contamination and land instability can 
present risks to human health, property and the environment, and long term 
limitations on the use of soils. For further information and advice refer to PPW 
Chapter 13. Development proposals will be assessed to ensure that any risks from 
hazards such as subsidence, mine and landfill gas and leachate emissions, landslips 
or rockfalls are acceptable and addressed.

4.2.25 Similarly development should not harm the environment through pollution 
or contamination. For instance, petrol interceptors may have to be fitted to storm 
water drains in new estates. Development may offer the opportunity to remediate 
land that is already contaminated. 

4.2.26 Ground instability is often associated with sites that have been the subject 
of waste disposal operations or areas where past mineral workings have taken 
place. Consultation will be undertaken with the Mineral Valuer / Coal Authority on 
appropriate applications lying in the Ystradgynlais area of the South Wales Coalfield 
to assess the extent of risk to the development from former mineral workings.

4.2.27 Responsibility for determining the extent and effects of instability, 
contamination and other risks lies with the developer, who must ensure that land is 
suitable for the development proposed. Once contaminated land has been 
remediated the developer must submit a validation report to the Council confirming 
that the land is no longer contaminated; this will allow the Council’s records to be 
updated.

4.2.28 Biodiversity and Geodiversity. Development proposals should plan 
positively for biodiversity and geodiversity. Biodiversity Supplementary Planning 
Guidance will be prepared following adoption of the LDP.

4.2.29 Built heritage Historic Environment and local distinctiveness. 
Development proposals should plan positively for all aspects of the historic 
environment. Supplementary Planning Guidance will be prepared following adoption 
of the LDP. All development, including proposals for demolition, must have regard to 



the context or place in which it is proposed. Important built heritage features and 
characteristics, whether statutorily listed or not, will be protected. 

4.2.30 Flooding. The policy seeks to implement and reflect the actions identified 
in the relevant River Basin Management Plans and Catchment Flood Management 
Plans together with the recommendations from the LDP’s Strategic Flood 
Consequences Assessment (Stages 1 and 2).

4.2.31 Proposals near a watercourse or within an area of floodplain need to take 
due consideration of the implications of new development on water courses and 
floodplains and aid the reduction or better management of existing flood risk for 
communities, infrastructure and businesses. Powys is also important as an upstream 
catchment for several major rivers including the Rivers Wye and Severn for water 
storage and alleviating flooding downstream. By including within the policy the 
identification of opportunities to undertake river restoration and enhancement, and to 
make space for water, as part of the development it is proposed that actions such as 
the removal of in-stream obstructions and anthropogenic features, removal of non-
native species and the erection of fencing to control access to the river bank could 
potentially be implemented. Further information is found in TAN 15 – Development 
and Flood Risk.

4.2.32 Sustainable Drainage Systems. The use of SuDS to manage surface water 
flows can be an important tool in minimising flood risk by increasing permeable 
surfaces in an area which allows water to seep into the ground rather than running 
off into the drainage system. The effective use of permeable surfaces, soakaways 
and water storage areas should be incorporated in development where technically 
possible. Schemes for the use of rainwater harvesting (and storage such as cisterns) 
for non-drinking water purposes and/or grey water recycling for toilets and other 
relevant purposes will also be supported. SuDs are not only important for the 
minimisation of flood risk but also have wider benefits for water quality, pollution 
prevention together with recreational and social benefits.

4.2.33 The Flood and Water Management Act (2010) requires SuDS to be 
incorporated into all construction works that have drainage implications. This 
requirement works alongside the planning system. The Lead Local Flood Authority, 
as SuDS approval body, should be consulted to confirm the appropriate 
requirements and specification of SuDS components that are to be adopted. 
Appendix 4 of TAN15 provides information and advice about the use and 
implementation of SUDS as part of a proposed development. SPG will also be 
produced to provide further guidance of the use and implementation of SUDS.

4.2.34 With regard to hydrology, development must be designed so that the rate of 
water leaving the site is kept at existing rates and where practicable slowed and is 
channelled to the most appropriate location. The use of sustainable drainage 
systems, green roofs, porous surfaces, storage systems and native planting is 
encouraged where appropriate. 

4.2.35 Utilities. Utility infrastructure encompasses services such as water supply, 
sewerage treatment, electricity and gas supplies, and telecommunications. 
Responsibility for the supply and maintenance of existing services rests with a mix of 
statutory undertakers and private companies. Where possible, developments should 
be connected to the existing infrastructure but in locations where there is no spare 



capacity, future development will be constrained until the capacity is increased or a 
satisfactory alternative can be found. Where off-mains extensions and/or mains 
capacity increases are required to service proposed new development, all works and 
improvements will be provided at the developer’s costs in accordance with DM3 – 
Planning Obligations. In these circumstances, satisfactory arrangements should be 
made between utility companies and the developer for aftercare and maintenance of 
the works. Utility companes have been consulted at an early stage in the LDP 
process and this information has been used to inform the LDP’s distribution of 
housing, employment and other land use allocations. Site specific utility issues and 
constraints are included in the allocations table of this plan (refer to Appendix 1). Any 
matters identified will need addressing as part of the development of this land.

4.2.36 Utility companies serving Powys are encouraged to undertake necessary 
improvements and operational developments throughout the Plan Area. Where the 
Council is consulted on operational works or planning permission is required by 
Council, it will emphaisise the need to safeguard and protect both the built and 
natural environment. Utility service improvmenets such as overhead lines, pipelines 
and telecommunications developments can provide mush needed access to 
broadband coverage for example which is vital to the sustainability of rural 
communities and economies. These developments need to balance service 
provision needs with the protection of the environment and are subject to the 
relevant Development Management Polices of this plan.

4.2.37 PPW requires development plans to consider both the siting requirements of 
utilities to enable them to meet the demands that will be placed upon them, and the 
environmental effects of such additional uses. Further, TAN 19 – 
Telecommunications provides guidance on telecommunications development 
including consultation, environmental and health requirements. All utiliites 
development must be in accordance with PPW Chapter 12 – Infrastructure and 
Services and TAN 19 – Telecommunications, as appropriate.

4.2.38 In accordance with the Water Industry Act 1991 relevant water companies 
have a duty to provide a wholesome supply of mains water to serve new 
development. Exceptions exist for elevated positions at a height greater than water 
will flow by gravity from the source. However, it is noted that water companies are 
not obliged to make supplies available for non-domestic use. A golf course for 
example will need to use a private water supply for irrigation (which may require 
licencing) as the use of potable water for irrigation will not be supported. If public 
water mains are not available, for example in rural locations, alternative sources and 
their impacts will be considered, but in all cases the Council must be satisfied that 
any source is wholesome and adequate. The Council will also have regard to 
relevant River Basin Management Plans and water supply advice provided by 
Natural Resources Wales. 

4.2.39 All new development should be connected to the public foul sewerage 
system. Development will not be permitted unless foul sewers and sewerage 
treatment works of adequate design and capacity are available or will be provided in 
time to serve the development. This will avoid any risk of polluting the environment. 
Any non mains sewerage proposal must comply with Welsh Circular 10/99 Planning 



Requirement in Respect of the Use of Non-Mains Sewerage incorporating Septic 
Tanks in New Development. 

4.2.40 Transport. Highway access and parking requirements are important 
considerations for most developments, especially the implications they have for 
highway safety, the environment, local communities and the economy. 

4.2.41 All proposals that the Council considers would generate significant traffic 
will require a Transport Assessment and or a Travel Plan. This process seeks to 
assess the transport implications of new developments, to reduce the reliance on 
travel by private cars and to promote sustainable modes of transport. The need for 
and scope for an Assessment or Travel Plan should be agreed with the Council as 
early as possible in the planning process. 

4.2.42 Where considered appropriate planning obligations may be sought in 
accordance with Policy - DM3. Proposals that generate significant travel demands 
will only be permitted where adequate public and other sustainable forms of 
transport are incorporated as part of the proposal and are consistent with the role 
and function of the transport network.

4.2.43 Further guidance is provided by PPW, TAN18: Transport, the Wales 
Parking Standards 2008, the Council’s Design Guide for Industrial and Residential 
Infrastructure, Manual for Streets and Manual for Streets II.

4.2.44 Amenity. Development must respect the existence and amenities of 
neighbouring uses including approved development. These amenities include 
overlooking, light (natural and man-made), noise (including that which arises from 
hours of operation), air quality (odour, fumes and dust), and pests (vermin and birds 
attracted by litter). Key determinants of impact are scale of development, proximity, 
proposed land use and the massing of buildings on site.

4.2.45 External Lighting. The majority of Powys has some of the darkest skies in 
the country as evidenced from the Wales Tranquil Areas Map (2009). The BBNP has 
skies of a very similar nature and has become the world’s 5th International Dark Sky 
Reserve. Therefore it is imperative that lighting proposals are treated as an important 
consideration with regard to their effect not only on the LDP area but also on the 
BBNP and adjoining areas.

4.2.46 Excessive lighting can lead to sky glow and light trespass which shuts out 
the splendour of Powys’ dark night skies and lighting apparatus can spoil daytime 
views. The intrusiveness of lighting in the countryside should be kept to a minimum, 
whilst each development proposal will be assessed against the need for lighting. 
Applicants should consider whether: the development could proceed without lighting; 
the benefits of lighting outweigh any dis-benefits; and whether there are any 
alternatives to lighting. Having established that lighting is needed, an appraisal of the 
specific lighting requirements of the site should be undertaken so that the lighting 
scheme is designed to integrate with its surroundings. Among the issues that should 
be examined will be the effects of night lighting on dark landscapes, the appearance 
of lighting structures in daytime, potential impacts on the amenity of local residents 
and effects on the safety of transport users. Lighting can also have a detrimental 
impact on biodiversity and built heritage this should be considered under policy DM1.



4.2.47 Protected species are a material planning consideration. The way in which 
protected species are considered in the planning process is detailed in TAN5.4 The 
LDP does not repeat this guidance on how to deal with protected species and in this 
instance relies upon national guidance.

4.2.48 Sensitive development. Existing installations should be protected from 
incompatible sensitive development. Operations from mineral workings produce 
noise or dust, and these operations would be prejudiced if noise sensitive uses were 
allowed nearby. 

4.2.49 Design. The appearance of a development, its scale and its relationship to its 
surroundings are key considerations when determining a planning application. Early 
consideration of design, well in advance of any planning application, is essential to 
achieving good design. TAN12 provides further guidance.

4.2.50 A design process should comprise the following stages:

Site appraisal - This will include looking at the topography, landscape, built form, 
aspect, views into and out of the site, access, neighbouring uses and microclimate. 
All of these key issues will inform the scale, density, orientation, layout, height, 
accessibility, design and massing of the new development.

Concept plan - Using the site appraisal, a concept plan should be drawn up as a 
draft annotated layout of the proposed development. Designing out crime and energy 
efficiency principles should also be considered at this stage. The concept plan can 
be used for pre-application discussions with stakeholders.

Detailed plans, drawings and design statements - After the above stages, 
detailed drawings can then be drawn up together with a design statement and 
submitted to the Council for consideration.

4.2.51 The development design should include the following elements:
 It should complement its environs and contribute positively to the character (local 

distinctiveness and sense of place).
 It should provide natural surveillance over publically accessible open space to 

encourage opportunities for play and to deter criminal activity.
 Important trees, hedgerows, stone walls, open spaces and other local features 

that contribute significantly to the quality and character of the local environment 
shall be safeguarded and, where practicable, enhanced.

 It should maintain the character and quality of the landscape and must be 
integrated into the landscape through planting and appropriate management of 
native species, or through the construction of boundaries and entrances which 
complement and enhance the character of the locality. 

 The choice of materials must balance utility with appearance and cost. 
 The development should incorporate an area(s) for passive, informal recreation 

appropriate to the scale and type of the proposal. Policy H14 requires open 
space to be considered as part of housing developments. This could include 
allotments and community growing spaces. The Open Space Assessment 
identifies existing provision for the different categories of open space for towns 
and large villages. Where there is an existing shortfall in provision, there will be a 

4 Section 6 and appendices 7 – 9, TAN5 (2009).



need to make the required provision for that particular category. Where there are 
multiple deficiencies, an assessment will be made as to which categories will be 
prioritised. The long term aftercare and maintenance of open spaces requires full 
consideration. Due to the current economic climate the County Council is unable 
to take on this role and it should not be assumed that the local Community 
Council will take on the responsibility. Options such as residents associations 
with the Community Councils backing should be explored. Further details on the 
approach to be taken in relation to Open Space will be given in Supplementary 
Planning Guidance (SPG). 

4.2.52 Sustainability and Climate Change. All development must be located and 
designed to contribute to the achievement of sustainable development and climate 
change mitigation by demonstrating sustainable and efficient use of resources. This 
can be achieved by incorporating: 

 Energy conservation and efficiency.
 The supply of electricity/ heat from renewable and low carbon sources e.g. Solar 

panels, Solar Water Heating, Heat Pumps or Biomass (wood / pellet).
 Water conservation and efficiency.
 Waste reduction through re-use and recycling e.g. materials recovered from the 

site should be re-used.
 Layouts designed to achieve passive solar gain.
 Planting and landscaping schemes which support pollinators (bees) and provide 

food. 

4.2.53 Welsh Language and Culture. Welsh language and culture is an 
important planning consideration in Powys. Its future will depend on a wide range of 
factors including education, demographic change, community activities and a sound 
economic base to maintain thriving sustainable communities. This Plan supports 
Welsh language and culture across the whole county by providing policy support for 
building strong local economies, providing a choice and range of housing including 
affordable housing, and protecting significant cultural and historical buildings and 
venues. All advertisements, place names and signage should be bilingual.

4.2.54 Within the Welsh speaking strongholds5, development proposals 
considered to impact on Welsh language will be required to include mitigation 
measures. This could include the provision of affordable housing for local needs, 
language induction and staff language lessons, or support and funding for cultural 
and language initiatives and projects for example. Details of Welsh language and 
culture mitigation measures will be addressed in a Planning Obligations - 
Supplementary Planning Guidance. ® 34.29

Policy DM1 – Planning Obligations 
Planning obligations will be sought by agreement with applicants, where 
necessary, to ensure that: 

5 Welsh speaking strongholds are defined as Community / Town Council Areas where more than 25% 
of the population are Welsh speaking as identified by the 2011 Census. Further details including 
maps are provided in the Welsh Language and Culture LDP Topic Paper.

https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=29&L=0


1. The development provides for adequate infrastructure necessary to serve 
the proposal, and that satisfactory maintenance and / or restoration 
arrangements are achieved; 

2. Benefits in the public interest are secured where these are relevant and 
reasonably related to the proposal, and required to enable it to proceed.

4.2.1 The Council will only look to use planning obligations where planning 
conditions are considered inappropriate.6 Listed below are examples of where 
planning obligations will be sought:

 Provision or improvement of essential infrastructure or utilities required to 
serve a development.

 Affordable housing in residential developments.
 Provision or improvement of community, educational, health, recreation 

and open space facilities required to serve a development.
 Support for sustainable modes of transport, improved traffic management, 

and rights of way in relation to the development.
 Securing financial contributions (commuted sums) in lieu of provision such 

as a contribution towards public transport services or affordable housing.
 Mitigation measures that support the protection and enhancement of 

Welsh language and culture in Welsh speaking strongholds. 
 Measures that mitigate the adverse impacts of development.

4.2.2 Planning obligations will be negotiated and the viability of development will 
be taken into account. Where obligations would impact upon delivery, priority will be 
given to ensuring that essential transport and utility infrastructure required for 
development to be implemented is provided (e.g. water, sewage, access). Once this 
has been secured the delivery of affordable housing will be the priority in any further 
negotiations.

4.2.3 The Planning Act 2008 made provision for Councils to seek contributions 
from development for infrastructure through a Community Infrastructure Levy (CIL)7. 
Contributions from a CIL can be used to fund infrastructure at a county-wide level 
including transport schemes, schools and leisure centres. In order to encourage 
authorities to introduce CIL, the regulations restricted the pooling of S106 
contributions to a maximum of 5 contributions from the 6th April 2015 (including all 
relevant S106 contributions received since 6th April 2010).

4.2.4 The Powys Local Development Plan and Community Infrastructure Levy 
Viability Assessment (2014) considered the impact on development viability of the 
proposed LDP policies and from introducing a CIL. It concluded that there was scope 
to introduce a CIL although the Council will not make a decision on whether to 
pursue a CIL until the LDP has been adopted. It should be noted that the 
deliverability of site allocations proposed by the plan is not dependant on the 
introduction of a CIL, although site-specific planning obligations will continue to be 
sought in accordance with the regulations. ® 34.31

Policy DM2 – The Natural Environment

6 Planning conditions – see PPW, Section 3.6; Planning Obligations – see PPW, Section 3.7. 
http://wales.gov.uk/topics/planning/policy/ppw/?lang=en 

https://secure.powys.gov.uk/ldp_representations/viewreps.php?LDPDocNo=34&LDPRefPointNo=31&L=0
http://wales.gov.uk/topics/planning/policy/ppw/?lang=en


All proposals for development must protect, manage and enhance the natural 
environment and open space to avoid compromising, or unacceptably 
adversely affecting, either on their own or in combination with existing or 
approved development, the following: 

1. Site Designations

The important habitats, species and site designations listed below from i. to vi. 
are afforded the highest levels of protection and will be protected from any 
development that would harm their distinctive features or characteristics. 

i. European Protected Sites (SAC, SPA and Ramsar).
ii European Protected Habitats (Natura 2000 Annex 1 habitats). 
iii. National Nature Reserves and Sites of Special Scientific Interest.
iv. Protected Species including those listed in the Habitats Directive 

(Natura 2000 Annex 2 Species) and the Wildlife and Countryside 
Act.

v. Habitats and Species of principal importance for biodiversity 
conservation in Wales. 

vi. National and Local Biodiversity Action Plan Habitats and species. 

In relation to site designations vii. to ix. below, development will only be 
permitted where:

(a) They conserve and where possible enhance the natural heritage 
importance of the site; or

(b) The development could not reasonably be located elsewhere, and 
the benefits of the development outweigh the natural heritage 
importance of the site; and

(c) Mitigation and/or compensation measures will need to be agreed 
where adverse effects are unavoidable.

vii. Local Nature Reserves. 
viii. Wildlife Trust Reserves and Sites. 
ix.      Regionally Important Geological Sites and Geological Conservation 

Review Sites. 

2. The achievement of the Water Framework Directive’s overarching 
objectives. 

3. Trees, woodlands and hedgerows of significant public amenity, natural or 
cultural heritage.

4. An existing area of Open Space, complete or in part, as identified in the 
Open Space Assessment, unless it can be demonstrated that: 

i. There is an excess of such provision in the area; and 
ii. There is no longer a requirement for that type of open space in the 
area, and 



iii. The site would not be suitable to provide an alternative type of 
Open Space for which there is a shortfall; and 

It can be demonstrated that alternative provision can be made available 
that is of enhanced or equivalent community benefit in terms of its size, 
characteristics, location and accessibility. 

5. At the site level, proposals for development shall demonstrate how they 
protect, positively manage and enhance biodiversity and geodiversity 
interests to produce a net gain both at the particular site, including 
improving the resilience of biodiversity through the enhanced connectivity 
of habitats within, and beyond the site.

4.2.5 Site Designations. This policy addresses LDP Key Issue 12 and Objective 
11. Powys contains important natural and semi natural environments which are 
protected through designations made at European, National and local levels. Many 
of these natural and semi natural environments are sensitive to air and water 
pollution from developments, including agricultural developments. These natural and 
semi natural environments are valuable non-renewable resources which are also 
essential for education, leisure, and the economy. Guidance on the protection of 
these resources, the criteria against which development that may affect them and 
the relative weight attached to the different designations is contained in PPW, TAN5 
- Nature Conservation and Planning and Circulars.

4.2.6 For the River Wye SAC the primary mechanism for achieving its conservation 
targets is through the Nutrient Management Plan (NMP). This is overseen by a 
Board and a Technical Group which Powys County Council supports and 
participates in.

4.2.7 In order to assess the acceptability of a development proposal against  the 
criteria of Policy DM2, proposals which would be likely to result in increased nutrient 
loading to the environment, such as intensive livestock units, will be required to 
assess the potential impacts in respect of water and air quality, to ensure that they 
do not adversely affect these natural and semi natural environments. 

4.2.8 In addition to the designated sites listed above there are also areas that are, 
or are being, designated as Local Wildlife Sites (LWS) across the county. These 
locally important sites have passed, and are being protected by, a standard set of 
criteria justifying their importance for wildlife and are identified and monitored by the 
Wildlife Trusts (Brecknockshire, Montgomeryshire and Radnorshire). LWS are under 
continual review and not all qualifying sites have been identified or designated. 
Developers and applicants are therefore encouraged to contact the Local Records 
Centre to determine how their proposal might relate to or impact upon any LWS. 

4.2.9 Achievement of Water Quality Standards in line with the Water 
Framework Directive. The Water Framework Directive requires surface and 
groundwater to achieve overall ‘good’ status by 2027. There are five categories: Bad, 
Poor, Moderate, Good and High. For surface waters there are two separate 
classifications for water bodies: ecological and chemical. For a water body to be in 
overall ‘good’ status both ecological and chemical status must be at least ‘good’. 



4.2.10 There are two separate classifications for groundwater bodies: chemical 
status and quantitative status. Each must be reported in addition to the overall 
groundwater body status. For a groundwater body to be at good status overall both 
chemical status and quantitative status must be ‘good’. Groundwater quality is 
considered on a precautionary principle with the aim of minimum anthropogenic 
impact, with a presumption against direct discharge to groundwater. Quantity is 
measured on a good or bad status. There is a requirement for abstraction to be less 
than the rate of recharge. In addition to assessing status, there is also a requirement 
to identify and report where the quality of groundwater is deteriorating as a result of 
pollution and which may lead to a future deterioration in status. 

4.2.11 The key documents to meeting these targets are the River Basin 
Management Plans. Powys’ planning area falls within the Severn District River Basin 
Management Plan area and the Western Wales District River Basin Management 
Plan. Powys has a number of sites that require the highest level of protection under 
international legislation. The LDP was accompanied by a Habitats Regulations 
Assessment (HRA) that investigated the likelihood of significant effects on the 
qualifying features of these sites. Development proposals will be expected to 
undertake appropriate surveys and include measures that maintain and enhance 
important features whilst incorporating them within any development of the site. 
Development proposals that encourage a sustainable ‘pollution and flow neutral’ 
position represent a means through which growth may be allowed whilst ensuring 
that WFD objectives can be met, prevent deterioration and ensure pollution does not 
damage the integrity of designated sites and their ability to support internationally 
important features.

4.2.12 Trees, Woodlands and Hedgerows of Significant Public Amenity, 
Natural or Cultural Heritage. Trees are the largest and longest living organisms in 
Powys. Trees, woodlands and hedgerows offer multiple benefits, including visual 
amenity, defining a sense of place, providing places for relaxation and recreation, 
habitats for wildlife, improved health and wellbeing and mitigating the effects of 
climate change. To maintain these benefits, the protection and enhancement of 
existing tree and woodland cover is essential. Development will not be permitted that 
would cause unacceptable harm to trees, woodlands and hedgerows of significant 
public amenity, natural or cultural heritage value.

4.2.13 Ancient woodlands and hedgerows and veteran trees are irreplaceable 
habitats of high biodiversity value that cannot be recreated once lost. This policy will 
protect them from development that would result in significant damage and 
developments will be expected to retain them. Where appropriate, Tree Preservation 
Orders will be served to protect significant trees from removal or harm. The amenity 
value of trees will be assessed in accordance with government guidance and 
nationally recognised systems of amenity evaluation.

4.2.14 Protection of existing open space. If a proposal would result in a complete 
or partial loss of open space, applications must be justified. The justification must 
determine whether there is excess provision, whether there is no longer a 
requirement for that type of open space or whether it is suitable for an alternative 
type of open space in short supply. 



4.2.15 The definition of what is included by the term ‘Open Space’ can be found in 
the Open Space Assessment, however the typologies used are broadly the same as 
those listed in TAN16 and include: Public Parks and Gardens, Natural and Semi-
Natural Green Spaces, Outdoor Sports Facilities, Amenity Green Space, Play Areas, 
and Allotments. 

4.2.16 The former Countryside Council for Wales produced a toolkit to help ensure 
that everyone had access to natural green space. The toolkit recommends that no 
one should live more than 300m from their natural green space. This standard has 
been used in the Open Space Assessment (sites over 0.2ha) for typologies not 
covered by Field in Trust Standards. 

4.2.17 Further standards apply for tennis courts, athletics tracks and bowling 
greens to which either TAN 16 or the Open Space Assessment should be consulted. 

4.2.18 It is important that school playing fields or facilities for public enjoyment are 
not eroded away by development pressures and that they are respected as being 
important in their own right. Over-provision is possible in some areas, particularly 
where for example trends have moved away from organised formal recreation, but it 
is important that the land remains protected for some form of recreation, even if the 
type of sport it accommodates changes. Compelling evidence that the facility is no 
longer required by the community for recreation or amenity purposes will be 
required. 

4.2.19 To determine the adequacy of provision, the Fields in Trust Standards 
should be applied as follows. These have been used in the Open Space 
Assessment.

Type Per 1000 of population
Pitch Sports 1.72ha
All Sports 1.76ha
Designated Equipped Playing Space 0.25ha
Accessible Natural Green Space (CCW 
toolkit standard)

2ha

4.2.20 Protection, Management and Enhancement of Biodiversity and 
Geodiversity at the Site Level. Proposals will be required to demonstrate how they 
intend to protect, manage or enhance biodiversity interests on a particular site. In 

Type of Space Walking 
Distance 
(metres)

Straight 
Line 
Distance 
(metres)

Local equipped or landscaped areas for 
play and informal recreation

400 240

Neighbourhood equipped areas for play 
and informal recreation and provision 
for young people

1000 600



most cases this will involve gathering and presenting supporting evidence for the 
proposal. The requirements for this evidence will vary depending on the likely 
impacts of the proposals. Where impacts to biodiversity are likely a full Ecological 
Survey will be required.  Where potential impacts to European designated sites are 
likely sufficient information to enable a Habitats Regulation Assessment may be 
necessary.

4.2.21 Connectivity is concerned with enabling biodiversity to spread to, or be 
connected with appropriate habitats or similar ecosystems. This avoids ‘islands’ of 
habitats or populations from developing and being isolated from others and improves 
the resilience of populations and habitats to withstand the effects of climate change, 
development pressures and changes to wider landscape management. Many 
measures which protect, manage and enhance biodiversity can also be instrumental 
in delivering greater connectivity. 

4.2.22 Further information on how to protect, manage and enhance biodiversity and 
geodiversity will be detailed in the Biodiversity SPG.

Policy DM3 – Landscape

All proposals for development must not compromise, or unacceptably 
adversely affect, either on their own or in combination with proposed, 
approved or existing development, the key characteristics of the Powys 
landscape, as defined in the LANDMAP aspect areas for which the 
development is located, including:

1. The development pattern of the area, its historical and ecological 
qualities, open views, tranquillity and sensitivity to change;

2. The topography and patterns of features such as broad, open uplands, 
peat moors, small hills and valleys, traditional field boundaries, 
woodlands, rivers and streams.

All proposals will also need to have regard to adjacent protected landscapes 
(National Parks and Areas of Outstanding Natural Beauty) and the visual 
amenity enjoyed by users of both Powys landscapes and adjoining areas. 

4.2.23 Powys’ landscape is one of its most important assets and is a product of its 
natural history and geology and the influence of human activity. Maintaining the 
distinctiveness of Powys’ landscape is an important factor in safeguarding the quality 
of its environment and ensuring the social, cultural and economic well-being of the 
area. It can help in attracting inward investment and employment opportunities, the 
tourism industry, and in providing an attractive setting in which local people can live 
and work. Proposals for development will also be considered against the impacts 
they might have on the special qualities or purposes of the adjoining National Parks, 
and Areas of Outstanding Natural Beauty. 

4.2.24 LANDMAP is a standardised approach to landscape assessment and an 
important resource which assesses the diversity of landscapes within Wales. It 
identifies and explains their most important characteristics and qualities of 
landscapes including geological landscapes, landscape habitats, visual and sensory 
landscapes, cultural landscapes and historic landscapes. Developers are advised to 



refer to LANDMAP to determine how development proposals can be integrated into 
the landscape whilst incorporating measures for its protection and/or conservation 
and/or enhancement. 

4.2.25 When considering development in Powys Under Section 62(2) of the 
Environment Act the Council have a duty to conserve and enhance the wildlife, 
natural beauty and cultural heritage and historic environment of the Brecon Beacons 
and Snowdonia National Parks. Where applications for development may have an 
impact on the Brecon Beacons National Park either by virtue of their scale and/or 
location Policy SP1 of the BBNPA LDP will be considered8.

4.2.26 Eleven of the fifty eight Registered Landscapes of Historic Interest in Wales 
are either partially or entirely within Powys. The impact of development affecting 
these landscapes may require assessment under the ‘Assessment of the Impact of 
Development on Historic Landscapes’ (ASIDOHL2) process. 

Policy DM4 – Development and Flood Risk

All development proposals must be located away from tidal or fluvial flood 
plains unless it can be demonstrated that the site is justified in line with 
national guidance and an appropriate detailed technical assessment has been 
undertaken to ensure that the development is designed to alleviate the threat 
and consequences of flooding over its lifetime. In addition the development 
must not increase flood risk elsewhere, and shall where possible allow 
floodplains to provide water storage to reduce flooding in the catchment, 
unless:

1. The development is of a very minor nature such as an extension to a 
dwelling; or

2. There is an overriding need in the public interest for the development.

4.2.27 Avoiding unnecessary flood risk will be achieved by strictly assessing the 
flood risk implications of development proposals within areas susceptible to tidal or 
fluvial flooding and preventing development that unacceptably increases risk. In 
accordance with TAN15: Development and Flood Risk no highly vulnerable 
development will be permitted in Development advice zone C2. Development will 
only be considered in other areas at high risk of flooding where it can be 
demonstrated that the site can comply with the justification and assessment 
requirements of TAN15. 

4.2.28 TAN15 states that the Development Advice Maps are based on the best 
available information considered sufficient to determine when flood risk issues need 
to be taken into account in planning future development. Development advice zones 
C1 and C2 of the maps show high flood risk areas and are based on Natural 
Resources Wales’ extreme flood outlines for tidal and fluvial flooding.

8 The special qualities of the National Park are set out by the National Park Management Plan which 
can be found at http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-
park-management-plan/

http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-park-management-plan/
http://www.beacons-npa.gov.uk/the-authority/who-we-are/npmp/2010-2015-national-park-management-plan/


4.2.29 Applications for the variation or renewal of planning permission will only be 
approved, in line with Policy H2, where it can be demonstrated that the development 
complies with the current Development Plan policies. This means that where 
planning permission lapses an application for its renewal will not be granted if it is for 
highly vulnerable development within an area of flood risk (Development advice zone 
C2).

Policy DM5 – Flood Prevention Measures and Land Drainage

In addition to the requirements set out in National Guidance, all proposals for 
development must avoid unnecessary flood risk by assessing the implications 
of development proposals within areas susceptible to all types of flooding; any 
development that unacceptably increases risk will be refused.

In addition to this:

A. Proposals near a watercourse or within an area of floodplain must comply 
with the following:

i) In areas identified at risk of flooding (fluvial, tidal, surface water and 
groundwater) or where a watercourse has insufficient channel capacity, 
opportunities to improve existing flood risk by using Sustainable 
Drainage Systems (SuDS), wetlands or other agreed and appropriate 
measures are investigated and implemented wherever possible.

ii) Where possible, opportunities are taken on previously developed land 
to make space for water by reinstating the functional floodplain.

iii) Opportunities to make space for water by undertaking restoration and 
enhancement as part of the development, are identified and implemented.

iv) Actions are taken to de-culvert wherever possible. Where this is not 
possible, an assessment of the structural integrity of the culvert, with any 
required remedial work, should be carried out prior to the development. A 
maintenance schedule should be developed for all culverts to ensure 
regular clearance.

v) Any developments located adjacent to a watercourse should leave an 
appropriate undeveloped buffer strip, maintaining the watercourse and 
the immediate riparian zone as an enhancement feature and allowing for 
routine maintenance. The width of any buffer strip should be agreed with 
the relevant authorities on a site by site basis. Such sites should have a 
maintenance strategy for clearing and maintaining the channel, with 
particular regard to structures such as trash screens and bridges.

B. Satisfactory provision shall be made for land drainage and Sustainable 
Drainage Systems (SuDS) in all developments. In addition to the 
requirements set out in national guidance, proposals must comply with 
the following:

i) The post development runoff volumes and peak flow rates are 
maintained at either the greenfield rate for greenfield sites or deliver a 



50% reduction to surface water runoff rates for brownfield sites (up to and 
including the 1 in 100 year event inclusive of an appropriate allowance for 
climate change for both development scenarios). 

ii) SuDS are included for all new development; space should be 
integrated or set aside for SuDS and used to inform the overall site 
layout. 

iii) Hardstanding areas are kept to a minimum and infiltration techniques 
and the re-use of water are considered before attenuation devices. 

iv) SuDS have a maintenance strategy to ensure they are maintained and 
working efficiently.  

If SuDS cannot be implemented, a full written justification should be submitted 
explaining why this is the case.

4.2.30 TAN15: Development and Flood Risk, advises that no highly vulnerable 
development will be permitted in development advice zone C2; and that 
development will only be considered in other areas defined to be at high risk of 
flooding in the Development Advice Maps where it can be demonstrated that the site 
can comply with the justification and assessment requirements of TAN15. However 
as the Lead Local Flood Authority - Powys County Council is responsible for 
managing local flood risk from other sources of flooding such as ordinary 
watercourses, surface runoff and groundwater. The Council’s Local Flood Risk 
Management Strategy contains measures and objectives, “To ensure that planning 
decisions are properly informed by flooding issues and the impact future 
development may have on flood risk management and long term developments”. To 
ensure that the LDP assists the Council in fulfilling this role the Strategic Flood 
Consequences Assessment (SFCA) advises that “The vulnerability of the 
development from other sources of flooding should be considered as well as the 
effect of the new development on surface water runoff.”

4.2.31 The policy seeks to implement and reflect the actions identified in the 
relevant River Basin Management Plans and Catchment Flood Management Plans 
together with the recommendations from the LDP’s Strategic Flood Consequences 
Assessment (Stages 1 and 2).

4.2.32 Proposals near a watercourse or within an area of floodplain need to take 
due consideration of the implications of new development on water courses and 
floodplains and aid the reduction or better management of existing flood risk for 
communities, infrastructure and businesses. Powys is also important as an upstream 
catchment for several major rivers including the Rivers Wye and Severn for water 
storage and alleviating flooding downstream. By including within the policy the 
identification of opportunities to undertake river restoration and enhancement, and to 
make space for water, as part of the development it is proposed that actions such as 
the removal of in-stream obstructions and anthropogenic features, removal of non-
native species and the erection of fencing to control access to the river bank could 
potentially be implemented. Further information is found in “TAN 15 – Development 
and Flood Risk” and “The Chief Planning Policy Officers Letter (9th Janurary 2015) -
Planning Policy on Flood Risk and Insurance Industry Changes”. 



4.2.33 Sustainable Drainage Systems. The use of SuDS to manage surface water 
flows can be an important tool in minimising flood risk by increasing permeable 
surfaces in an area which allows water to seep into the ground rather than running 
off into the drainage system. The effective use of permeable surfaces, soakaways 
and water storage areas should be incorporated in development where technically 
possible. Schemes for the use of rainwater harvesting (and storage such as cisterns) 
for non-drinking water purposes and/or grey water recycling for toilets and other 
relevant purposes will also be supported. SuDs are not only important for the 
minimisation of flood risk but also have wider benefits for water quality, pollution 
prevention together with recreational and social benefits.

4.2.34 The Flood and Water Management Act (2010) requires SuDS to be 
incorporated into all construction works that have drainage implications. This 
requirement works alongside the planning system. The Lead Local Flood Authority, 
as SuDS approval body, should be consulted to confirm the appropriate 
requirements and specification of SuDS components that are to be adopted. 
Appendix 4 of TAN15 provides information and advice about the use and 
implementation of SUDS as part of a proposed development. SPG will also be 
produced to provide further guidance of the use and implementation of SUDS.

4.2.35 With regard to hydrology, development must be designed so that the rate of 
water leaving the site is kept at existing rates and where practicable slowed and is 
channelled to the most appropriate location. The use of sustainable drainage 
systems, green roofs, porous surfaces, storage systems and native planting is 
encouraged where appropriate. 

Policy DM6 – Dark Skies and External Lighting

Proposals involving external lighting will only be permitted when a lighting 
scheme has been provided that demonstrates that the lighting will not 
individually or cumulatively cause:

i. Unacceptable levels of light pollution especially in the countryside.
ii. An adverse effect on the visibility of the night sky.

iii. A nuisance or hazard to highway users including pedestrians, and 
local residents.

iv. A disturbance to protected species. 

4.2.36 The majority of Powys has some of the darkest skies in the country as 
evidenced from the Wales Tranquil Areas Map (2009). The BBNP has skies of a very 
similar nature and has become the world’s 5th International Dark Sky Reserve. 
Therefore it is imperative that lighting proposals are treated as an important 
consideration with regard to their effect not only on the LDP area but also on the 
BBNP and adjoining areas.

4.2.37 Excessive lighting can lead to sky glow and light trespass which shuts out 
the splendour of Powys’ dark night skies and lighting apparatus can spoil daytime 
views. The intrusiveness of lighting in the countryside should be kept to a minimum, 
whilst each development proposal will be assessed against the need for lighting. 
Applicants should consider whether: the development could proceed without lighting; 
the benefits of lighting outweigh any dis-benefits; and whether there are any 



alternatives to lighting. Having established that lighting is needed, an appraisal of the 
specific lighting requirements of the site should be undertaken so that the lighting 
scheme is designed to integrate with its surroundings. Among the issues that should 
be examined will be the effects of night lighting on dark landscapes, protected 
species, the appearance of lighting structures in daytime, potential impacts on the 
amenity of local residents and effects on the safety of transport users. Lighting can 
also have a detrimental impact on biodiversity and the historic environment. Thought 
needs to be given on how external lighting schemes can avoid potential impacts to 
nocturnal wildlife, particularly protected species, such as bats, otters and badgers. 
Dark wildlife movement corridors should be left, e.g. no external lighting of boundary 
habitat features, wildlife corridors, and watercourses.  

4.2.38 Protected species are a material planning consideration. The way in which 
protected species are considered in the planning process is detailed in TAN5.9 The 
LDP does not repeat this guidance on how to deal with protected species and in this 
instance relies upon national guidance.

Policy DM7 - Minerals Safeguarding

Reserves of sand and gravel, limestone, sandstone, igneous rocks and coal 
will be safeguarded as shown on the Proposals Map.

The sterilisation of minerals in a safeguarded area by other forms of 
development will not be permitted unless:

i) The development is temporary and restoration to enable future 
extraction of the mineral is agreed; or 

ii) The development is of a very minor nature such as an extension to an 
existing dwelling; or 

iii) There is an overriding need in the public interest for the development; or
iv) The mineral can be extracted satisfactorily prior to the incompatible 

development taking place 

4.2.39 Policy DM7 is to ensure that mineral resources are not needlessly sterilised 
by other development, so that they may remain accessible to future generations in 
accordance with MPPW and MTANs. Defining mineral Safeguarding Areas carries 
no presumption that the mineral resources will be worked, merely that the location of 
the mineral is known. Rather, mineral Safeguarding Areas should be considered as a 
form of constraint area to ensure that the presence of mineral resources is 
adequately and effectively considered in planning decisions.

4.2.40 The aggregate mineral resources identified for safeguarding on the 
Proposals Map are the Nationally and Regionally Important primary aggregate 
mineral resources identified on the Aggregates Safeguarding Map of Wales 
November 2012. Non-aggregates minerals identified on the National Minerals Map of 
Wales 2010 have not been safeguarded with the exception of Coal resources.



4.2.41 Coal resources identified for safeguarding on the Proposals Map are the 
Primary and Secondary Shallow Coal Resources. All primary and secondary coal 
resources are safeguarded outside built up areas. The main coal resource in the 
planning area is in the Upper Swansea Valley around Ystradgynlais. A small area of 
tertiary Coal lies near Coedway in Montgomeryshire.

4.2.42 Satisfactory prior extraction of a mineral resource before incompatible 
development occurs should include extraction within a reasonable timescale and 
without having unacceptable environmental impacts. Proposals to reuse the mineral 
resource (for example sand and gravel) within the proposed development to 
minimise the need to import minerals over long distances would be supported.

Policy DM8 - Existing Mineral Workings

Buffer zones have been identified around mineral working sites. Within buffer 
zones proposals for new development will only be permitted where it is 
demonstrated that:

i. The development does not sterilise safeguarded mineral resources;
ii. The proposal would not constrain the operations of the mineral site; 

iii. The proposal would not be unacceptably affected by the mineral 
extraction operations at the site; and

iv. The proposal can demonstrate the appropriate mitigation measures.

4.2.43 The minerals sites and buffer zones are shown on the proposals map and 
relevant inset maps. The purpose of buffer zones is two-fold: (i) to protect sensitive 
development from the impacts of mineral operations by ensuring mineral operations 
do not encroach too close to sensitive development; and (ii) to protect mineral 
operations from new sensitive development locating too close and potentially 
impacting on the operator’s capacity to carry out permitted mineral operations 
without causing nuisance. The distances used are a starting point and may be 
refined depending on local environmental considerations at planning application 
stage. The extent of the buffer zone is based on national guidance which is 100m for 
sand and gravel pits, 200m for hard rock quarries and 500m for coal sites.

Policy DM9 – Contaminated and Unstable Land

Proposals on contaminated or unstable land will be permitted where they do 
not:

i) Result in any additional problems of ground instability or contamination 
either on or off site and shall remediate the contamination / instability.

ii) Unacceptably adversely affect public health and safety, nature 
conservation, historic or archaeological interests

4.2.44 Contamination and land instability can present risks to human health, 
property and the environment, and long term limitations on the use of soils. For 
further information and advice refer to PPW Chapter 13. Development proposals will 
be assessed to ensure that any risks from hazards such as subsidence, mine and 



landfill gas and leachate emissions, landslips or rockfalls are acceptable and 
addressed.

4.2.45 Similarly development should not harm the environment through pollution 
or contamination. For instance, petrol interceptors may have to be fitted to storm 
water drains in new estates. Development may offer the opportunity to remediate 
land that is already contaminated. 

4.2.46 Ground instability is often associated with sites that have been the subject 
of waste disposal operations or areas where past mineral workings have taken 
place. Consultation will be undertaken with the Mineral Valuer / Coal Authority on 
appropriate applications lying in the Ystradgynlais area of the South Wales Coalfield 
to assess the extent of risk to the development from former mineral workings.

4.2.47 Responsibility for determining the extent and effects of instability, 
contamination and other risks lies with the developer, who must ensure that land is 
suitable for the development proposed. Once contaminated land has been 
remediated the developer must submit a validation report to the Council confirming 
that the land is no longer contaminated; this will allow the Council’s records to be 
updated.

Policy DM10 – Amenities

All proposals for development will be permitted where the amenities enjoyed 
by the occupants or users of nearby or proposed properties shall not be 
unacceptably affected by levels of noise, dust, air pollution, litter, odour, hours 
of operation, overlooking or any other planning matter.

4.2.48 Development must respect the existence and amenities of neighbouring uses 
including approved development. These amenities include overlooking, light (natural 
and man-made), noise (including that which arises from hours of operation), air 
quality (odour, fumes and dust), and pests (vermin and birds attracted by litter). Key 
determinants of impact are scale of development, proximity, proposed land use and 
the massing of buildings on site. Existing operations and installations should also be 
protected from incompatible sensitive development. For example, operations from 
mineral workings produce noise or dust, and these operations would be prejudiced if 
noise sensitive uses were allowed nearby. 

Policy DM11 - Protection of Existing Community Facilities and Services 

The loss of the following existing Community Facilities and Services will only 
be permitted as follows:

(a) An existing community or indoor recreation facility where it can be 
demonstrated that: 

i. Appropriate alternative provision is to be made available or the 
potential for continued use is no longer viable; and 
ii. Alternative solutions to support the long term use of the facility for 
the community have been adequately explored. 



(b) An existing neighbourhood shop, village shop, public house or service 
where it can be demonstrated that: 

i. The premises have been for sale or vacant for a prolonged period and 
genuine attempts at marketing the existing use during that time have 
been unsuccessful. 
ii. Alternative solutions to support the long-term economic viability of 
the business have been demonstrated to be adequately explored. 

4.2.49 Proposals that would result in the loss of community facilities and indoor 
recreation should be justified. Alternative solutions should be considered unless it 
can be proven that continued provision is not economically viable. 

4.2.50 Given their importance, the Council recognises the need to retain existing 
neighbourhood and village shops and services. A flexible approach to the use of 
existing premises can help sustain much needed facilities and it may be appropriate 
for a local village pub to operate as a village shop or sub-post office. This may 
reduce the need for local people to travel long distances in search of essential 
services, and at the same time may provide additional revenue for the business. It 
may also be possible to secure the long-term viability of the business through 
alternative business models such as community ownership. A prolonged period for 
marketing purposes is defined as at least 6 months.

Policy DM12 – Transport Requirements for New Development

Proposals for new development must meet highway access requirements and 
vehicular parking standards and must incorporate the access needs of all 
transport users, especially pedestrians and cyclists and those with disabilities 
or mobility impairment. Proposals considered to generate significant amounts 
of travel or traffic will only be considered where they include a satisfactory 
Transport Assessment and/or a Travel Plan. 

4.2.51 Highway access and parking requirements are important considerations for 
most developments, especially the implications they have for highway safety, the 
environment, local communities and the economy. 

4.2.52 All proposals that the Council considers would generate significant traffic will 
require a Transport Assessment and or a Travel Plan. This process seeks to assess 
the transport implications of new developments, to reduce the reliance on travel by 
private cars and to promote sustainable modes of transport. The need for and scope 
for an Assessment or Travel Plan should be agreed with the Council as early as 
possible in the planning process. 

4.2.53 Where considered appropriate planning obligations may be sought in 
accordance with Policy DM1 – Planning Obligations. Proposals that generate 
significant travel demands will only be permitted where adequate public and other 
sustainable forms of transport are incorporated as part of the proposal and are 
consistent with the role and function of the transport network. 



4.2.54 Further guidance is provided by PPW, TAN18: Transport, the Wales Parking 
Standards 2008, the Council’s Design Guide for Industrial and Residential 
Infrastructure, Manual for Streets and Manual for Streets II. 

Policy DM13 – Utility Requirements for New Development

Proposals for development must ensure adequate utility services exist or will 
be provided readily and timely without unacceptable adverse effect on the 
surrounding environment. 

4.2.55 Utility infrastructure encompasses services such as water supply, sewerage 
treatment, electricity and gas supplies, and telecommunications. Responsibility for 
the supply and maintenance of existing services rests with a mix of statutory 
undertakers and private companies. Where possible, developments should be 
connected to the existing infrastructure but in locations where there is no spare 
capacity, future development will be constrained until the capacity is increased or a 
satisfactory alternative can be found. Where off-mains extensions and/or mains 
capacity increases are required to service proposed new development, all works and 
improvements will be provided at the developer’s costs in accordance with Policy 
DM1 – Planning Obligations. In these circumstances, satisfactory arrangements 
should be made between utility companies and the developer for aftercare and 
maintenance of the works. Utility companies have been consulted at an early stage 
in the LDP process and this information has been used to inform the LDP’s 
distribution of housing, employment and other land use allocations. Site specific 
utility issues and constraints are included in the allocations table of this plan (refer to 
Appendix 1). Any matters identified will need addressing as part of the development 
of this land. 

4.2.56 Utility companies serving Powys are encouraged to undertake necessary 
improvements and operational developments throughout the Plan Area. Where the 
Council is consulted on operational works or planning permission is required by 
Council, it will emphasise the need to safeguard and protect both the built and 
natural environment. Utility service improvements such as overhead lines, pipelines 
and telecommunications developments can provide mush needed access to 
broadband coverage for example which is vital to the sustainability of rural 
communities and economies. These developments need to balance service 
provision needs with the protection of the environment and are subject to the 
relevant Development Management Polices of this plan. 

4.2.57 PPW requires development plans to consider both the siting requirements of 
utilities to enable them to meet the demands that will be placed upon them, and the 
environmental effects of such additional uses. Further, TAN 19 – 
Telecommunications provides guidance on telecommunications development 
including consultation, environmental and health requirements. All utilities 
development must be in accordance with PPW Chapter 12 – Infrastructure.

4.2.58 In accordance with the Water Industry Act 1991 relevant water companies 
have a duty to provide a wholesome supply of mains water to serve new 
development. Exceptions exist for elevated positions at a height greater than water 
will flow by gravity from the source. However, it is noted that water companies are 



not obliged to make supplies available for non-domestic use. A golf course for 
example will need to use a private water supply for irrigation (which may require 
licencing) as the use of potable water for irrigation will not be supported. If public 
water mains are not available, for example in rural locations, alternative sources and 
their impacts will be considered, but in all cases the Council must be satisfied that 
any source is wholesome and adequate. The Council will also have regard to 
relevant River Basin Management Plans and water supply advice provided by 
Natural Resources Wales. 

4.2.59 All new development should be connected to the public foul sewerage 
system. Development will not be permitted unless foul sewers and sewerage 
treatment works of adequate design and capacity are available or will be provided in 
time to serve the development. This will avoid any risk of polluting the environment. 
Any non mains sewerage proposal must comply with Welsh Circular 10/99 Planning 
Requirement in Respect of the Use of Non-Mains Sewerage incorporating Septic 
Tanks in New Development and demonstrates that the quality of surface and ground 
waters will not be adversely effected (in line with Water Framework Directive 
objectives). 

Policy DM14 - Development in Welsh Speaking Strongholds

Planning Applications for 10 or more dwellings within or adjoining the 
following settlements (as identified on the proposal maps) will be required to 
submit a Language Action Plan setting out the measures to be taken to 
protect, promote and enhance Welsh Language and Culture:

Towns Llanfair Caerieinion, Llanfyllin, Machynlleth and 
Ystradgynlais

Large Villages Abercrave, Coelbren, Llanbrynmair, Llangynog, 
Llansantffraid-ym-Mechain, Llansilin, Pontrobert, 
Penybontfawr and Trefeglwys

4.2.60 Welsh language and culture are important planning considerations in Powys. 
The future of Welsh language and culture will depend on a wide range of factors 
including education, demographic change, community activities and a sound 
economic base to maintain thriving sustainable communities. 

4.2.61 Levels of Welsh language use vary across the county with higher usage 
found in the north-west and south-west. Community Council Areas where more than 
25% of the population speak Welsh (2011 census) are recognised by the plan as 
areas where the Welsh language is a significant part of the social fabric of some or 
all of these communities. It is these areas which have shown the most significant 
decreases in the number of Welsh speakers in recent decades. Welsh language and 
culture in Powys and how to plan for its protection and enhancement is considered in 
detail in the Welsh Language and Culture Topic Paper.

4.2.62 The Sustainability appraisal of the plan included an assessment of the likely 
significant effects of the plan on the use of Welsh language in Powys. In accordance 
with Technical Advice Note 20, the Sustainability Appraisal of the Plan assessed the 



impact of the spatial strategy, policies and allocations on the Welsh language and 
was found to have an overall positive impact. 

4.2.63 In conjunction with the Sustainability Appraisal of the plan a Welsh 
Language Impact Assessment was also undertaken. This assessment forms part of 
the Sustainability Appraisal and was undertaken to help understand the likely 
impacts of new housing development on Welsh speaking communities including 
impacts on the character and linguistic balance of a community associated with new 
housing development. Refer to The Powys Local Development Plan – Welsh 
Language Impact Assessment of Communities in the Upper Swansea Valley (June 
2013) for further information. The assessment concluded that should a development 
proposal be likely to affect a local concentration of Welsh speakers then this would 
need to be assessed and if necessary mitigated using methods identified in the 
assessment.

4.2.64 The plan supports Welsh language and culture across the entire County by 
being centred on a spatial strategy that guides and distributes development to 
sustainable locations in accordance with its objectives and Strategic Policy SP1 - 
Settlement Strategy and by providing policy support for building strong local 
economies, providing appropriate housing provision, distribution and choice including 
affordable housing, and by protecting built heritage and existing community facilities 
and services.

4.2.65 In addition to this county wide policy approach evidence suggests that new 
large housing developments have the potential to affect local concentrations of 
Welsh speakers. The Council therefore considers that new housing development of 
10 or more dwellings in higher tier settlements located within Community Council 
areas where more than 25% of the population speak Welsh has the potential to have 
a detrimental impact on Welsh language and culture. 

4.2.66 Housing development proposals in these locations will need to be 
accompanied by a Language Action Plan setting out the measures to be taken to 
protect, promote and enhance the Welsh Language. Planning Obligations will be 
sought by agreement with applicants where necessary in accordance with Policy 
DM1 – Planning Obligations.

4.2.67 Details of Language Action Plan requirements and appropriate Welsh 
language and culture mitigation measures will reflect the key findings and 
recommendations of the Welsh Language Impact Assessment and explained further 
in Planning Obligations – Supplementary Planning Guidance. Examples of 
appropriate mitigation measures could include support and funding for Welsh 
language and culture initiatives and projects or phasing of new housing 
development. 

4.2.68 All advertisements, place names and signage within these settlements must 
be bilingual in order to protect local linguistic character, tradition and promote cultural 
distinctiveness.

Policy DM15 – Design and Resources



The design, layout size, scale, mass and materials of all new development 
shall:

(a) Complement and where possible enhance the character of the surrounding 
area and support community safety and crime prevention;

(b) Include adequate amenity and / or open space; and
(c) Demonstrate a sustainable and an 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. 

4.2.69 The appearance of a development, its scale and its relationship to its surroundings 
are key considerations when determining a planning application. Early consideration of 
design, well in advance of any planning application, is essential to achieving good 
design. TAN12 provides further guidance.

4.2.70 A design process should comprise the following stages:

Site appraisal - This will include looking at the topography, landscape, built form, 
aspect, views into and out of the site, access, neighbouring uses and microclimate. 
All of these key issues will inform the scale, density, orientation, layout, height, 
accessibility, design and massing of the new development.

Concept plan - Using the site appraisal, a concept plan should be drawn up as a 
draft annotated layout of the proposed development. Designing out crime and energy 
efficiency principles should also be considered at this stage. The concept plan can 
be used for pre-application discussions with stakeholders.

Detailed plans, drawings and design statements - After the above stages, 
detailed drawings can then be drawn up together with a design statement and 
submitted to the Council for consideration.

4.2.71 The development design should include the following elements:
 It should complement its environs and contribute positively to the character (local 

distinctiveness and sense of place).
 It should provide natural surveillance over publically accessible open space to 

encourage opportunities for play and to deter criminal activity.
 Important trees, hedgerows, stone walls, open spaces and other local features 

that contribute significantly to the biodiversity and quality and character of the 
local environment shall be safeguarded and, where practicable, enhanced.

 It should maintain the character and quality of the landscape and must be 
integrated into the landscape through planting and appropriate management of 
native species, or through the construction of boundaries and entrances which 
complement and enhance the character of the locality. 

 The choice of materials must balance utility with appearance and cost. 
 The development should incorporate an area(s) for passive, informal recreation 

appropriate to the scale and type of the proposal. Policy H14 requires open 
space to be considered as part of housing developments. This could include 
allotments and community growing spaces. The Open Space Assessment 



identifies existing provision for the different categories of open space for towns 
and large villages. Where there is an existing shortfall in provision, there will be a 
need to make the required provision for that particular category. Where there are 
multiple deficiencies, an assessment will be made as to which categories will be 
prioritised. The long term aftercare and maintenance of open spaces requires full 
consideration. Due to the current economic climate the County Council is unable 
to take on this role and it should not be assumed that the local Community 
Council will take on the responsibility. Options such as residents associations 
with the Community Councils backing should be explored. Further details on the 
approach to be taken in relation to Open Space will be given in Supplementary 
Planning Guidance (SPG). 

4.2.72 All development must be located and designed to contribute to the 
achievement of sustainable development and climate change mitigation by 
demonstrating sustainable and efficient use of resources. This can be achieved by 
incorporating: 

 Energy conservation and efficiency.
 The supply of electricity/ heat from renewable and low carbon sources e.g. Solar 

panels, Solar Water Heating, Heat Pumps or Biomass (wood / pellet).
 Water conservation and efficiency.
 Waste reduction through re-use and recycling e.g. materials recovered from the 

site should be re-used.
 Layouts designed to achieve passive solar gain.
 Planting and landscaping schemes which support pollinators (bees) and provide 

food. 

Policy DM16 - Protection and Enhancement of the Historic Environment

All proposals shall protect, preserve and/or enhance the Historic Environment 
and contribute to preserving local distinctiveness and sense of place.

1. Development proposals must not unacceptably adversely affect, either 
on their own or in combination with existing or approved development, the 
following sites and features, including their essential settings and significant 
views into and out from:

i. Scheduled Ancient Monuments. 
ii. Listed Buildings.

iii. Conservation Areas. 
iv. Registered Parks and Gardens of Special Historic Interest. 
v. Historic Battlefields. 

vi. Registered Landscapes of Outstanding and Special Historic 
Interest.

Proposals relating to, or affecting, the above sites and features of the historic 
environment will be assessed in accordance with national guidance and 
legislation. Proposals should also have regard to other non-designated 
heritage assets of significance, including any locally listed buildings, and their 
settings.



2. Proposals within or affecting important areas of the historic 
environment shall be designed to integrate with the surrounding area and shall 
reflect the locally distinctive architectural and historical identity and qualities 
of the area.

4.2.73 This policy addresses LDP Key Issues 14 and 15 and Objective 13.  The 
historic environment forms an important part of the County’s unique character.  
Heritage assets are valuable non-renewable resources which are essential for 
education, leisure.and the economy.  As well as adding to the quality of the 
environment for local people, the historic environment of the County creates a 
significant attraction for tourists and inward investors and therefore makes a valuable 
contribution to the local economy.  

4.2.74 The Council’s objectives in respect of the historic environment are to 
safeguard the cultural integrity of the historic settlements and buildings within the 
Plan area and to encourage the enhancement of the historic environment. The 
County’s historic sites, features, townscapes and landscapes should be treated as 
assets, and should be positively conserved and enhanced for the benefit of residents 
and visitors alike. 

4.2.75 Many elements of the County’s historic environment are protected through 
national legislation and guidance, and as such do not require specific policies in the 
LDP.  The Council expects all development proposals to plan positively for all 
aspects of the historic environment, whether statutorily protected or not, including 
non-designated assets such as locally listed buildings, and regard should also be 
given to the information held on the Historic Environment Record. Supplementary 
Planning Guidance will be prepared in relation to these non-designated aspects of 
the historic environment following adoption of the LDP.

4.2.76 The Council also aims to promote and reinforce local distinctiveness within 
Powys.  Proposals will be expected to be designed to respect and enhance the local 
distinctiveness of the area, particularly within areas recognised for their landscape, 
townscape or historic value, and areas where there is an established and distinctive 
design character.  This can be achieved through promoting sensitive and innovative 
design approaches, paying particular attention to local building materials and 
methods, and to the proportions and layout of historic buildings and features within 
the local context.

Policy DM17 - Protection of Existing Employment Sites 

The loss of existing sites and buildings in economic use will only be permitted 
if the proposed use would not:

1. Prejudice the use of surrounding employment sites / buildings; and / or 
2. Lead to an under provision of employment use within the sub / local area 

as identified in the Employment Needs Assessment or Table E1 of the 
LDP.

4.2.77 The LDP seeks to ensure an appropriate supply of employment land and 
buildings across the Plan area to ensure that the economic needs of the County are 
addressed. However, there can be pressure to release employment land and 



buildings to other uses that provide higher land values such as residential or retail 
uses. Employment land and buildings must be retained unless it can be 
demonstrated that the loss of the land or buildings does not prejudice the ability of 
the sub / local area to meet local employment needs. In addition, the loss of an 
employment site will be resisted where it would have a detrimental impact on the 
settlement’s role in the settlement hierarchy. Further policy and guidance on the 
retention and release of existing employment sites is contained within national 
guidance Technical Advice Note 23, (Para 4.6). 


