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Hearing Session 4
AFFORDABLE HOUSING, GYPSY AND TRAVELLER ACCOMMODATION
AND SPECIALIST HOUSING PROVISION
Tuesday the 4th of April 2017
Powys County Council’s Statement
This Statement has been produced by Powys County Council to set out its
response to the matters and issues raised by the Inspector for the Hearing
relating to Affordable Housing, Gypsy and Traveller Accommodation and
Specialist Housing Provision in the submitted Powys Local Development Plan.
This Statement relates to the elements of the Plan that have been raised by
the Inspector as matters to be discussed. Where appropriate the Statement
draws on and cross-refers to the main sources of information used in the
preparation of the Plan such as the outcomes of public consultation, the
Sustainability Appraisal, the Background Documents and the supporting Topic
Papers. Document reference numbers are given where appropriate.
For the purpose of clarity within this statement any Matters Arising Changes
suggested to the Composite Plan (LDP42), are shown underlined and in bold
red when additions, or blue strikethrough where deletions.
1.

Introduction

2.

Procedural Matters

Affordable Housing
3.
Is the required level of affordable housing need based on robust
evidence?
3.1
Yes. The required level of affordable housing need is based on robust
evidence provided within the Local Housing Market Assessment (LHMA)
originally carried out in 2010 (EB07) and subsequently updated in 2014
(EB08), as detailed below.
a)
Is the Local Housing Market Assessment (LHMA) sufficiently
robust to inform the Plan’s housing strategy?
3.a.1 Yes, the Local Housing Market Assessment (LHMA) (EB07) and
updated in 2014 (EB08 – published in March 2015) is sufficiently robust to
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inform the Plan’s housing strategy. The tests for a robust and credible LHMA
are set out in para 7.36 of the LHMA Guidance (2006) (WPP26) and the
Assessment has been drawn up in accordance with this guidance.
3.a.2 The LHMA has informed the LDP as set out in Population and Housing
Topic Paper (May 2015) (paras 2.28-2.32 – EB35) and as detailed in the
additional Topic Paper Dwelling Requirement Figure (September 2016)
(EB35) where para 5.21 summarises how the LHMA (EB08) informs the
Dwelling Requirement Figure and has particularly informed the Plan in respect
of affordable housing provision.
3.a.3 As previously detailed in Hearing Statement Session 2 in the Council’s
response to question 6 g), the LHMA (EB08) has informed the Plan’s spatial
strategy, again particularly with regard to the provision of affordable housing.
3.a.4 The Council is confident that the evidence of housing need provided
within the LHMA (EB08) is sufficiently robust to inform the LDP’s housing
strategy.
b)

What scale of housing need is identified in the LHMA?

3.b.1 The LHMA identifies 34% of households to be in affordable housing
need (see page 39 – EB08), defined in this context as “households who are
unable to access suitable housing without some financial assistance” (para.
1.5 of the LHMA guidance (2006) - WPP26).
3.b.2 The findings of the LHMA (EB08) indicate that there is a need for 765
additional affordable housing units within the Plan area over a 5 year period
which equates to 153 per annum (pg 2 & 3, Executive Summary – EB08).
Several approaches could be taken to identify the total need over the Plan
period, as discussed below.
3.b.3 Firstly, if the annual figure of 153 per annum was to be extrapolated
over the 15 year LDP period, this would lead to a total affordable housing
need of 2,295 dwellings to 2026 (i.e 153 x 15). However, this mathematical
approach is not considered to be a suitable approach as it would be based on
evidence relative to the shorter term needs identified in the LHMA.
3.b.4 Secondly, the LHMA identified total housing need across Powys for
2011-2026 (see table 27 – EB08) of 4,535. By deducting the total housing
need in the BBNP of 804, the total housing need arrived at for the Plan area
and over the Plan period is 3731. Based on the 34% of households in
affordable housing need, an authority-wide target of 1268 could be set for the
plan period (2011-2026). Both the housing requirement identified within the
LHMA and the LDP share the same starting point of the Welsh Government
2011-based household projections. The LDP takes into account other factors
in arriving at its dwelling requirement figure, and hence the housing
requirement is different to that identified in the LHMA (EB08). The Council,
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therefore, considers it more appropriate to base the total affordable housing
need on the housing requirement identified by the LDP, as explained below.
3.b.5 Thirdly, the LDP sets a dwelling requirement figure of 4,500 over the
Plan period. By applying the 34% affordable housing need identified within
the LHMA to this figure, this would arrive at 1,530 units. Given that this is
based on the housing requirement identified by the Plan and the affordable
housing need identified in the LHMA (EB08), this is considered to be the most
appropriate approach towards identifying an authority-wide target.
3.b.6 Therefore, 1,530 units is considered to be an appropriate authoritywide target for affordable housing over the Plan period. The Council
recommends to the Inspector that this target is included in the Plan as a
Matters Arising Change in order to clarify the scale of affordable housing need
within the Plan area. It is suggested that this target could be included within
para. 3.3.17 of the Plan, after the second sentence, as follows:
3.3.17 An affordable housing target of 949 dwellings is set for the LDP.
This is 21% of the LDP dwelling requirement and has had regard to the
findings of the Local Housing Market Assessment. The LHMA found
that 34% of households are in affordable housing need which leads to
an authority-wide target for affordable homes of 1530 dwellings (ie 34%
of the 4,500 dwelling requirement). The LDP affordable housing target
contributes to meeting the overall need but is based on the dwellings
that can be delivered through the planning system.
3.b.7 The LDP sets a target of delivering 949 affordable dwellings over the
LDP period 2011-2026, or 63 affordable dwellings per annum, which will
contribute towards meeting the need identified within the authority-wide target
for affordable housing, equating to 62% of this target. This target is based on
the units that can be delivered through the planning system, as explained
under 5 a) below. Evidently, the scale of affordable housing need will not be
entirely met through the LDP, however as explained under d) below, it would
not be realistic to expect the LDP to do so, and there are other mechanisms
available to assist in the delivery of affordable housing within the Plan area.
c)
What mix of tenure (e.g. intermediate or social rented) and type
dwelling (bedroom size) is required?
3.c.1 The LHMA updated in 2014 (EB08) identifies the need in terms of the
tenure mix of housing as mainly consisting of 66% open market housing and
34% affordable housing, with the affordable housing element consisting of
25% social rented housing and 9% intermediate housing (made up of 8%
intermediate rented and 1% intermediate/affordable housing for sale) (see
para. 2.54 of the LHMA (EB08). This tenure split is illustrated within Figure 13
of the LHMA (EB08) which is also contained within Figure 1 of the Affordable
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Housing Topic Paper (January 2016) (EB21). The tenure split within the
affordable housing element translates to 75% social rent and 25%
intermediate housing and reflects the findings of the LHMA (EB08) that the
greatest affordable housing need in Powys is for social rented housing.
3.c.2 The LHMA (EB08) also identifies an increasing need for smaller
affordable units of 1 and 2 bed dwellings. The increase in smaller households
is shown under Table 26 of the LHMA (EB08) which is based on the Welsh
Government 2011 based population projections in terms of the number of
each household type in Powys. The need for smaller units is also reflected in
the Powys Local Authority housing waiting lists and RSL waiting lists, as
detailed under Tables 32a and 33a of the LHMA (EB08).
3.c.3 The identified mix of tenure and type of affordable housing required is
accounted for within the Plan. Criterion 5 of policy H4 requires affordable
housing contributions to reflect the need identified locally in terms of size, type
and tenure. Reference to the tenure mix identified above has been added to
the reasoned justification for policy H4 at Further Focussed Changes stage
(para. 4.6.14 of the Composite Plan – LDP42) where the detail of need within
the LHMA is also referred to. The tenure and type of affordable housing
required has also been accounted for within the Council’s viability evidence as
explained further under para. 4.4 and para. 4.a.6 below.
d)
Will the affordable housing target of 949 dwellings meets the local
housing need? If not what other mechanisms are available?
3.d.1 No. As set out above at 3.b.7, the Council considers the planning
system important in contributing towards meeting the identified affordable
housing need, i.e. the authority-wide target for affordable housing identified
under para. 3.b.6 above, but it would be unrealistic to expect all of the need to
be met through the LDP. The affordable housing target set out by the LDP is
based on contributions that can be realistically delivered through the policy
approaches of the Plan, as detailed under 5 below.
3.d.2 It is also important to note that the Plan’s proposals and policies, as
informed by the housing and viability evidence, demonstrate that the Council
is seeking to maximise the delivery of affordable housing whilst ensuring the
deliverability of housing in line with the aims and objectives of the Plan.
Additionally, the Plan is sufficiently flexible to take account of updated
evidence on housing needs (as updated through the LHMA process) and
changing viability circumstances through the Annual Monitoring Framework
(see Appendix 1 of the Council’s Hearing Statement 1), with changes as a
result of updated evidence proposed to be made through the Affordable
Housing SPG, to ensure that this position is maintained.
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3.d.3 Other mechanisms are available that will assist in the delivery of
affordable housing within the Plan area. The Plan works alongside other
measures and incentives arising from the Council’s Corporate and Housing
priorities aimed at addressing such needs. For instance, the Council intends
to develop new housing itself and is investigating funding opportunities to
address strategic housing needs. The Council has also applied to the Welsh
Government for approval to suspend the Right to Buy which will enable the
supply of social housing let by the Council to be retained. Affordable housing
delivery by RSL’s can also be supported by Social Housing Grant (see section
3 of the Affordable Housing Topic Paper (January 2016) (EB21)).
3.d.4 Importantly, by allocating land and also allowing for appropriate windfall
and exceptions to be made for affordable housing, the Plan provides
opportunities for affordable housing to be provided through the Council’s
strategies and by Housing Associations to be delivered.
4.
Are the required affordable housing contributions founded on a
credible assessment of viability?
4.1
Yes. The Viability Assessment Update (August 2016) (EB13) referred
to here as the Assessment carried out by the District Valuer Services (DVS)
forms part of the evidence base for the Plan, and in particular forms the basis
for assessing the viability of housing development proposed or anticipated by
the Plan, and also for assessing the economic viability of providing affordable
housing on proposed housing developments.
4.2
The DVS has used its experience of assessing development viability in
connection with planning applications, its knowledge of the local market, along
with the experience of its own Quantity Surveyors and Building Surveyors, in
order to carry out a realistic assessment of the values and costs involved in
the development of housing in Powys. The hypothetical sites or ‘typologies’
tested by the DVS (listed under Table 1 of the Assessment) are reflective of
the nature and scale of developments proposed and anticipated by the Plan.
4.3
The financial assumptions applied within the viability testing (detailed
under sections 2 and 3 of the Assessment) are reflective of the local market in
Powys. The benchmark land value set within the Assessment (explained
under 4.16-4.29 - EB13) against which residual values are tested, is based on
realistic existing and alternative land values and landowner expectations in
Powys.
4.4
The Assessment has also taken into account appropriate assumptions
specific to the required affordable housing element of developments informed
by the need identified within the LHMA (EB08) in respect of the type, tenure
and rental values of affordable housing in Powys. Further detail relating to the
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affordable housing assumptions applied is provided under para. 2.21-2.25 of
the Assessment and a summary is provided within Appendix 1 of the
Affordable Housing Topic Paper Update (September 2016) (EB21).
4.5
The Assessment is considered to provide a credible assessment of the
viability of development within the Plan, upon which the affordable housing
contributions required by the Plan are based.
a)
Are the affordable housing contributions sought by Policy H4
based on robust viability evidence?
4.a.1 Yes. The affordable housing contributions sought by policy H4 are
based on the Viability Assessment Update (August 2016) (EB13) referred to
here as the Assessment.
4 a.2 The methodology used by the DVS in its Assessment involved the use
of the Argus model, which is an industry standard, to produce financial
appraisals for a range of hypothetical sites (referred to as typologies) as listed
under Table 1 of the Assessment. Table 2 of the Assessment shows how the
typologies relate to the nature and scale of developments allocated by the
Plan. These typologies were tested across the four sub-market areas of the
Plan – Central Powys, Severn Valley, North Powys and South-West Powys
(mapped under Appendix 4a of the Plan) which were based on similarities in
house prices.
4.a.3 The development and financial assumptions applied to the typologies
(as detailed under sections 2, 3 and 4 of the Assessment) are considered to
be realistic and are reflective of development characteristics and current
economic conditions in Powys. For instance, the assumed mix of housing set
out under Table 3 of the Assessment, has been informed by the mix delivered
within past developments and within current proposals, along with the
knowledge of the DVS in terms of local market demand, in order to reflect
development that is likely to come forward in Powys. The house price values
assumed set out under Table 6 of the Assessment are based on DVS data
relating to new build house prices and wider sales price trends for a range of
house types within each sub-market area.
4.a.4 The assumed development costs detailed within section 4 of the
Assessment are also considered to be appropriate as they are based on
accepted levels and sources of data (such as the Building Cost Information
Service (BCIS)) that are similarly applied to site specific viability assessments.
The assumed other normal development costs, such as road infrastructure
costs, have been based on the experience of Quantity Surveyors within the
DVS. Abnormal development costs have not been directly accounted for
within the Assessment as such costs would be site specific, and therefore it
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would not be appropriate or possible to account for them within this high level
viability assessment. Furthermore, where such costs are expected, they
should be reflected in the price paid for the land by the developer. A summary
of the key assumptions used in the Assessment is provided within Appendix 1
of the Viability Topic Paper (September 2016) (EB43).
4.a.5 Consideration has also been given to the likely cost implications of
other proposed LDP planning policy requirements, and particularly to the
costs involved in securing contributions towards other types of infrastructure
through planning obligations. Further explanation as to how such costs have
been accounted for within the Assessment is provided under 4 b) below. By
including an allowance for such costs, this ensures that the testing accounts
for other planning contributions likely to be sought by the Council, in addition
to the affordable housing contributions to be sought.
4.a.6 The Assessment also applies development and financial assumptions
specific to the affordable housing elements of developments. The applied mix
of affordable housing includes 1 and 2 bedroomed dwellings which is
reflective of the need identified within the LHMA (EB08) for smaller housing
units. The affordable housing tenure split of 75% social rented housing and
25% intermediate rented housing applied in the testing is based on the type of
affordable housing need identified within the LHMA (EB08). Appropriate
rental values relating to these types of tenure are included within the
Assessment. A summary of the affordable housing assumptions applied is
provided within Appendix 1 of the Affordable Housing Topic Paper Update
(September 2016) (EB21).
4.a.7 The equation used to calculate residual values for the tested
development typologies is illustrated under para. 4.1 of the Assessment. The
residual values generated by the financial appraisals for each site typology
across each sub-market area were then tested against the assumed
benchmark land value (detailed within 4.16 - 4.29 of the Assessment) in order
to determine development viability. The benchmark land value is based on
the experience of the DVS in determining such values and is considered
appropriate for a predominantly rural area, such as Powys.
4.a.8 The affordable housing contributions to be sought under policy H4 of
the LDP as part of housing developments in the sub-market areas of Central
Powys, Severn Valley and North Powys, are based on the robust viability
evidence provided by the Assessment. Based on the current house price
values in South West Powys and the development costs assumed within the
Assessment evidence, it would not be viable to seek affordable housing
contributions in connection with housing developments within this sub-market
area and to seek such contributions is likely to impact on overall development
viability (see para. 4.14-4.15 of the Affordable Housing Topic Paper
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(September 2016) (EB21)). The 0% contribution set within this area therefore
reflects the viability evidence.
4.a.9 The findings of the viability evidence are based on costs and values at
the time that the assessment was undertaken in August 2016. However, it is
important to note that changes in residual values are proposed to be
monitored on an annual basis under the Revised Monitoring Framework
through AMR23B (see Appendix 1 of the Council’s Hearing Statement 1).
This will enable the affordable housing contributions to be kept under review
and amended, if necessary, through the Affordable Housing Supplementary
Planning Guidance, as is stated under policy H4.
4.a.10 The Council considers that viability evidence explained above,
therefore, provides a strong basis for the following affordable housing
contributions sought by criterion 2 of Policy H4 in respect of each sub-market
area:
Central Powys – 30%
Severn Valley – 20%
North Powys – 10%
South-West Powys – 0%
4.a.11 The Council considers the high level approach taken is appropriate for
policy making purposes and this evidence is considered to provide a robust
evidence base for assessing the viability of providing affordable housing on
housing developments proposed and anticipated by the Plan.
b)
How have the levels of contribution taken into account rising build
costs, planning obligation and other associated requirements?
4.b.1 The levels of contribution sought under policy H4 are based on the
results of the viability testing within the Assessment which have taken into
account a range of costs associated with development for a developer,
including the cost of land acquisition, build costs, external infrastructure costs,
professional fees, finance costs and developer profit. The costs involved in
meeting proposed LDP planning policy requirements, together with developer
contributions made through planning obligations, have also been taken into
account in the viability testing.
4.b.2 The increase in build costs since the original Viability Assessment
(October 2014) (EB13) was accounted for within the updated Assessment
(August 2016) (EB13), and the build costs assumed within this Assessment
were based on relevant data within the Building Cost Information Service
(BCIS), in this case, the median build costs at the 23rd of July 2016 adjusted
for Powys. As detailed within the Assessment (para. 4.2 – 4.8) the
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appropriate costs for different types and scales of units have been applied,
with the same build costs assumed for market and affordable housing units,
and an uplift applied (of £3,075 per house and £875 per flat) to account for
sprinkler requirements in line with the costs estimated by the Welsh
Government (see Written Statement - Regulating for automatic fire
suppression systems in domestic buildings (May 2012)):
http://gov.wales/about/cabinet/cabinetstatements/previousadministration/2012/sprinklers/?lang=en
4.b.3 The Council is also aware of recent research published by the Welsh
Government (Welsh Government Sprinkler Pilot Study Final Report http://gov.wales/topics/planning/buildingregs/publications/welsh-governmentsprinkler-pilot-study-final-report/?lang=en). The findings of this research
indicate the potential for lower sprinkler costs for 2 storey-houses and a higher
range of costs for flats than accounted for in the Assessment, however the
range and variability of potential costs is also noted. The status of this
research has not been confirmed, and therefore substantial weight should be
given the Welsh Government’s Written Statement referred to above,
particularly as it is understood that these allowances continue to be relied
upon site specific viability assessments. The Council also understands that
the updating of BCIS carried out since the Assessment in August 2016, does
not include an allowance for sprinklers within new build developments.
Therefore, the level of uplift applied in the Assessment for sprinklers is
considered to be appropriate.
4.b.4 It was not considered appropriate to directly account for rising build
costs within the viability testing as any increases would be difficult to predict
with certainty, particularly given the current economic context. Future
changes in build costs are discussed within the Assessment and it is
suggested that there may be circumstances where lower build costs than
those accounted for within the viability testing can be achieved (para. 5.11). It
is also noted that there is a degree of headroom within the viability results for
typologies within the most viable sub-market areas (Central Powys, Severn
Valley, and North Powys) which provides flexibility to allow for additional costs
and changes to costs (para. 5.1 of the Assessment). Therefore, at least some
increase in costs is allowed for within the results of the viability testing which
provides an element of future-proofing.
4.b.5 The costs of meeting planning policy requirements have been
accounted for within the Assessment. This part of the Assessment was based
on a review of proposed LDP policy requirements set out under Appendix 2 of
the Viability Topic Paper (September 2016) (EB43), which concluded that
many of the costs involved in meeting the requirements of planning policies
would be site specific, depending on the location, scale and impact of a
particular development, and therefore it would difficult to capture these costs
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within this high level viability assessment. However, the Assessment has
included an allowance for planning obligations that may be secured under
policy DM1 for contributions towards other infrastructure not related to
affordable housing.
4.b.6 Costs from planning obligations have been taken into account in the
viability testing by assuming a certain amount of other section 106
contributions per unit (see Table 5 of the Assessment). The assumed
amounts are based on the average amount of contributions within planning
obligations entered into since 2011 recorded on the Council’s Section 106
register. The majority of typologies were tested at a contribution of £1,000 per
unit. However, larger developments of 100 units were tested at a higher level
of £2,000 per unit as an analysis of schemes approved subject to section 106
by the Council indicated that larger amounts were being sought per unit in
connection with such schemes. Sensitivity testing was also carried out to
account for higher contributions of up to £5,000 per unit for large development
sites, which showed continued viability at this level (see para. 2.26 – 2.30 of
the Assessment).
4.b.7 It was not considered to be necessary to include an allowance for other
contributions from developments of less than 10 units as proposed policy
requirements linked to planning obligations (such as open space
contributions, Welsh language mitigation, etc) would not normally apply to
schemes of less than 10 units. Such schemes would also be less likely to
require significant infrastructure requirements compared to larger schemes,
and the allowance made for normal development costs within the viability
testing would generally cover the provision of roads, drainage, landscaping,
etc.
4.b.8 The proposed monitoring within the Annual Monitoring Framework
explained under para. 4.a.9 above will allow for any changes in build costs, as
reflected within BCIS costs, together with changes to other assumptions, to be
accounted for within the review and if necessary, amendments made to the
levels of contribution sought under policy H4 towards affordable housing. It is
also important to note that the impact of rising costs should be seen in the
context of changes to values and other assumptions, and the need for this
rounded approach is reflected in the proposed monitoring which focuses on
changes to residual values which will reflect changes to all viability
assumptions taken together. The level of planning obligations secured under
policy DM1 will also be annually monitored (AMR11) which will allow for costs
associated with other contributions to be tested and accounted for within
future reviews of the affordable housing contributions.
c)
Are the levels of contribution for Central Powys and South West
Powys appropriate?
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4.c.1 Yes. The levels of contribution proposed for all four sub-market areas,
including those proposed for Central Powys and South-West Powys, are
considered to be appropriate as they are supported by and reflect the findings
of viability evidence (the Assessment - EB13).
4.c.2 The proposed level of contribution required by policy H4 of 30% in the
sub-market area of Central Powys has been tested in the Assessment (EB13)
and according to the viability results, it is viable to provide this level of
affordable housing on housing developments within this sub-market area.
The results of the viability testing showing the residual values generated for
the modelled typologies within Central Powys are set out within Table 11 of
the Assessment (EB13) which includes the results for developments without
(labelled OMV) and with (labelled 30%) the affordable housing contribution,
along with the results of further testing carried out at 35% contribution on
developments in this area.
4.c.3 The option of setting a higher contribution of 35% in Central Powys has
been considered and tested, as explained under para. 4.25 and 4.26 of the
Affordable Housing Topic Paper (September 2016) (EB21). However, the
results of the viability testing of this option indicate that viability of
developments would become more marginal at the level of 35%. By setting
the level of contribution in Central Powys at the lower 30%, which is fully
supported by the evidence, this also allows for a degree of headroom to
account for additional costs or changes to costs. This flexibility is particularly
important given the uncertainty within the current market and potential for
costs to rise. Recent research published by the Welsh Government also
supports the inclusion of a buffer within the residual values (para. 3.3.5-3.3.8
of the Longitudinal Viability Study of the Planning Process - WPP82) however
the appropriate level of buffer would need to be determined at a local level.
4.c.4 The benefit of gaining additional affordable units (up to 48 dwellings on
proposed allocations in Central Powys) has been balanced against the risk to
overall site delivery of setting a higher, and potentially unrealistic, level of
contribution. The Council has concluded that that it would not be appropriate
or worthwhile to seek a higher contribution of 35% from developments in the
Central Powys sub-market area.
4.c.5 The viability evidence within the Assessment (EB13) indicates that it
would not be viable to seek any contributions towards affordable housing on
developments in the South-West sub-market area, given the viability
challenges as evident from the results set out under Table 13 of the
Assessment (EB13). The level of contribution of 0% in this area, as proposed
at Further Focussed Changes stage, therefore, reflects this evidence.
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4.c.6 The previous proposal within the Plan (at Deposit and Focussed
Changes stage) to set a 10% target contribution in this area (both in the
South-West and in North Powys) did not directly reflect the viability evidence
within the original Viability Assessment (October 2016) (EB13), and was
instead recommended on the basis of the Council’s track record of achieving
affordable housing on the ground in these areas (para. 10.25). The evidence
of affordable housing delivery in the South-West has been reviewed and
although an average of 25% contribution had been agreed on planning
permissions for private developments in the area, the developments had not
been delivered (see para. 4.3-4.7 of the Affordable Housing Topic Paper
(September 2016) (EB21)).
4.c.7 The Council’s full consideration of alternative options and of other
factors taken into account in deciding on the proposed approach to be taken
in the South-West, is set out under section 4 of the Affordable Housing Topic
Paper (September 2016) (EB21). Consideration has been given to evidence
of past delivery of affordable housing in the area, the potential contributions
that could be gained by setting an aspirational target, the impact of affordable
housing contributions on overall housing delivery, the potential for pockets of
viability within the area and potential for improvements in viability. The level
and type of affordable housing need in the area, as identified in the Local
Housing Market Assessment (EB08), has also been considered. The Paper
concludes (at paras 4.23 and 4.24) that there is insufficient evidence to justify
seeking an affordable housing contribution from private developments within
this area.
4.c.8 The approach taken towards setting site specific targets by the Plan is
considered to be in line with the advice contained within Technical Advice
Note (TAN) 2 (section 10) as it balances the need for affordable housing
against site viability. The Council considers that the proposed levels of
contribution of 30% in Central Powys and 0% in South-West Powys are,
therefore, appropriate taking into account primarily the viability evidence within
the Assessment (EB13), but also the risk of setting potentially unrealistic
targets that would impact on housing delivery in these areas.
d)
Is the proposed site threshold of 5 or more dwellings or sites over
0.25 hectares supported by robust viability evidence? and how will this
work in practice?
4.d.1 Yes. The proposed threshold of 5 units (which equates to a site
capacity of 0.25 hectares) is supported by the findings of the viability evidence
within the Assessment (EB13), which as explained under a) above is
considered to be robust. The suitability of adopting a threshold of 5 or more
units is explained under para. 5.3 of the Assessment (EB13).
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4.d.2 The Council’s approach towards determining an appropriate site
capacity threshold is set out under section 5 of the Affordable Housing Topic
Paper (September 2016) (EB21). As part of this approach, consideration has
been given to the scope for lowering the threshold to capture affordable
housing on smaller sites, and also to the contribution of small sites to overall
housing provision in line with TAN 2 guidance (WPP15) (para. 10.5 - 10.8).
4.d.3 The viability of full open market developments of single units and 3 unit
developments have been tested within the Assessment (EB13) the results of
which effectively indicate that it would not be viable to provide affordable
housing as part of such schemes. Whilst the residual values for smaller
developments of 3 or fewer units are generally positive for the viable submarket areas of the Plan, they are not sufficient to be within a reasonable
margin of the benchmark land values to be considered to be viable with
affordable housing. It would, therefore, not be appropriate to set the site
capacity threshold at or lower than 3 units.
4.d.4 The Assessment (EB13) has not directly tested the viability of
affordable housing on 4 unit developments, however by comparing the
residual values for the tested 3 unit developments and 5 unit developments,
there would appear to be potential for developments of this scale to support
affordable housing contributions (see para. 5.6 of the Affordable Housing
Topic Paper (September 2016) (EB21).
4.d.5 In line with the above-mentioned TAN2 guidance, consideration has
been given to other evidence relating to housing provision within the Plan,
including the proportion of small developments (of less than 5 units)
anticipated to be delivered by the Plan. Small developments are expected to
contribute approximately 15% to the overall housing provision identified in the
Plan, and therefore the majority of developments are expected to come
forward on large sites of 5 or more units, thereby supporting the threshold
currently proposed by the Plan.
4.d.6 The results of the notional testing of the number of affordable housing
units that could be gained from small sites as illustrated under Appendix 2 of
the Affordable Housing Topic Paper (September 2016) (EB21) indicate that
37.5 additional affordable housing units could theoretically be gained by
lowering the threshold to 4 units or more. However, this is likely to be lower
given that based on the Council’s past small sites completions data, small
sites have consisted mainly of single unit schemes rather than multiple unit
schemes.
4.d.7 On the basis of the above considerations, the lowering of the threshold
to seek to capture additional affordable housing on small sites of less than 5
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units is not considered to be justified, as explained under para. 5.4.- 5.7 of the
Affordable Housing Topic Paper (September 2016) (EB21).
4.d.8 In terms of the practicalities of applying the threshold of 5 or more units
or on sites of 0.25 hectares or more, criterion 1 of policy H4 requires
contributions to be made on open market developments of this scale and
above. Therefore, where planning applications are made for such
development proposals, an affordable housing contribution will be required to
be made in line with the targets set out under criterion 2.
e) Is Policy H4 sufficiently clear, particularly with regard to the differing
requirements for geographical areas?
4.e.1 Yes. The introductory sentence of policy H4 makes it clear that
housing development proposals will be required to make a contribution
towards affordable housing and that such contribution shall be made in
accordance with the criteria set out under the policy. The policy criteria
confirm the site circumstances under which affordable housing contributions
will be required (criterion 1) along with the level of contribution (criterion 2)
and type of contribution (criterion 3, 4 and 5) required to be made.
4.e.2 Criterion 2 sets the site specific target contribution in terms of the
percentage of affordable housing to be made by housing development
proposals within each of the four sub-market areas of Central Powys, Severn
Valley, North Powys, and South-West Powys. The policy wording of this
criterion could be made clearer and therefore the Council recommends to the
Inspector that the wording is amended, as Matters Arising Changes, as
follows:
2. The target contribution required to be made by housing
development proposals for each sub-market area shall be based
on the required contribution for the relevant sub-market area are
as follows as set out below:
i. Central Powys – 30% contribution.
ii. Severn Valley – 20% contribution.
iii. North Powys - 10% contribution.
iv. South West Powys – 0% contribution.
This amendment is included in the revised version of policy H4 shown in
Appendix 3.
4.e.3 The geographical extent of each of these areas is illustrated on the
map in Appendix 4a of the Plan (referred to under para. 4.6.13 of the
reasoned justification of the policy) which is based on a map of Community
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Council areas and is labelled and coloured appropriately. To assist with the
implementation of the policy, the Council suggests that the map in Appendix
4a could be accompanied by a list of Community Council areas under each
sub-market area, a draft of which is provided within Appendix 4 of this
Statement. It is recommended to the Inspector that the information contained
within Appendix 4 is added to Appendix 4a of the LDP and that the following
additional text is provided under para. 4.6.13 as a Matters Arising Change:
‘Criterion 2 of Policy H4 sets out the target contributions for four submarket areas which are based on distinct areas of similar house prices
as defined in the LDP’s Viability Assessment, as updated in August
2016 and illustrated on the map which is accompanied by a list of
Community Council areas by sub-market area (Appendix 4A).’
This amendment is included in the revised version of policy H4 shown in
Appendix 3.
f)
Does Policy H4 provide an appropriate framework for affordable
housing contributions? or should the requirements of Criteria 2 (part), 3,
4 and 5 be contained in the reasoned justification?
4.f.1 Yes. Policy H4 is considered to provide an appropriate framework for
affordable housing contributions and is broadly considered to comply with
national planning policy and guidance, including Planning Policy Wales (PPW)
(WPP11b) and Technical Advice Note 2 (TAN2) (WPP15) in this respect.
However, the Council has considered the need for policy clarification, as
explained below.
4.f.2 Criterion 1 sets out the site capacity threshold above which
contributions will be required to be made, in line with PPW (para. 9.2.17 –
WPP11b) and TAN2 (section 10 – WPP15).
4.f.3 Criterion 2 sets out the site specific target contribution required to be
made on housing developments, in line with the above mentioned parts of
PPW and TAN2. Differing contributions will be required to be made based on
the sub-market area within which the site is located. The latter part of this
criterion explains that the target contributions will be kept under review in
order to reflect changes to viability and amendments made to these levels
under SPG if necessary.
4.f.4 This part of criterion 2, as currently worded, recognises potential
changes to viability, however, changes to affordability and the resulting need
for affordable housing, as evidenced within the LHMA (EB08) may also
necessitate changes to the site specific targets. Therefore, the Council
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recommends that additional text is included within policy H4 and within para.
4.6.13 of its reasoned justification as a Matters Arising Change:
The above target contributions will be kept under review in order
to reflect changes in viability., affordability and affordable housing
need.
Para. 4.6.18 Where the evidence identifies changes in viability that
would have a positive or negative impact on the level of contribution
that could be sought, or where changes to affordability and affordable
housing need are identified through the LHMA process, the target
contributions will be amended through the Affordable Housing
SPG.
These amendments are included in the revised version of policy H4 shown in
Appendix 3.
4.f.5 The Council maintains that it is important to refer to the scope for future
changes to be made to the target contributions within the policy itself, as
opposed to including it in the reasoned justification. It is important that users
of the policy understand that the targets set are subject to change and that
any necessary amendments (as informed by the Annual Monitoring Report
and/or the LHMA) will be made through the relevant Supplementary Planning
Guidance. This approach also reinforces the message within para. 10.10 of
TAN2 (WPP15) that affordable housing policy targets should be treated as
indicative and therefore that they are not fixed.
4.f.6 It is noted that the change to contributions referred to under the latter
part of criterion 2 could refer to the site specific target (set out in criterion 2),
but also to the threshold (set out under criterion 1), as this could also be
subject to change. It would therefore be clearer for this sentence to be
repositioned within the policy and placed at the end after criterion 5. This
amendment is recommended to the Inspector as a Matters Arising Change
and is shown under Appendix 3.
4.f.7 With regards to criteria 3, 4 and 5, and particularly as to whether they
should be included in the policy itself, all three set out specific policy
requirements in terms of the type of contribution that is required to be made.
Criterion 3 stipulates that contributions should normally be made on-site
unless not practical to do so, thereby reflecting the strong presumption for onsite provision in line with PPW (para. 9.2.17 – WPP11b) and TAN 2 (para.
12.5 – WPP15). Criterion 4 stipulates that commuted sums will be sought
where contributions are required to be made that equate to less than 1 unit,
which would be applicable, for instance, where for a development of less than
10 units in the North Powys sub-market area, the 10% contribution required
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would equate to less than 1 unit. Criterion 5 stipulates that the affordable
housing provided, in terms of the size, type and tenure of the unit(s) must
meet the identified local need. Important requirements are set within these
criteria which should be contained within the policy itself.
4.f.8 The potential impact of the affordable housing contributions on
development viability at site specific level is recognised, and therefore at the
end of the policy, it is explained that the reduction/removal of the required
contributions will be considered where site specific viability evidence is
submitted that demonstrates that the required affordable housing contributions
would make the development unviable. It is important that the scope for sitespecific negotiations to take place in order to determine the appropriate level
of affordable housing contribution is made clear within the policy.
5.

Will the Plan deliver the affordable housing requirement?

5.1
No. The Plan is not expected to meet the total affordable housing
requirement, i.e. the authority-wide target of 1535 affordable dwellings, the
basis for which is explained under 3 b) above. The Plan will, instead,
contribute significantly towards meeting this need through its proposed policy
approaches towards affordable housing provision, as explained under a) and
b) below. Through these approaches, the Plan will deliver the 949 affordable
dwellings set as the affordable housing target for the LDP, equating to
approximately 62% of the total affordable housing requirement.
5.2
The viability evidence (Viability Assessment Update (August 2016)
(EB13)) is particularly important in terms of testing the viability of providing
affordable housing on open market developments and thereby informing the
level of affordable housing contribution that can realistically be secured whilst
maintaining the economic viability of developments. On the basis of this
evidence, the Authority can be confident that the majority of developments
proposed and anticipated by the Plan, including the affordable housing
element, can be delivered.
a)
Is the affordable housing target of 949 dwellings based on robust
evidence?
5.a.1 Yes. The affordable housing target set by the Plan of 949 dwellings
(under policy SP3 – Composite Plan LDP42) is based on robust evidence as it
is informed by the affordable housing need identified in the Local Housing
Market Assessment (EB08) and also by the findings of the Viability
Assessment Update (August 2016) (EB13) in respect of development viability.
Both these sources of evidence are considered to be robust, as explained
under 3 a) and 4 a) above.
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5.a.2 The LDP target represents the contributions that the different policy
approaches to be adopted by the Plan will make towards meeting the
affordable housing need. The target has, therefore, taken into account the
total number of affordable housing that can be realistically sought on
proposed housing allocations, in light of the viability evidence (in accordance
with PPW (para. 9.2.16 - WPP11b). The target also accounts for future
affordable housing expected to be delivered on housing commitments
(including those already under construction) and projected forward on windfall
sites, and the number of affordable housing already completed during the
Plan period, since the base date of April 2011.
5.a.3 The components of affordable housing provision comprised within the
affordable housing target of the LDP are shown under Table 1 of Appendix 3
of the Affordable Housing Topic Paper (September 2016) (EB21). This
Appendix also includes a breakdown of the sources of figures that make up
the affordable housing provision (Table 2).
5.a.4 The approach taken towards reviewing the affordable housing target at
Further Focussed Changes stage to account for changes to the Plan is
explained under section 6 of the Affordable Housing Topic Paper (September
2016) (EB21). Importantly, it should be noted that the affordable housing
target, as reviewed, does not rely on affordable housing being delivered on
allocations factored into the 24% contingency allowance of the Plan.
Affordable housing already agreed on 40% of commitments not started, that
are included in the non-delivery allowance applied to overall housing
provision, is also not relied upon. As such, the affordable housing target
aligns with the housing requirement rather than the housing provision of the
LDP, which is considered to be the correct approach in setting a target for the
delivery of affordable housing.
5.a.5 The approach towards setting the affordable housing target is
considered to be in line with national guidance within PPW (para. 9.2.16 –
WPP11b) and TAN 2 (section 9 – WPP15). The Council is therefore satisfied
that the affordable housing target is based on robust evidence.
b)

How will the affordable housing target be delivered?

5.b.1 The affordable housing target set within the Plan of 949 dwellings will
be delivered through the proposed policy approaches towards affordable
housing delivery contained within the Plan, but also through the delivery of a
proportion of affordable housing already permitted on housing commitments
and housing land bank sites. Affordable housing units completed since the
beginning of the Plan period in 2011 which have therefore been delivered, are
also accounted for.
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5.b.2 Site specific target contributions towards affordable housing will be
sought from open market housing development proposals at or above the site
capacity threshold, as set out under policy H4, the levels of which are
supported by the Viability Assessment Update (August 2016) (EB13). This
policy approach will, therefore, secure affordable housing on proposed
housing allocations, and large housing windfall sites of 5 or more dwellings,
and is expected to account for approximately half of the affordable housing
target.
5.b.3 In line with policy H4 (3) the majority of the above contributions are
expected to be delivered as affordable housing units on sites, however a
proportion will also be delivered via commuted sums gained from
developments where the contribution required equates to less than 1 single
unit. The Council expects on-site contributions to be delivered primarily in
partnership with RSL’s or equivalents, as conveyed under para. 4.6.16 of the
reasoned justification to policy H4. Several options can be considered by the
developer, including the option to build and the sell/transfer the affordable
housing to an RSL/Council, transferral of land and financial contributions
towards affordable housing to an RSL/Council, or build and let where
intermediate rented housing is involved. Such delivery options will be
explained further within the Affordable Housing SPG.
5.b.4 Affordable housing will also be delivered through the proposed policies
relating to affordable housing exception sites (policies H5 and H7). These will
come forward as windfall sites within the Plan, and the level of affordable
housing projected to come forward on such sites is factored into the affordable
housing target.
5.b.5 The affordable housing target also depends to a certain degree on
affordable housing already agreed on existing planning permissions being
delivered on a proportion of housing commitments, including housing land
bank sites. The total amount of committed affordable housing units has not
been accounted for within the target, as explained under 5.a.4 above.
5.b.6 In terms of the mechanisms to be used to secure affordable housing
either as part of a housing development or as affordable housing itself, in the
first instance and in perpetuity, the Council intends to use a combination of
planning conditions and planning obligations, where appropriate. Policy H8
as explained under f) below, is aimed at controlling the occupancy of
affordable dwellings. Further detailed guidance on the approach towards
using these mechanisms and on the practical arrangements for delivery will
be provided within the Affordable Housing SPG.
5.b.7 The importance of monitoring the delivery of affordable housing by the
Plan against the target is recognised, as explained under para. 10.2 of TAN2
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(WPP15). The number of affordable housing delivered will be monitored
through the Annual Monitoring Framework (AMR17A). The monitoring of the
achievement of the policy target contributions set under policy H4 at sitespecific and sub-market level will also be relevant to the delivery of the
affordable housing target. Whilst there may be circumstances, as allowed
under Policy H4, where the target contributions set within the policy cannot be
achieved due to site specific viability evidence, it is not possible to account for
these circumstances within the target. However, due to the robustness of the
viability evidence and the headroom provided, the affordable housing targets
are generally expected to be deliverable.
5.6.8 The Council considers that the proposed policy approaches towards
affordable housing provisoin, which have been informed by viability evidence,
will ensure that the affordable housing required by the target is delivered.
c)
How will off-site contributions be secured? and what mechanisms
are in place to ensure that the level of contributions sought are
appropriate?
5.c.1 Policy H4 (3) sets a strong presumption for affordable housing to
provided on-site. However, this criterion also explains that the Council will
consider alternative forms of contribution in circumstances where it is clear
that on-site provision is not practical.
5.c.2 The alternative forms of contribution referred to within policy H4 include
off-site contributions and commuted sums in lieu of on-site provision. As
explained under para. 4.6.19 of the Plan, the approach towards alternative
forms of contribution does not apply to affordable housing proposed under the
exceptions policies of the LDP (policies H5 and H7).
5.c.4 Proposed policy DM1 relating to planning obligations refers to
obligations relating to affordable housing provision and contributions in lieu of
affordable housing. Detailed guidance relating to the delivery mechanisms to
be used to secure all forms of contributions to be sought towards affordable
housing will be provided within the Affordable Housing SPG.
5.c.5 Where off-site provision is considered to be an appropriate alternative
to off-site provision, it is envisaged that there would be mechanisms in place
to ensure that such off-site provision would be made on a site within the
same settlement / local community, to ensure that it continues to meet the
needs of the community. Such provision would need be secured through a
legal agreement, which would need to include phasing requirements to ensure
that a proportion of affordable housing is completed on the alternative site at
an appropriate stage in the development of the site itself, and the appropriate
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level of affordable homes provided would also need to be based on the total
number of units across both sites.
5.c.6 Commuted sums, also referred to as financial contributions may be
considered to be appropriate, for instance where the required contribution
equates to less than one whole unit, or where is a lack of commitment from an
RSL to partner with a developer (para. 4.6.16 of the Plan). Suggestions are
made within para.5.13-5.18 the Viability Assessment Update (August 2016)
(EB13) as to the approach that may be taken towards calculating commuted
sums. Any agreed financial contributions to be made would need to be
secured through planning obligations.
5.c.7 The mechanisms envisaged and to be addressed within the Affordable
Housing SPG in respect of off-site provision and commuted sums, would
ensure that these alternative forms of contributions are appropriate.
d)
Will the Plan’s affordable housing policies ensure a balanced mix
of house types, tenures and sizes?
5.d.1 Yes. The provision of a balanced mix of affordable house types,
tenures and sizes will be ensured through the implementation of the Plan’s
affordable housing policies.
5.d.2 Policy H4 sets out requirements in respect of affordable housing
contributions to be made by open market developments, and thereby applies
to development proposals on allocations proposed by the Plan and windfall
anticipated by the Plan within the settlement boundaries of Towns and Large
Villages, and to large infill developments of 5 or more units within Small
Villages. Criterion 5 of policy H4 requires such contributions to reflect the
need identified locally in terms of their size, type, and tenure. Para. 4.6.14 of
the reasoned justification for this policy clarifies this requirement, particularly
in respect of the tenure mix, and refers to the evidence provided within the
LHMA (EB08).
5.d.3 Policy H5 makes provision for affordable housing to be provided on
exception sites and is intended to apply to affordable housing developments
outside the settlement boundaries of, but forming logical extensions to, Towns
and Large Villages, and also to developments either within (constituting infill
development) or forming minor logical extensions to Small Villages. Criterion 2
of this policy states that such developments will be permitted where, amongst
other requirements, (iii) the tenure and size of the affordable housing must
correspond to the evidence of local housing needs.
5.d.4 Policy H7 makes provision for single rural affordable homes to be
provided, also as exceptions, in Rural Settlements/Small Villages. This policy
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is designed to meet specific local needs for affordable housing, as worded in
the policy a ‘proven, unmet local need’. The type, tenure and size of the
affordable dwelling will by its very nature, depend on the specific local need
identified. The criteria set out within the policy include controls on the size of
the dwelling, garage and curtilage, which are considered to be necessary to
ensure that the affordable dwelling permitted remains affordable in perpetuity.
5.d.5 The above-mentioned policy approaches will ensure that the required
type, tenure and size of affordable housing, as based on the evidence of
need, is addressed within negotiations and decisions made at the planning
application stage. This approach is considered to comply with the relevant
national planning policy contained within PPW (para. 9.2.15 WPP11b) and is
consistent with the guidance set out under TAN 2 relating to housing mix
(para. 10.11).
e)
Do Policies H5 and H7 provide a clear and consistent framework
for securing affordable housing on exception sites and in rural areas?
and would combining the policies improve the clarity of the Plan?
5.e.1 It is considered that Policies H5 and H7 provide an appropriate
framework for securing affordable homes. The Plan makes it clear at para.
4.6.18 (LDP42) that these two types of affordable development are
considered as exceptions to general housing policy. Such exceptions are
supported by PPW (para. 9.2.23 - WPP11b). National policy (para. 9.2.23 WPP11b) includes advice that housing exception sites should relate to the
release of small housing sites to help ensure viability of the local community
and they should be located "within or adjoining" existing settlements" on "sites
not appropriate for market housing". Additionally para. 4.7.48 of PPW
(WPP11b) refers to development in the countryside where infill or minor
extensions to existing settlements may be acceptable, in particular where it
meets a local need for affordable housing.
5.e.2 Whilst providing a suitable framework, having reviewed the policy
wording of H5 and H7, the Council recognises the need to improve this
wording of these policies and/or their reasoned justifications in order to assist
the clarity and consistency of these policies, particularly in terms of how they
are intended to be implemented. The Council, therefore, proposes to
undertake further work on amendments to policy H5 and H7 in advance of the
hearing session, and intends to recommend to the Inspector that such are
included as Matters Arising Changes.
5.e.3 The Council is not currently in favour of combining the two policies.
The main purpose of having the two policies is to make a clear distinction
between the proposed approach towards affordable housing on exception
sites of Towns and Large Villages, which could potentially involve larger
affordable housing schemes, along with minor logical extensions in Small
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Villages; and the proposed enabling of rural affordable homes Rural
Settlements or as extensions to Small Villages for single dwellings. The
review of the policy/reasoned justification to policies H5 and H7 as suggested
at 5.e.5 above will provide opportunity to improve the clarity of the Plan in this
respect.
f) Is the inclusion of Policy H8 appropriate?
5.f.1 Yes. Policy H8 sets out the criteria for determining the eligibility of
proposed occupiers for affordable housing, the occupancy of which will be
controlled by planning conditions and/or planning obligations attached to
planning permissions in respect of affordable housing. This control will ensure
that the affordable housing remains affordable for those in need in perpetuity,
in line with the strategic aims of policy SP3.
5.f.2 The policy sets out the Council’s definition of ‘local need’ as is required
to be included in the Plan (para. 10.16 of TAN2 (WPP15)). Criterion 1 of the
policy requires proposed occupiers to be in ‘housing need’ as defined, and
criterion 2 requires proposed occupiers to also have a ‘local connection’ as
defined, which is considered to be necessary in accordance with para. 10.17
of TAN 2 (WPP15). An occupancy cascade is also incorporated into criterion
2 in line with para. 12.7 of TAN2 (WWP15).
5.f.3 The inclusion of Policy H8 in the Plan, therefore, is considered to be
appropriate as it sets out occupancy requirements relating to affordable
housing, and therefore is necessary to implement the policy effectively. The
approach taken towards defining eligibility for affordable housing is considered
to comply with the relevant national planning policy guidance. The
implementation of the policy will also be supported by further guidance
provided within the Affordable Housing SPG.

6.
Is the spatial distribution of affordable housing sound and does it
adequately reflect local needs?
6.g.1 Yes. The spatial distribution of affordable housing is sound and
adequately reflects local needs.
6.g.2 The LDP’s spatial strategy contributes to meeting the affordable
housing need identified i.e. the authority-wide target (see 3 b) above), by
directing development to the most sustainable locations of the Plan area,
whilst also supporting rural communities by providing opportunities for the
development of local rural affordable housing. The LDP therefore enables the
provision of affordable housing across the levels of the settlement tiers, and in
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locations where market developments would not be acceptable. A flexible
approach is adopted by the Plan towards the spatial distribution of affordable
housing by enabling exceptions to general housing policies to be made
(through policies H5 and H7). This approach is considered to be appropriate
in order to maximise affordable housing delivery by the Plan and to meet
specific local needs.
6.g.3 The spatial distribution of affordable housing to be delivered by the
Plan has been informed by the LHMA (EB08) and is generally reflective of the
local need identified in respect of the relevant local housing markets within the
Plan area (as detailed 6 g) of the Council’s Hearing Statement 2).
6.g.4 In determining the level of contributions that can be realistically sought
from market developments towards affordable housing, regard has been had
to the findings of the Viability Assessment Update (August 2016) (EB13). On
the basis of this evidence, contributions towards affordable housing will only
be secured as part of market housing developments, both allocated and
windfall sites, within the most viable areas of the Plan. However, the viability
evidence does not support any contribution towards affordable housing from
market developments in the South-West sub-market area.
6.g.5 The implications of the updated viability evidence, and therefore the
revised policy approach, for affordable housing delivery in the South-West and
for the Plan’s strategy is considered within the Viability Topic Paper (section 6
- EB43). The need for affordable housing within the South-West sub-market
area is explained under para. 4.21 and 4.22 of the Affordable Housing Topic
Paper (section 8 – (September 2016) (EB21)). However, there is evidence of
development activity by RSLs and support from the Social Housing Grant,
within this area, which will assist in meeting the identified affordable housing
need locally.
6.g.6 The Council, therefore, considers that the approach taken towards the
spatial distribution of affordable housing within the Plan is considered to be
sound based on robust evidence and is considered to adequately reflect local
needs taking into account the viability evidence.
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Gypsy and Traveller Accommodation
7.
Is the Plan based on a sound assessment of Gypsy and Traveller
accommodation needs?
7.1

Yes, please refer to the response to a) below.

Is the Gypsy and Travellers Accommodation Assessment (GTAA
sufficiently robust to inform the Plan’s strategy?
7.a.1 Yes, the GTAA, 2016 (EB03b) was prepared in accordance with Welsh
Government’s guidance and was approved on the 16th December 2016 by
the Welsh Government’s Cabinet Secretary for Communities and Children
(also EB03b). It should be noted that the GTAA provides evidence for the
whole of Powys including that part of the county situated in the Brecon
Beacons National Park which is beyond the scope of the Powys LDP.
a)
Does the GTAA identify a need for new Gypsy and Traveller
pitches, both permanent and transit, over the Plan period?
7.b.1 The GTAA, 2016 (EB03b, paragraphs 1.6 – 1.16, pages 6-8)
summarises the assessed need.
It identified a need for :


a new 5 pitch site in Machynlleth as an immediate need within 5 years
i.e. by 2021.



2 new pitches at the existing site in Welshpool (Leighton Arches)
within 10 years i.e. by 2026.

7.b.2 The GTAA found no need for other gypsy and traveller accommodation
needs including transit sites.
b)
Is this need commensurate with the requirement identified in
Policy H13?
7.c.1 Yes, it is commensurate as explained in b) above.

8.
How will the Plan deliver the identified need for Gypsy and
Traveller sites?
8.1

Please see the responses provided below.

a) Will the identified need be met, in part, by the development of the
Newtown Road, Machynlleth site? Is the site allocation supported by a
robust and comprehensive assessment, free from significant
development constraints and deliverable within the Plan period?
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8.a.1 The County Council is actively pursuing the delivery of a 5 pitch gypsy
and traveller site in Machynlleth to meet a permanent housing need. An
internal project board meets regularly to support and advance all gypsy and
traveller matters. This has considered various site options in Machynlleth and
undertaken local consultation through an engagement event. Background
evidence is provided by EB28 which was last updated in Sept 2016.
8.a.2 A planning application (P/2016/1227) has been submitted by the
County Council for the following work on land adjoining the cemetery,
Machynlleth in order to meet the need identified in the GTAA, 2016:
“Change of use of land to form a Gypsy and Traveller Site for 5 families
to include erection of 3 buildings to house welfare facility units,
improvements to existing vehicular access shared with cemetery,
formation of footway link and internal roadway, installation of a sewage
treatment plant and all associated works”. (Planning application
reference: P/2016/1227).
8.a.3 Details of the application can be found on the Council’s website as
follows:
http://planning.powys.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=1
46288
8.a.4 The application site is currently in unauthorised occupation by the
gypsy and traveller family in Machynlleth for which the need has been
identified. It is a different site from the nearby site allocation (P42 HA4)
proposed in the LDP (LDP42). (As a consequence, Matters Arising Changes
to the LDP are recommended in response to question 8.d) below).
8.a.5 The planning application is yet to be determined whilst two outstanding
matters are addressed as explained below. All other matters have been
addressed.


A flood consequence assessment (amended on the 8th March 2017)
and a Flood Map Challenge have been prepared and submitted to
Natural Resources Wales (NRW) for consideration. The Map Challenge
based on detailed hydraulic modelling reduces the TAN15 C2 DAM
Flood Risk zone to a small part of the eastern edge of the site. The two
plans attached as Appendix 1 show the extent of the DAM C2 flood
zone prior to modelling (Map A) and the modelled extent (Map B). The
response from NRW is expected imminently. It should also be noted
that responsibility for preparing and publishing the DAMs is in the
process of being transferred from Welsh Government to NRW. NRW
has advised that the DAMs maps will be updated quarterly with the first
update planned for March/April and the second in July 2017.The flood
map challenge is being dealt with as a separate process.



Welsh Government as the relevant Highway Authority for the A489
trunk road advised the following on the 21st Dec 2016.
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A Departure from Standards application was made by the authority, but
subsequently the 30mph speed limit was extended and the Council has
revised and re-submitted the Departure from Standards application
accordingly. A response from Welsh Government is expected
imminently. If Welsh Government were to reject the Departure from
Standards application, the design of the access could be amended to
comply with TD 41/95.
8.a.6 The Council is satisfied that the application site is free from significant
development constraints and that both outstanding matters can be
satisfactorily resolved. It is anticipated that the planning application will be
determined during the duration of the LDP examination. An update will be
provided at the hearing session and further evidence submitted as soon as it
is available.
8.a.7 The application site is also privately owned and registered as common
land. The Council is in negotiation with the land owner regarding the
acquisition of the site, and is also undertaking additional work in readiness to
follow the common land de-registration and exchange of land process.
Completion of both these actions is dependent upon the determination of the
planning application.
8.a.8 Subject to the outcome of the above processes, a funding application
will also be made to Welsh Government to support the construction of the site.
It is anticipated that the site will be delivered and completed during the
financial year 2018/19.
8.a.9 It is therefore recommended (please refer to the response to question
8.d) that the application site should replace the proposed P42 HA4, Newtown
Road site and be allocated in the LDP as the gypsy and traveller site to meet
the assessed need identified.
b) How will the identified need be met in Welshpool?
8.b.1 Full planning permission (P/2016/1240) was granted on 22nd February
2017 for the following development:
‘Extension to existing gypsy and traveller site to incorporate two additional
pitches, an amenity building and parking together with the relocation of an
existing field access at Leighton Arches Gypsy and Traveller Site, Leighton’

28

8.b.2 Details of the permitted planning application can be found on the
Council’s website as follows:
http://planning.powys.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=1
46310
8.b.3 The Council has allocated capital funds to the scheme and submitted a
funding application to Welsh Government at the end of February 2017 to
support the construction of this site. It is anticipated that the construction
works will be completed by the end of March 2018.
8.b.4 The Council therefore recommends to the Inspector that the above
permission should be identified as a committed site allocation in the LDP and
policy H13 amended accordingly. (Please refer to 8.d below).
c) Has funding been secured for the provision of new Gypsy and
Traveller sites at Machynlleth and Welshpool? What are the timescales
for delivering these sites?
8.c.1 The Council has allocated capital funds to deliver the gypsy and
traveller sites in Machynlleth and Welshpool, which take into account the level
of grant funding support available from Welsh Government.
8.c.2 The site extension at Welshpool is expected to be completed by March
31st 2018.
8.c.3 The outcome of the planning application at Machynlleth is expected
shortly, which will then formally commence the common land de-registration
and exchange process. Assuming this does not necessitate a public inquiry, it
is anticipated that the site could be completed by the end of March 2019. If an
inquiry is necessary, it is considered that an additional 9-12 months would be
required.
d) Does Policies H13 provide a clear and consistent framework for
assessing proposals for additional Gypsy and Travellers sites?
8.d.1 Yes. Any future applications will be considered in accordance with
criterion 1 and all other relevant policies in the LDP including the Development
Management (DM) policies.
8.d.2 However the Council recommends that the amendments below should
be made to the LDP as Matters Arising Changes in order to:
1. Respond to the changes and progress made in relation to meeting the
gypsy and traveller accommodation needs in Machynlleth and
Welshpool.
2. Address representation (1084.U5, Welsh Government, as below) made
on the Further Focussed Changes to the LDP.
Summary of Comments Raised
FFC69 – Policy H13, Gypsy and Traveller
Sites, etc.
The proposed gypsy and traveller allocations
should be listed in a separate site allocation
policy for clarity. The LDP needs to meet the
identified need in advance of the hearing

Council Response and Recommendations

Council recommends that this can be
accommodated as a MAC change, in
conjunction with any consequent changes
necessary to Policy H1A and Appendix 1 of
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session. (1084.U5)

the LDP.

(Source, Consultation Report Jan 2017, Page 64, LDP26)

Policy H13 - Gypsy and Traveller Sites and Caravans ® 34.70
1.

To meet a proven, unmet local need, development proposals
for permanent or temporary (transient or transit) Gypsy and
Travellers sites and caravans will be permitted where:
i.

ii.

2.

1. Located in a sustainable location with access to
educational, community, social, health and other services
and facilities.
2. Ancillary buildings must be for essential purposes which
cannot reasonably be accommodated through the re-use of
other existing buildings in the vicinity.
In accordance with assessed need, the Council:

i.

ii.

Will deliver 5 pitches at P42 HA4, Newtown Road,
Machynlleth
for
permanent
gypsy
and
traveller
accommodation by 2021.
Will identify and deliver a suitable permanent site in
Welshpool for 2 pitches by 2026.

4.6.39 Proposals for gypsy and traveller sites or accommodation will be
supported where they meet the needs of persons defined as Gypsy and
Travellers by the Housing (Wales) Act 2014.
4.6.40 Sites should be constructed in accordance with the standards
set out for Gypsy and Traveller sites1 and should also satisfy the criteria
of the Development Management Policies to ensure acceptable design,
security, landscaping, and screening to limit any adverse visual impact.
Policy H13A - Gypsy and Traveller Site Provision
In accordance with assessed need, the Council will deliver for
permanent gypsy and traveller accommodation:
1. 5 pitches by 2021 at P42 HA5, Land adjacent cemetery, Newtown
Road, Machynlleth.
2. 2 additional pitches by 2026 at P57 HC2, Leighton Arches,
Welshpool.
4.6.41 The Gypsy and Traveller Accommodation Needs Assessment
2008 identified a need for 14 pitches in South Powys. A permanent site
on the edge of Brecon, within the BBNP, was acquired by the County
Council and construction completed in 2014 to meet this need. There is
1

http://wales.gov.uk/topics/people-andcommunities/communitycohesion/publications/goodpractice/?lang=en
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also an existing permanent site in Welshpool. The 2008 Assessment
was updated in 2014. The updated Assessment 2014 led to the need
being identified for a permanent site in Machynlleth and a site has been
allocated as allocation P42 HA4 on the inset map to the Council
commenced action to meet this need in accordance with statutory
requirements.
4.6.41a The Council undertook a Gypsy and Traveller Accommodation
Assessment (GTAA) in 2016 in accordance with the Housing (Wales)
Act 2014. This confirmed the need in Machynlleth and identified the
need for 5 pitches to be provided by 2021, which is to be met by
allocation P42 HA4 HA5. It also identified a future need in Welshpool for
2 pitches by 2026 which the Council is also committed to meeting will
provide at Leighton Arches (P57 HC2). The GTAA acknowledged that a
further need for 3 pitches in Brecon, within the BBNP, was being
addressed by the Council on the existing public site.
8.d.3 In addition to the above, the following Matters Arising Changes are also
recommended:


Policy H1A – Housing Sites, that the reference to P42 HA4 is
removed because it is addressed by the recommended Policy H13A
above. (Note – this would be an additional amendment to that
proposed in appendix 2 of the Council’s statement to Hearing Session
3).



Appendix 1 of the LDP & the LDP Inset Maps, that P42 HA4 is
removed, and P42 HA5 (Land adjacent cemetery, Newtown Road,
Machynlleth) and P57 HC2 (Leighton Arches) are added.

8.d.4 The Working Draft Monitoring Framework (Appendix to the Council’s
Statement to Hearing Statement 1 includes a proposed Monitoring indicator
as AMR27.
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Specialist Housing Provision
9.

Does the Plan make adequate provision for specialist housing
needs?

9.1
Yes, the Plan through its Strategy, Policies and Proposals makes
adequate provision for specialist housing needs.
9.2
Both LDP Objective 1 (Meeting Future Needs) and the LDP Strategy
Statement (3.5.2) (LDP42) identify the Plan’s aim to meet specialist housing
needs. This links in with the Council's Corporate Priorities as set out in the
One Powys Plan (POW04) especially with regard to creating Stronger
Communities and in Supporting Older People as referenced at paragraph
2.3.16 of LDP42.
9.3
In considering what is meant by specialist housing, the LHMA
Guidance (WPP26) is useful in advising that assessments should, where
appropriate, consider the needs of specific groups such as key workers,
homeless households, BME (Black and Minority Ethnic), disabled, the elderly,
students and young people and Gypsies and Travellers. These needs extend
to specialist accommodation such as care homes/residential homes and
sheltered or supported housing.
9.4
A key provision of the Plan is in LDP Housing Policy H2 (LDP42) which
seeks to achieve housing of an appropriate range and mix of types to meet
identified needs, including those of specialist groups, explained further in the
reasoned justification to Policy H2 at para 4.6.4 (LDP42). Policy H2 aligns
with national planning policy within PPW (para. 9.2.15 - WPP11b) which
states that ‘it is desirable in planning terms that new housing development in
both rural and urban areas incorporates a reasonable mix and balance of
house types and sizes to cater for a range of housing needs and contribute to
sustainable communities’.
9.5
The LDP (LDP42) provides further reference to meeting specialist
needs in detailed policy DM15 - Design and Resources Criterion 6 (mix) and
Criterion 7 (inclusive design for disabled needs).
9.6
With the ageing population in Powys, elderly needs are especially
relevant for the County. The Council’s Social Services section are currently
undertaking research to establish a comprehensive understanding of the
current and future accommodation based needs of its ageing population,
drawing together qualitative and quantitative data about its housing and care
homes, to inform a system wide strategic approach. This approach is due to
be articulated within a market position statement and, once available, this
statement will able to inform the Plan in respect of evidenced, updated needs
thus allowing the Council to determine how the Plan's implementation can
seek to address them.
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9.7
In cases where specialist housing development is considered to serve
as a community facility, LDP Policy C1 (LDP42) enables further flexibility for
new development which may, in appropriate circumstances, be located on
land outside but adjoining the settlement boundary.
8.

Any other matters

LIST OF APPENDICES
Appendix 1: Planning Application Site, P/2016/1227) land adjoining the
cemetery, Newtown Road, Machynlleth
Appendix 2: Planning Permission (Full, P/2016/1240), Leighton Arches,
Leighton, Welshpool (Site boundary in red)
Appendix 3: Recommended Matters Arising Changes to policy H4.
Appendix 4: A list of Community Council areas by the LDP’s sub-market areas
for use in conjunction with Policy H4 (2).
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Appendix 1
Planning Application Site, P/2016/1227) land adjoining the cemetery,
Newtown Road, Machynlleth
Map A – Extent of the C2 Flood Zone prior to modelling
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Map B – Extent of the C2 Flood Zone following the modelling and
FCA submitted to NRW (March 2017)
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Appendix 2
Planning Permision (Full, P/2016/1240), Leighton Arches, Leighton,
Welshpool (Site boundary in red)
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APPENDIX 3
Recommended Matters Arising Changes to Policy H4.
Policy H4 - Affordable Housing Contributions
Housing development proposals will be required to make contributions
towards affordable housing in accordance with the following criteria:
1. A contribution will be required from open market housing
development proposals of 5 or more dwelling units or on sites of 0.25 ha
and above.
2. The target contribution required to be made by housing development
proposals for each sub-market area shall be based on the required
contribution for the relevant sub-market area are as follows as set out
below:
i. Central Powys – 30% contribution.
ii. Severn Valley – 20% contribution.
iii. North Powys - 10% contribution.
iv. South West Powys – 0% contribution.

The above target contributions will be kept under review in order to
reflect changes in viability. Any amendments made to the target
contributions as a result of this review will be confirmed through the
Affordable Housing Supplementary Planning Guidance.
3. Contributions shall be made in the form of on-site affordable housing
provision. Alternative forms of contributions, including off-site provision
or financial contributions in lieu of on-site provision, shall only be
considered in circumstances where it is clear that on-site provision
would not be practical.
4. Where contributions would equate to less than 1 unit, commuted
sums of the equivalent amount to the part contribution will be required.
5. The affordable housing provided must reflect the need identified
locally in terms of its size, type and tenure.
The above target contributions will be kept under review in order to
reflect changes in viability, affordability and affordable housing need.
Any amendments made to the target contributions as a result of this
review will be confirmed through the Affordable Housing Supplementary
Planning Guidance.
Where the proposer submits detailed site specific evidence
demonstrating that the required contributions set out above would make
the development unviable, the Council will consider reduction or, if
necessary, removal of the requirement for affordable housing
contributions.
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Recommended Changes to para. 4.6.13 of the reasoned justification for policy
H4:
4.6.13 Contributions towards, and the provision of affordable housing is key to
the delivery of the LDP strategy and meeting the plan’s affordable housing
target Policy H4 responds to the requirement for the delivery of a contribution
towards affordable housing through the planning system. ‘Criterion 2 of Policy
H4 sets out the target contributions for four sub-market areas which are based
on distinct areas of similar house prices as defined in the LDP’s Viability
Assessment, as updated in August 2016 and illustrated on the map which is
accompanied by a list of Community Council areas by sub-market area
(Appendix 4A). The percentage contributions set out in criterion 2 will be
reviewed periodically to reflect changes in land values, house prices, policy
requirements and development costs. Where the evidence identifies changes
in viability that would have a positive or negative impact on the level of
contribution that could be sought, or where changes to affordability and
affordable housing need are identified through the LHMA process, the target
contributions will be amended through the Affordable Housing SPG.
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APPENDIX 4
A list of Community Council areas by the LDP’s sub-market areas for
use in conjunction with Policy H4 (2).
Central Powys

Severn Valley

North Powys

South West
Powys

Aberedw

Aberhafesp

Abbeycwmhir

Ystradynlais

Bronllys

Bausley with
Criggion

Banwy

Tawe Uchaf

Builth Wells
Cilmery
Clyro
Disserth and
Trecoed

Berriew
Bettws
Castle Caereinion
Churchstoke

Beguildy
Caersws
Cadfarch
Carno
Carreghofa

Duhonw

Dwyriw

Erwood

Forden

Felin-Fach

Guilsfield

Gladestry

Kerry

Glasbury

Llandinam

Glascwm

Llandrinio

Gwernyfed

Llandyssil

Llanddewi
Ystradenni

Honddu Isaf

Manafon

Llandysilio

Llanafan Fawr

Mochdre

Llanerfyl

Llanbadarn Fawr

Montgomery

Llanfair Caereinion

Llanddew

Tregynon

Llanfechain

Llandrindod Wells

Trewern

Llanfihangel

Llanelwedd

Welshpool

Llanfyllin

Glantwymyn
Knighton
Llanbadarn Fynydd
Llanbister
Llanbrynmair

Llanfrynach

Llangedwyn

Llangamarch

Llangunllo

Llangors

Llangurig

Llanigon

Llangyniew

Llanwrthwl

Llangynog
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Central Powys

Severn Valley

North Powys

Llanwrtyd Wells

Llanidloes

Llanyre

Llanidloes Without

Llywel

Llanrhaeadr-ym Mochnant

Maescar
Merthyr Cynog

Llansantffraid-ymMechain

New Radnor

Llansilin

Old Radnor

Llanwddyn

Painscastle

Machynlleth

Penybont

Meifod

Presteigne

Nantmel

Talgarth

Penybontfawr

Trallong

St. Harmon

Treflys

Trefeglwys

Yscir

Whitton

South West
Powys

40

