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Public meeting 9 April 2018, Llangammarch 
 

Present 

Anne Woods (Chair), Jon Hather, Jeremy Andrews, Tim van Rees (County Councillor), Ron Birchall, 

Adrian Davies, Mairwen Price, Sandra Wear (all councillors present).  

Sue Lilly (clerk) 

Plus 25 residents. 

 

 

Anne explained the situation with the current reserved matters application and the principle of 

development having already been established through the outline planning permission and the 

allocation of 16 dwellings in the local plan. An application for 31 dwellings was refused last year. This 

meeting is to gather the views of local residents to ensure that the representations made by the 

Community Council on the current application reflect the views of the Community. Jon entreated 

people to join in. Tim stated that he agreed with all representations previously made by the 

Community Council, especially on the numbers of houses planned. 

 

 

 The meeting was then opened to the floor: 

 

1. Sewerage - what happens when the last house is sold, who looks after the sewerage. Who is 

responsible for management and maintenance? Villagers do not want to be responsible for 

this cost under rates. 

 

Tim explained what happens for other developments. The developer has to come to an 

agreement for a system with Dŵr Cymru. There has to be an agreement before development 

starts. This has always been included as a planning condition for this development and will be 

required if this application is permitted.   

 

Dŵr Cymru did say they would upgrade the Llangammarch works as linking into the mains 

system was not satisfactory last time. As far as many were concerned, there was not a major 

update of the sewers and both the pipes and pumping station would need work to increase 

capacity. There was concern that the developers would be able to come to an agreement with 

Dŵr Cymru. 

 

2. Community would like to hear from the developers directly. 

  

Neither Powys CC nor the developers approached Llangammarch CC before the application was 

submitted, even though LCC offered to meet with the developers, County Council and the 



Community in the representations made on the application to extend the time limit for the 

outline permission. LCC would be keen for this to happen. 

 

3. The sales particulars when the land was sold referred to planning permission for 30 houses? 

Where did that figure come from? (see timeline below – research post meeting). 

 

4. What are the proposed drainage arrangements? 

 

No mention of drainage in the current plans. Network Rail made it clear in 2016 that use of their 

culvert was not an option, which appears to be at capacity. Concern about increased rainwater 

runoff. 

 

5. Scale/ no. of dwellings: 

 

The 31 dwelling scheme refusal was close – the planning committee was tied and refusal was 

decided by the chair's casting vote. It is assumed that the planning officer will recommend this 

application for approval and there is concern about this based on the number of dwellings 

proposed – 25 is too many. Powys CC should have discussed with LCC before letting the plans go 

this far. 

 

6. Is it a valid application?  

 

In the report to committee for the recent application for the variation of condition to allow extra 

2 years, it mentions 16 units being approved in the 2008 outline. So why the reserved matters 

application for 25? Should this have been a fresh application? The Community Council supported 

the extension of time on the basis that this was for 16 dwellings and Councillors are 

disappointed that this application has been submitted without prior discussion. 

 

7. What are the developers offering to the community?  

 

The last committee report stated that a contribution to local schools would not be required 

because the schools were not at full capacity but a local school governor made the point that 

numbers fluctuate over time and would do over the development period of this site. Therefore, 

it would still be appropriate to require a contribution to local schools.  

 

In the last plan it was agreed that a space would be available for community use and maintained 

by the developer. But who looks after it if the developer fails? What are the management and 

maintenance arrangements? One person expressed concern about the location next to the road. 

 

8. Affordable housing: only three houses are designated affordable. 

 

In the application to extend the time there was a reduction of affordable housing from 30% to 

10% due to the development’s financial viability. In the room, there was a sense of frustration 

and disappointment as more affordable housing is needed in the village to allow young people 

to be able to afford to stay where they have grown up. 

 

9. What are the conditions for the affordable housing?  

 

Will they be truly affordable? This usually means that you sell for same as you buy. Restricted 

onward sale price with slight allowance for improvements. 

Will they be for sale or to rent or shared ownership? If for rent, who will manage them?  



 

10. Developers have made assumptions on who would buy these houses. Is this realistic? Will 

people commute from Llangammarch to Cardiff? Employment prospects are limited locally. 

Will they sell? Houses locally have been on the market for over a year before selling. 

 

11. House being bought to let? Is there any way of mitigating impact? Tim said only mechanism 

PCC have to deal with it is the increase in council tax after a year for vacant properties. 

 

12. 50 new houses proposed in Beulah - same arguments being used there too. We don't have 

the infrastructure - doctors etc. to support this influx of people 

 

13. No pavement from the site down to Llangammarch – to the station and the village. The 

application plan shows a pavement to the end of the site but this needs to extend into the 

village to make a safe walkway, especially for children using the play area.  

 

14. Traffic: concern about extra traffic. Traffic calming is needed. 

 

15. Planners know the long-term prospects for Powys is not good. Decline in population, 

increase in elderly, children grow up, move away. Pressures on public services. That is why 

expansion is needed. Some people recognise that new developments can be a good thing. 

Not everyone is against development. 

 

16. From that field you can only see bungalows. If 16 dwellings are going to be there, the 

bungalows at least should be at the front. Why can there not be houses at the back? Should 

they not all be bungalows? We need to see 3D visualisations which correctly plot land height 

so we can assess the impact on the surrounding area. 

 

17. Design and materials: what will they be built from? Concern about quality of buildings and 

how long they will last. Full details haven’t been submitted yet. 

 

18. The phasing of development must be agreed in an intelligent way so we are not left with a 

half- built development if houses fail to sell. 

 

19. On the old local plan Llangammarch was and is considered a large village. 

 

20. Anne spoke to the floor and asked “What are our red lines?” It was agreed that the 16 unit 

maximum limit must be maintained. Validation of the sewerage and drainage arrangements 

and their viability must be made. 

 

21. People were encouraged to give their views, for or against, directly to the Powys Planning 

Department. The Community Council will send in its response reflecting the discussion here. 

Please do so before this Friday 13th April. 

 

Everyone was thanked for their time and contributions. 

 

 

 

 

  



Timeline 

 

1  Powys Unitary Development Plan 2001-2016 

http://pstatic.powys.gov.uk/fileadmin/Docs/Planning/Written_statement

_final_web_en_05.pdf 

Page 219 
 Llangammarch Wells B20 HA1 - Land opposite 
Penybryn Allocated 16 

 

2 30/6/2008 Outline planning permission P/2008/0402 

Decision document in line with PUDP 2001-2016 

http://planning.powys.gov.uk/portal/servlets/DecisionNoticesServlet?ref=

P/2008/0402 

The S106 agreement is not visible online 

3 19/5/2015  Seel & Co 

Land at Cefn Llan, Llangammarch Wells, Powys, LD4 4BW 

Land 3.7 Acre Outline Planning Permission 20 Unit/s 

 http://auctioneertemplates.eigroup.co.uk/LotDetails.aspx?LotID=78
0584&a=147&c=see 

 

4 19.5.2015 Which in turn takes you to: 

https://www.eigpropertyauctions.co.uk/files/147/23119/1ec36608-0e86-

4e31-ae41-fc082500a14f.pdf 

 
 

 November 

2014 

And this from Savilles in Nov 2014, for sale for 400K 

 

http://commercialsearch.savills.co.uk/content/assets/3825/Cefn%20Llan,

%20Llangammarch%20Wells,%20Powys,%20LD4%204BW_Brochure_V3_

High%20Res.pdf 

 

Clearly claiming “Outline planning consent granted for approximately 30 

units” 

 Summary 

So far 

This has gone from 16 units agreed in the PUDP 



To 20 units in one part of the auctioneer blurb to 30 units in the catalogue 

entry and leaflet that the developers possibly bought from. 

HOW DID THIS HAPPEN? 

5 P/2016/0795 Planning application for 31 units at Cefn Llan 

Decision – refused under grounds it did not meet PUDP unit numbers. 

http://planning.powys.gov.uk/portal/servlets/ApplicationSearchServlet?P

KID=143448  

6 P/2018/0315 Latest proposal still does not meet PUDP unit numbers 

http://planning.powys.gov.uk/portal/servlets/ApplicationSearchServlet?P

KID=154507 

 

7 P/2008/0402 Anne Woods and Sue Lilly visited the Gwalia 12/4/2018 to look at papers 

that are not online to try to discover where and how the change in 

numbers for Cefn Llan came about. 

To cut a long story short, please see below - 24 units were proposed by  

the developers of this site since at least 2011, and an indicative drawing 

showing such was part of the documentation approved in 2014.  This plan 

included nine affordable houses….. 
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