
Summarisation of documents below. 

 

 

The document outlines a planning application for non-material 
amendments to a housing development in Powys, including site 
descriptions, proposed changes, and responses to planning guidance. 

Planning Permission and Non-Material Amendment 

The Powys County Council has granted a non-material amendment to 
the original planning permission for a housing development, allowing 
for modifications to existing foundations and infrastructure.  This 
amendment does not constitute a new planning permission and must 
be considered alongside the original approval.  

• Non-material amendment approved on 18th February 2025.  
• Application submitted on 5th February 2025 by Pickstock 

Homes Ltd. 
• Original planning approval was granted on 27th September 

2007.  
• The site has been inactive for approximately twelve years. 
• The amendment allows for the construction of affordable 

housing for Powys Housing Authority. 

Site Description and Current Status 

The site is part of a larger development where initial phases were 
completed, but subsequent phases were halted due to lack of sales 
interest. The existing infrastructure includes roads and sewer systems. 

• Initial construction included thirteen dwellings by Mid-Wales 
Housing Association.  

• Sixteen additional dwellings were partially constructed but not 
completed.  

• Infrastructure such as roads and sewers is already in place. 
• The site has remained dormant for around twelve years.  



Proposed Changes to Housing Designs 

The proposed changes involve utilizing existing foundations to create 
smaller, affordable dwellings, with several house types being 
modified for this purpose.  The changes aim to enhance the 
affordability and accessibility of the housing. 

• Eight house types are included in the remaining phase of 
construction.  

• Modifications include reducing the size of several dwellings to 
meet affordability criteria.  

• Four two-storey houses will be converted to single-storey 
bungalows.  

• No changes in footprint for some designs, ensuring compliance 
with planning conditions. 

Assessment of Non-Material Amendments 

The council evaluated the proposed changes against specific criteria 
to determine if they qualify as non-material amendments.  The 
assessment concluded that the changes would not negatively impact 
the area or conflict with planning policies. 

• Changes assessed for scale, visual impact, and amenity. 
• Proposed changes are the same size or smaller than previously 

approved designs. 
• No detrimental visual impact anticipated; some changes may 

improve local amenity.  
• No conflicts with national or local development policies 

identified. 

Community Council Concerns and Environmental Issues 

The Penybont & Llandegley Community Council expressed concerns 
regarding the sewage system's capacity to handle additional 
developments. Environmental Protection raised issues about drainage 
fields located in high-risk flood zones.  



• Community Council supports additional engineering works but 
seeks clarity on maintenance responsibilities.  

• Environmental Protection recommends refusal due to drainage 
field location in a flood zone.  

• Concerns about the adequacy of private sewage systems in 
publicly sewered areas.  

• NRW requires further information on foul drainage and 
protected sites before supporting the application.  

 



Deddf Cynllunio Gwlad A Thref 1990
Town & Country Planning Act 1990

Gorchymyn Cynllunio Gwlad a Thref (Newidiadau Ansylweddol a
ChywiroGwallau) (Cymru) 2014

Town and Country Planning (Non-Material Changes and Correction of
Errors) (Wales) Order 2014

25/0175/NMA relating to Non Material Amendment

Pickstock Homes Ltd
Mr James Ellis
17 Mile Oak
Oswestry
SY10 8 GA

Dear Applicant / Agent,

Applicant: Mr James Ellis

In pursuance of its powers under the Act described above, Powys County Council as
Local Planning Authority hereby permit the following:

Application for non-material amendments to planning permission PR630000 in
respect of revised house types for plots 14-29 at Land Off Old Market Meadows,
Penybont, Llandrindod Wells, Powys

In accordance with the application and plan submitted to the Council on 5th February
2025. The approval of this non-material amendment does not result in a new planning
permission. Therefore this non-material amendment should be read together with the
original planning permission and its associated planning conditions.

Decision Date: 18th February 2025.



Gwilym Davies
Head of Planning and Regulatory Services
Pennaeth Gwasanaethau Cynllunio a Rheoleiddiol

Croeso i chi gysylltu â ni yn Gymraeg. Byddwn yn ymateb yn Gymraeg, heb oedi.
You are welcome to contact us in Welsh. We will respond in Welsh, without delay.

Pa mor dda ydyn ni’n neud? Rydym yn croesawu eich adborth, defnyddiwch y ddolen
yma.

How are we doing? We welcome your feedback, please use the following link.

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fforms.office.com%2FPages%2FResponsePage.aspx%3Fid%3D4Z4dwLAOVEeZrgOuinMrUAg6JS-pnXdMsbSHBH05D-VUM1VXV1JSMTlNODFSV0ZGMjU3SVBZMDVDOC4u&data=05%7C01%7Cclaire.jones1%40powys.gov.uk%7Cd8bcecc9cbbe4fdcea5508dbe104c382%7Cc01d9ee10eb0475499ae03ae8a732b50%7C0%7C0%7C638351182799125686%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=qxSkXV5RC34E%2FyKan7%2BK6jf069FPRjZkNypYgDDT1jY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fforms.office.com%2FPages%2FResponsePage.aspx%3Fid%3D4Z4dwLAOVEeZrgOuinMrUAg6JS-pnXdMsbSHBH05D-VUM1VXV1JSMTlNODFSV0ZGMjU3SVBZMDVDOC4u&data=05%7C01%7Cclaire.jones1%40powys.gov.uk%7Cd8bcecc9cbbe4fdcea5508dbe104c382%7Cc01d9ee10eb0475499ae03ae8a732b50%7C0%7C0%7C638351182799125686%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=qxSkXV5RC34E%2FyKan7%2BK6jf069FPRjZkNypYgDDT1jY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fforms.office.com%2FPages%2FResponsePage.aspx%3Fid%3D4Z4dwLAOVEeZrgOuinMrUAg6JS-pnXdMsbSHBH05D-VUM1VXV1JSMTlNODFSV0ZGMjU3SVBZMDVDOC4u&data=05%7C01%7Cclaire.jones1%40powys.gov.uk%7Cd8bcecc9cbbe4fdcea5508dbe104c382%7Cc01d9ee10eb0475499ae03ae8a732b50%7C0%7C0%7C638351182799125686%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=qxSkXV5RC34E%2FyKan7%2BK6jf069FPRjZkNypYgDDT1jY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fforms.office.com%2FPages%2FResponsePage.aspx%3Fid%3D4Z4dwLAOVEeZrgOuinMrUAg6JS-pnXdMsbSHBH05D-VUM1VXV1JSMTlNODFSV0ZGMjU3SVBZMDVDOC4u&data=05%7C01%7Cclaire.jones1%40powys.gov.uk%7Cd8bcecc9cbbe4fdcea5508dbe104c382%7Cc01d9ee10eb0475499ae03ae8a732b50%7C0%7C0%7C638351182799281845%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=NEh09UuzrcAOa0m1eCOmNc1bw%2Fydd5p0mFvRA0FDY%2B0%3D&reserved=0


PLANNING STATEMENT. 

PROPOSED NON-MATERIAL AMENDMENT TO PLANNING APPROVAL PR630000. 

LAND OFF ‘OLD MARKET MEADOWS’ ROAD, PENYBONT, LLANDRINDOD WELLS. 

 

Site description. 
The site is part of an overall site that received planning approval on the 27th of 
September 2007 ref PR630000. The first thirteen dwellings were constructed and taken 
by Mid-Wales Housing Association now Barcud HA. The foundations for the last sixteen 
dwellings, except plot 14, were construction up to ground floor level but not completed 
due to no sales interest. The site has been left since the last works were stopped around 
twelve years ago. The estate road has been constructed and the footpaths on the 
occupied side of the road. The main foul and storm sewers have also been constructed. 
 
Proposals. 
It is proposed to utilize the exiting foundations and infrastructure to provide dwellings 
for Powys Housing Authority. Many of the dwellings are being reduced io size to provide 
aƯordable dwellings and rent level. There are eight house types in the remaining phase 
of build ref P1, P2, P3, P4, P5, P6, P24 & P32 which make up the remaining sixteen 
dwellings. 

 P1 & P2house type. 
The porch is proposed to be enclosed to attain the required WDQR floor area. 
Window and door opening s are the same or reduced. 

 P3 dwelling type. 
Footprint reduced with the garage projection removed. 

 P4 dwelling type. 
House foundation used for bungalow design. 

 P5 dwelling type. 
House foundation used for bungalow design; footprint reduced with removal of 
garage. 

 P6 dwelling type. 
House foundation used for bungalow design; footprint reduced with removal of 
garage. 

 P24 dwelling type. 
Plot not started; footprint used for a 3 bed dwelling. 

 P32 dwelling type. 
3 bed dwelling used as 2 bed WDQR dwelling, no change in footprint. 

 



The Planning Guidance-Approving Non-Material Amendments states that when 
assessing and determining whether or not a proposed change would qualify as a non-
material amendment, Local Planning Authorities may consider the following tests: 

a) Is the scale of the proposed change great enough to cause an impact diƯerent to 
that caused by the original approved development scheme? 
Response. The proposed changes to the dwellings are the same size as the 
approved or smaller. 

b) Would the proposed change result in a detrimental impact either visually or in 
terms of local amenity? 
Response. There would be no detrimental impact and could be argued will be 
less due to four of the dwellings being changed from two storey housed to single 
storey bungalows. 

c) Would the interests of any third party or body be disadvantaged in planning 
terms? 
Response. There would be no third party or body that would be disadvantaged. 

d) Would the proposed change conflict with national or development plan policies? 
Response. The proposal would not conflict with these polices. 
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Chantelle Chalk

From: Richard Edwards
Sent: 05 April 2022 08:24
To: Planning Consultations
Subject: FW: 22/0191/FUL

 
 
Regards 
 
Richard Kier Edwards MSc BSc 
Uwch Swyddog Cynllunio / Senior Planning Officer 
Cyngor Sir Powys / Powys County Council 
Ffon / Tel: 01597 827218 
E-bost / E-mail: richard.edwards2@powys.gov.uk 
County Hall, Spa Road East, Llandrindod Wells, LD1 5LG 
 
Croesewir gohebiaeth yn y Gymraeg a’r Saesneg / Correspondence welcomed in Welsh and English 
 

 
 
Diogelu Data a Chyfrinachedd: Er mwyn cyflawni ceisiadau, cwynion ac apeliadau'r Gwasanaeth Cynllunio mae angen i’r cyngor 
brosesu data personol yn unol â’r ddeddfwriaeth gynllunio berthnasol, sydd i’w weld ar wefan gynllunio Llywodraeth Cymru 
(https://gov.wales/topics/planning/?skip=1&lang=cy). Bydd y Gwasanaeth Cynllunio’n cadw Gwybodaeth yn unol â’r 
ddeddfwriaeth ac amserlen cadw’r Cyngor. Os oes gennych bryderon am sut rydym yn defnyddio’ch data personol cysylltwch â’r 
Swyddog Diogelu Data trwy e-bost Information.Compliance@powys.gov.uk neu drwy ffonio 01597 826400. Cofiwch y gallwch 
gael hyd i fwy o wybodaeth am Ddiogelu Data a Chyfrinachedd trwy fynd i: https://cy.powys.gov.uk/article/653/Defnyddio-
Cwcis. 
 
Data Protection and Privacy: In order to deliver the Planning Service (applications, complaints and appeals etc.) it is necessary 
for the council to process personal data, in accordance with relevant planning legislation, as listed on the Welsh Governments 
planning website (https://gov.wales/topics/planning/?lang=en). Information held by the Planning Service will be retained in 
accordance with the legislation and the Councils retention schedule. If you have any concerns regarding the use of your 
personal data please contact the Data Protection Officer by email at Information.Compliance@powys.gov.uk or by phone at 
01597 826400. Please note that further information on the Data Protection and Privacy can be found at the following address: 
https://en.powys.gov.uk/privacy. 
 

From: Kevin Bray <kevin.bray@powys.gov.uk>  
Sent: 05 April 2022 08:23 
To: Richard Edwards <richard.edwards2@powys.gov.uk> 
Subject: 22/0191/FUL 
 
Hi Richard. 
 
Environmental Protection cannot support this application and recommends refusal given that the proposed drainage 
fields are to be located within a High Risk flood zone, this would prevent the system from operating correctly and 
may also cause longer term issues following any subsequent flooding. 
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Guidance states that foul drainage should be connected to a public foul or combined sewer wherever this is 
reasonably practicable.  For small developments connection should be made to a public sewer where this is within 
30m. 
 
Kind Regards 
 
Kevin 
 

Kevin Bray  BSc (Hons) MCIEH 
 
Swyddog Iechyd yr Amgylchedd  
Environmental Health Officer 

 

 
Gwarchod yr Amgylchedd– Cyngor Sir Powys, The Gwalia, 
Llandrindod Wells, Powys. LD1 6AA  
Environmental Protection – Powys County Council, The Gwalia, 
Llandrindod Wells, Powys. LD1 6AA 

 

   01597 827343 

    
 Kevin.bray@powys.gov.uk 

 

 
 
Cysylltwch â ni yn Gymraeg neu yn Saesneg. Ni fydd cysylltu yn Gymraeg yn arwain at oedi. 
Contact us in Welsh or in English. Contacting in Welsh won’t lead to a delay. 
 
Er mwyn cyflenwi gwaith Gwasanaeth Iechyd yr Amgylchedd, mae angen prosesu data personol yn unol â’r 
ddeddfwriaeth berthnasol. Bydd y wybodaeth hon yn cael ei chadw yn unol â’r ddeddfwriaeth, a rhestr cadw 
gwybodaeth y Cyngor. Os oes gennych unrhyw bryder ynghylch y defnydd a wneir o’ch data personol cysylltwch â’r 
Swyddog Diogelu Data trwy anfon e-bost at Information.Compliance@powys.gov.uk 
<mailto:Information.Compliance@powys.gov.uk> neu ffoniwch 01597 826400. Sylwch fod modd dod o hyd i ragor o 
wybodaeth am Ddiogelu Data a Phreifatrwydd yn y cyfeiriad gwe canlynol: http://www.powys.gov.uk/privacy 
 
In order to deliver the Environmental Health Service, it is necessary to process personal data in accordance with the 
relevant legislation. Information held will be retained in accordance with the legislation and the Councils retention 
schedule. If you have any concerns regarding the use of your personal data please contact the Data Protection 
Officer by email at Information.Compliance@powys.gov.uk or by phone at 01597 826400. Please note that further 
information on the Data Protection and Privacy can be found at the following address: 
http://www.powys.gov.uk/privacy 
 

   Follow us on Twitter @PowysEnvHealth 
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