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Introduction 
 
This briefing paper describes progress to date in developing secure, affordable homes at the 
site of the now closed school in the village of Bronllys.  
 
Summary 
 
The proposed development of homes on the former school site in Bronllys will improve the 
housing choices available to people living in the community. The housing would provide 
much needed secure and affordable accommodation and be added to the housing stock 
managed directly by the Council. The development would include the retention of an 
amenity area for people to enjoy, which can be protected through the planning process as 
public open space. There has been extensive consultation with the local community. 
 
The project is included within Powys County Council’s housing development programme. 
At the current time, there is no proposed start date for building works. This would be 
determined upon securing planning permission and when new funding arrangements for 
affordable housing are agreed by the Welsh Government in 2021. As with all such projects, 
there will be a continual review as part of the Council’s annual assessment and updating of 
the Housing Revenue Account (HRA) Business Plan1. 
 
Powys County Council is the planning authority for Bronllys. 
 

 
 
 
 
 

 
1 The Housing Revenue Account (HRA) is used to manage, maintain and build Council-owned 
homes. It is separate from the Council’s General Fund, which is used for all other municipal 
services. The HRA can only be used for the purposes of providing Council homes. 
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Birds-eye view of Neuadd Terrace, Bronllys showing the site proposed for the development of 
affordable housing. 

 
Background 
 
Powys County Council’s Vision 2025 includes a commitment to provide 250 new Council-
owned homes by the end of 2023. This is to increase the range of affordable housing options 
for people in Powys. There is a strong demand for such homes across the county. ‘Homes 
in Powys’3 in October 2020 has 3,230 households registered for homes provided by the 
Council and housing associations, including 130 households needing a home in the Bronllys 
area. 
 
Development opportunities in the south-east of Powys are limited by the lack of readily 
available land. Making good use of existing sites, that may or may not have been used for 
residential purposes in the past, is a positive way to provide new homes. Such an 
opportunity became available in 2018 in Bronllys when the Council’s Education Service 
confirmed that the school site would be declared surplus to requirements.  On January 21st, 
2020 the Council’s Cabinet approved the transfer of the full site, including the school 
buildings and grounds, from the Education Service to Housing Services, to allow for the 
development by the Council of new rented homes. The Council’s HRA made a payment of 
£140,000 to the Council’s General Fund for the site. This amount was determined 
independently by the District Valuer Services, the specialist property arm of the Valuation 
Office Agency who provide independent, impartial, valuation and professional property 
advice across the entire public sector. Their assessment considered the site’s unique 
characteristics assessing both its development potential and its constraints, whilst factoring 
in the demolition costs for the school buildings. 

 
2 MHA: Monmouthshire Housing Association 
3 ‘Homes in Powys’ is the Council’s allocation scheme for all social housing available in Powys. The 
Council can only allocate homes to people registered with ‘Homes in Powys’. The number of people 
registered with ‘Homes in Powys’ is recognised as an indicator of housing need. 
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Planning and Design  
 

 
Bronllys housing development site plan - issued as part of the Pre-application Consultation 
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A design team, including architects, engineers and a planning consultant overseen by a 
Housing Services Project Officer, is now working on detailed proposals for the site. 
Community feedback, the technical constraints of the site and the housing needs for 
Bronllys are being considered as part of this work.   
 
Planning Policy H4 (PPH4)4 sets out housing density requirement for such developments, 
that equated to twenty-three homes for the Bronllys site. An exception to PPH4 could be 
justified as the development includes for the retention of the trees on the site, the 
protection of the public right of way and would support the provision of public open space. 
The desire to retain the existing play facilities at Neuadd Terrace, the SuDS5 requirements 
for the site, and the  inclusion of two bungalows adapted for people with mobility needs, 
has meant that the proposed number of homes on the site is seventeen. Noting that the 
proposed public open space will help meet SuDS requirements. 
 
Any reduction of density below twenty-three would need to be justified to the planning 
authority as part of the process to secure planning consent. To increase the number of 
homes above seventeen would require encroaching on the proposed provision of public 
open space.  
 
‘Pre-application Consultation’6 ran from 3rd to 31st July 2020. This provided early 
opportunity for comments, ahead of and in addition to the planning authority’s formal 
process. The outcome of that consultation will be submitted with the full planning 
application. All designs for affordable housing are considered and approved by the Council’s 
New Development Project Board7, before a full planning application is submitted. In 
addition to this, any projects financially supported by the Welsh Government are also 
subject to review to make sure they are to a sufficiently high standard. 
 
Monmouthshire Housing Association (MHA) owns the land to the south of the school site. 
The association has outline planning permission for thirty homes on the site. The 
permission was granted subject to a Section-106 agreement8 which requires an affordable 
housing scheme to be submitted prior to commencement of development. The association 
was invited to an engagement event to have the opportunity to comment on  the Council’s 
proposal, and to consider whether or not there could be some collaboration in the sharing 
of infrastructure and working together to benefit the community. However, due to the 

 
4 Planning Policy H4: All housing development proposals should seek to make the most sustainable 
and efficient use of land. The density for any proposed housing development should be in 
accordance with the guide ranges. Densities may be varied where justified by evidence of local 
circumstances or constraints (Powys Local Development Plan 2011-2026) 
5 SuDS: Sustainable Drainage Systems are required as part of all new developments, to reduce the 
quantity, and increase the quality, of surface water that drains into sewers from a development. 
The aim is to manage rain water close to where it falls. 
6 The Planning (Wales) Act 2015 requires all housing developers to carry out statutory Pre-
application Consultation on planning applications for major developments in Wales. A minimum 
of a 28-day statutory consultation period must be held ahead of submitting the planning 
application. 
7 The New Development Project Board is chaired by the Portfolio Holder for Housing with 
membership from senior Housing, Finance, Legal and Commercial Services officers. 
8 A Section-106 agreement, provided for by the Town and Country Planning Act 1990, is a legal 
agreement between a developer and a local planning authority to make a development proposal 
acceptable in planning terms. Such an agreement can be used to support additional community 
facilities such as providing open spaces and play areas and affordable housing. 
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different timescales to which the Council and MHA are working, this has not proven to be 
practicable. 
 
Community Engagement 
 
Since 2018 Housing Services been working closely with the local community over the design 
and layout of the proposed housing development. This has included extensive liaison with 
both Bronllys Community Council and the local County Councillor.  
 
 More than seventy members of the public attended a community engagement event 

held on September 25th, 2018. 
 A meeting was held on November 21st, 2018 with delegates including Powys County 

Council Cabinet Members, senior Council Officers, the local member for Bronllys and a 
representative from Bronllys Community Council (who also represented the Bronllys 
Green Group, a local body which promotes sustainability in the environment). The 
meeting supported progressing an outline planning application with a condition 
attached to the provision of the open amenity and green space. This was to provide 
reassurance that a suitable area would be retained as public open space, managed by 
Housing Services and with the option of a gardening licence for the community on some 
parts of the area. 

 On January 7th, 2019, a Community Council meeting was attended by Housing Services 
officers, where it was agreed that further engagement with the Community Council 
would take place once ‘Pre-application Planning Advice’ had been secured9.  

 A meeting was held in Llyswen village hall with the Community Council and the Green 
Group on March 28th, 2019 to discuss the pre-application planning advice and share a 
concept design. The feedback was positive and constructive, with delegates noting the 
challenges of creating the required public open space and offering ideas to increase the 
density of homes, including replacing one three-bedroom home with two flats. 
Community Council members confirmed that they were happy with the design and 
were in support of a formal application being submitted for the project, which would 
provide reassurance on planning details and account for the presence of bats in the old 
school building. 

 During the summer of 2019, Housing Services held a series of meetings with the County 
Councillor for Bronllys, to further discuss the proposal.  

 On 3rd June 2020, Powys Housing service, Asbri Planning and the landscape architect 
organised an online community consultation with representatives of the local 
community. These included the local County Councillor representing Bronllys, the 
Community Council, Bronllys Action for Community Spirit and the Bronllys Green 
Group. The site plan was discussed at that meeting. Delegates were advised that the 
proposal for two homes on the space at the western end of the play park was necessary 
to make the best and most efficient use of the whole site, able to provide seventeen 
homes and space for residents to enjoy. Without housing being sited in this location, 
the central space would be smaller and less useable. The Community Council and 
Bronllys Green Group see the provision of large, green space at the heart of the 
development as being a priority for the village. 
 

 
 

9 Pre-application planning advice provides an opportunity for a developer and the local planning 
authority to undertake a review of a proposed scheme, highlight any likely problems and help the 
applicant better understand what information will need to be provided as part of a formal 
application. It does not pre-judge the outcome of a formal planning application. 
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Public Open Space (Village Green)   
 
Strategic Property received an Expression of Interest from Bronllys Community Council in 
October 2018 for the former school recreation/playing field to be used as a community green 
space. The Expression of Interest was duly acknowledged and considered by the Strategic 
Asset Board. The Board did not support the application at that time but agreed that further 
negotiations with Bronllys Community Council should take place to ensure that public open 
space was considered as part of any housing proposal.   
 
Further discussions were then held with stakeholders, including Bronllys Community 
Council, on November 21st, 2018, where reassurance was given that the provision of a 
suitable area for public open space would be considered for inclusion as part of any 
development. 
 
A number of applications have been made to register a new Town or Village Green10 on the 
land adjoining the former school at Bronllys. The first two applications were not considered 
to be legally valid. Officers of the Countryside Access and Recreation team and Legal 
Services have carried out an initial review of the third application to register a new village 
green. The purpose of the review is to decide whether the application is ‘duly made’ i.e. to 
check that it meets the legal requirements to be processed further. Having done so, it has 
become apparent that there is a complex legal matter that needs further consideration. 
Independent legal advice is being sought regarding case law that came into effect in 
December 2019, that may have implications for this application.  The status of the third 
application can be confirmed once the legal advice has been received.  
 
If the application is deemed to be ‘duly made’ it would then be assessed independently, this 
would probably be undertaken by an external barrister or independent inspector, due to 
the potential conflict of interest as it is Powys County Council land. If that process results 
in the successful registration of a village green this would have significant detrimental 
implications for the overall viability of the proposed development.  
 
The potential Village Green application was known at the time of the valuation of the site 
for transfer from the General Fund to the HRA. Housing Services therefore proposed a 
compromise allocating a greater part of the site to public open space meaning that the net 
developable area was considerably less than industry norms, which had an effect on the 
value of the land for housing development.   
 
Play Park 
 
Neuadd Terrace Play Park was transferred from Countryside Services to Housing Services 
in August 2017.  It was agreed that any development proposals would not be considered 
further until the adjacent school site became available.  Bronllys Community Council had 
previously been offered the Play Park but had not been able to accept the transfer of this 
facility. 

 
Section 106 funding of £10,000 from the MHA development has been secured for 
improvements to the play areas at Pont y Wal and Neuadd Terrace, Bronllys. The 

 
10 Anyone can apply to register land as a Town or Village Green under section 15(1) of the Commons 
Act 2006 by applying to the commons registration authority. Any such application must be 
considered and determined in accordance with legal procedures set out in law. 
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Countryside Services team has held initial discussions with Bronllys Community Council 
about the type of equipment that should be purchased for the play areas. The Community 
Council is currently reviewing the age restrictions on different pieces of play equipment to 
inform the improvements for the facility.  
 
Next Steps  
 
A Full Planning Application will be ready for submission in December 2020. However, 
further progress would be subject to approval of the proposed housing scheme by the 
Council’s New Development Project Board. 
 

 
 

For further information about Powys County Council Housing Services, please send an e-
mail to: housing@powys.gov.uk; call on 01597 827464 or visit: www.powys.gov.uk 


