
Former Mid Wales Hospital Development Brief - Consultation Response Report 

 

For ease of reference, consultation responses have been organised and summarised under topics rather than consultees names and are 

set out in alphabetical order. 

ABBREVIATIONS 

BBNPA – Brecon Beacons National Park Authority DB – Development Brief HLCA – Historic Landscape Character Assessment 

LDP – Local Development Plan   MWH – Mid Wales Hospital  NRW – Natural Resources Wales   

PCC – Powys County Council    PPW – Planning Policy Wales  SAM – Scheduled Ancient Monument  

SSSI – Site of Special Scientific Interest  SPG – Supplementary Planning Guidance TAN – Technical Advice Note 

 

TOPIC COMMENTS RECEIVED APPLICANT RESPONSE 

 
ACCESS 

The new bridge across the Ennig is narrower than the old one – creating 
a bottle neck which should not be ignored.  

This will not be a barrier to 
development but will be assessed in 
the Transport Assessment. 

Whilst the cost of developing both the Church Road access & Asylum 
Bridge is potentially an unfair financial burden, without doing so the 
environment will become unsafe for residents to live. An improved access 
plan is required. 

Opportunities to improve the access to 
the site and safety for existing 
residents will be explored at the 
detailed design stage. 

The roads leading to the site are narrow with on street parking & limited 
footpaths. 

This will be fully assessed in the 
Transport Assessment. 

Church Street is unsuitable as a viable access option into the town square 
for the volume of traffic envisaged. 

Noted.  The development is designed 
to be accessed from Hospital Road. 

On street parking on Hospital Road needs to be better managed to assist 
with the through flow of traffic and for emergency vehicles. 

The opportunity for improvements will 
be assessed in the Transport 



Assessment. 

Some of the existing access points into the site are lightly trafficked & 
have never been used to access the site and should not be used in 
connection with the development. 

This will be reviewed with PCC 
highways and other consultees and 
amended if necessary. 

The masterplan does not recognise the existing access to 1-4 Hospital 
Villas and further consideration is required on how this access will be 
safeguarded. 

The DB has been updated to identify 
this existing track 

The access serving 1-4 Hospital Villas has poor visibility and is not safe 
for more houses. 

This will be reviewed with PCC 
highways and improved if required. 

The proposed access near Pwll Y Wrach would alienate walkers. This access will only serve around five 
dwellings. 

Existing rights of way through the site to properties should be honoured 
during the construction phase. 

Noted. 

New access points on the site have been created by simply labelling them 
‘existing’ access on the plan. 

The DB does not propose any new 
vehicular accesses. 

The possible pedestrian access links are not safe as they enter onto 
single width highways; some are simply informal footpaths being made by 
trespassers. 

Safe routes for pedestrians will be 
considered further at the detailed 
design stage and Transport 
Assessment. 

Parking issues on Hospital Road, Church Street, High Street and around 
town need to be addressed as part of wider traffic management 
improvements for Talgarth. 

Parking near junctions leading to the 
site will be reviewed in the new 
Transport Assessment. 

More traffic will make it more dangerous for people walking to the 
waterfall. 

Pedestrian connections will be 
reviewed in the new Transport 
Assessment  

There is a lack of passing places and pavements in Penybont Road Noted. The need and scope for 
improvements will be considered in the 
Transport Assessment. 

Restoring the roadway (Bell Street onto High Street) to its pre-2015 
configuration will make it safer for increased traffic volumes. 

Noted. The need and scope for 
changes will be considered in the 
Transport Assessment. 

Make the road system around the hospital a one way system, stop cars Noted. The need and scope for 



from parking along the road. Buy the fields at the bottom of the hill to 
allow for residents parking, widen and strengthen the bridge. 

improvements and changes will be 
considered in the Transport 
Assessment. 

   

 
ACTIVE 
TRAVEL 

The Active Travel (Wales) Act 2013 & Wellbeing of Future Generations 
(Wales) Act 2015 requirements extend to ensuring new developments 
make Active Travel provisions & connections. PPW reinforces this making 
Active Travel links a high priority. New developments should either 
connect to an existing Active Travel network or incorporate improvements 
providing connections to the network and/or existing education/recreation 
or employment sites so that movements between locations can be made 
safely by foot or bicycle. The DB details do not currently meet Active 
Travel design standards. Wider discussions on this provision will be 
required. 

Noted. This will be considered at the 
detailed design stage and will be 
encompassed within the planning 
application. 

The identified cycling and walking routes on site is appreciated but 
greater thought is needed on how these routes link to the town and 
encourage residents to travel actively between them. 

Noted. This will be considered at the 
detailed design stage. 

The DB gives no consideration to the design of external works to enable 
the development to encourage walking & cycling. 

This will be considered at the detailed 
design stage. 

People will be reliant on car as the bus service is only 9:30 -18:00. The application will be supported by a 
sustainable travel plan to encourage 
non car-based travel modes for short 
trips. 

The access roads and junctions are not wide enough to take buses. Smaller buses can travel the route. 

Unless significant sums are spent on land to create usable footpaths, 
wider access roads and cycle ways and a ban on on-street parking on the 
two approach roads into the town square the reality of active links to the 
town will not happen. 

The need, scope and viability of any 
improvements will be considered at the 
detailed design stage  

The existing footpath is narrow and poorly maintained. Pedestrian and 
cyclist will end up walking/cycling in the road creating a health and safety 
hazard. 

The need and scope to improve the 
footpath will be considered at the 
detailed design stage. 

  



   

 
AD HOC / 
GENERAL 
COMMENTS 

The majority are supportive of the development of the type described in 
the DB and therefore its adoption, albeit all in support would commend a 
final scheme that protects amenity & environment. 

Noted. 

We all embrace the concept of Wellbeing. This is an opportunity to 
enhance in practice the wellbeing of future generations of families who 
could live & work in what we all agree is a wonderful location. Wellbeing is 
intangible, the prospect of many new households making a tangible 
contribution to the socio-economy of Talgarth is not. If we dismiss the DB 
it is difficult to see what the MWH site as it stands adds to anyone’s 
wellbeing. 

Agreed. 

The Town Council are supportive of the project moving forward, but there 
are 3 areas about which they require certainty in order to give their full 
support – up to date traffic statement, guarantee that 20% affordable 
housing will be provided and details of the timescale for the development 
of employment use premises. 

An updated traffic assessment has 
been submitted to PCC highways and 
they have confirmed agreement to its 
conclusions.  The DB has been 
amended to confirm 20% affordable 
will be delivered.  The employment will 
be delivered in the early stages of the 
build programme. 

All of the issues raised can be addressed as part of the ongoing planning 
process – there are no show stoppers that would call into question the 
careful & sensitive development of a planning application covering the 
site. 

Agreed 

A Facebook pole results associated with the question ‘Are you in favour of 
plans for the MWH submitted by Collins Developments?’  were 88% - 
Yes, 12% No. 

Noted. 

The development described in the DB would be less intrusive than the 
Hospital was. 

Noted. 

Fabulous plans, just go ahead & do it, current situation is a total drain on 
resources, a few negative comments from people who are trying to hold 
on to the past, some of whom do not even live in Talgarth. 

Noted. 

The DB should include greater analysis of historic layout & aerial The DB proposal has been informed by 



photography at the start. and shaped around the historical 
hospital layout. 

The current state of the site is a disgrace to Talgarth and the various 
authorities who have responsibility in this area.  The owner has been 
impeded all along.  The development will bring much needed housing and 
employment freeing the town of a derelict, dangerous & uncontrollable 
site.  Approval is in the best interests of the majority of Talgarth. 

Noted. 

The draft looks amazing – a wonderful opportunity to make Talgarth 
vibrant & diverse again. We battled to keep our school & rebuild them, we 
don’t want them empty. 

Noted. 

Development of this site can only be a benefit to the immediate 
environment & the wider community of Talgarth. 

Noted. 

The DB will add to the economic prosperity of the area, helping safeguard 
and sustain the future viability of Talgarth as a place which is available & 
desirable for people of all ages & backgrounds. 

Noted. 

Everyone in the town wants to see the site re-developed but it must be 
sustainable, environmentally friendly and compatible with local 
infrastructure. 

Noted.  These considerations will be at 
the heart of the planning application 
proposals.  

We are very pleased with the plans and hope it goes ahead soon. Noted. 

The development will dramatically improve the site, bring much needed 
housing, help support and expand its local economy. 

Noted 

There are war graves in the cemetery & the possibility of other unmarked 
graves around the chapel and east of the chapel under the car park. 
Building should not take place on the burial ground. 

Noted. We will make further local 
enquires regarding the location of 
possible unmarked graves. 

The site falls outside a defined coalfield area. Noted 

Approval of this DB will damage Talgarth, it’s economy & the reputation of 
the Authority. 

Disagree.  Approval will be another 
step towards Talgarth’s regeneration 
as a vibrant town.  

The site urgently needs re-developing & the DB proposals should be fully 
supported. 

Noted 

Comments made on the previously refused application have been 
ignored. 

The LDP allocation overcomes many 
of the refusal reasons and others will 



be addressed at the application stage. 

The site should be developed for a college, care home, prison, 
park/museum or could be used as a wind or solar farm. 

There is no alternative proposal for 
consideration and these uses would be 
contrary to the LDP 

It will devalue neighbouring properties. Agents advise that generally, the 
reverse is likely to happen but 
ultimately this is not a material 
planning consideration. 

Living next to a well-designed development, rather than a derelict site, 
would increase house prices.  

Agreed. 

We are excited by the vision & fully support the development  Noted 

A name for the site should be established as early as possible  Noted 

The development will lead to increased air pollution. Talgarth is not within an air quality 
management zone.  Traffic movements 
will also be less than when the hospital 
was in use but vehicles were 
considerably more polluting back then. 

We are entirely supportive. Talgarth needs people to support its school, 
shops, small businesses and voluntary organisations. The socio-economic 
benefit arising from the proposal has the potential to be huge. The DB 
offers a really sound basis for turning what is a blight into a major asset for 
Talgarth, the BBNPA and the wider environs. 

Noted. 

Don’t listen to people who have moved next to the site thinking it was 
some kind of rural idyll. 

Noted. 

Objectors need to realise this is a living community and not a static 
country park. 

Noted. 

I support the DB. The overarching need is for more housing & 
employment for young people. The site is ideal for that while maintaining 
the agricultural surroundings and the BBNPA leisure & ecological aims. 

Noted. 

The site offers real prospects for jobs & culture creation – it is suited to a 
mixed use or institutional development rather than purely residential. 

The development is allocated for a 
mixed use development and this what 
the DB proposes. 



Talgarth is at a crucial moment and its regeneration deserves better. The DB proposal will make a 
significant positive contribution to 
Talgarth’s regeneration. 

All new buildings & renovations should be carried out to a high standard of 
sustainability, eco-friendliness & energy efficiency & sustainable drainage. 

Noted. 

The amount of people the development would benefit, the money it would 
generate for the county, the council & the town far outweigh potential 
traffic problems. 

Noted. 

A skateboard park should be included. Noted. 

The reason the scheme was unacceptable in 2012 remain relevant, only 
they are now exacerbated by the scope of the DB. 

The combination of the site now being 
allocated in the LDP and the DB 
proposal address all the previous 
refusal reasons. 

A mixed use scheme, involving housing, recreation, conservation & 
ecology would be our ideal. It would need to be a size which makes less 
demands on the existing infrastructure than the DB proposal. 
Sustainability should be at the forefront of development. 

The DB delivers all these topic areas 
and local infrastructure has capacity to 
accommodate the scale of 
development proposed. 

   

 
AFFORDABLE 
HOUSING 
 

We are disappointed the development will not achieve 20% affordable. The DB has been amended to confirm 
that 20% affordable will be achieved 

The affordable housing does not have to be social housing & alternatives 
should be fully explored. 

We have considered Intermediate 
affordable housing for sale as an 
alternative to social housing. 

I hope the prices of the homes will be affordable for Talgarth residents. The development will include a broad 
range of houses to cater for different 
levels of affordability. 

We (PCC affordable and strategic housing department) are content with 
the 20% affordable housing on the site being offered as Intermediate 
affordable housing tenure.  We have taken this decision based on the 
viability difficulties of the site. We also took into consideration the several 
proposals in the pipeline for social housing in the area and see this as a 
balance of tenure provision. 

Noted. 



I am extremely excited at the prospect of affordable houses being built in 
Talgarth. As a teaching student I would love to move back but houses are 
extortionate prices. Young people are moving out of Talgarth, this would 
help retain & attract them. 

Noted. 

Our Health Authority is struggling to recruit & retain staff, our teachers are 
also lacking, as there is no housing. 20% affordable housing is great. 

Noted. 

Not less than 20% of on-site affordable housing is acceptable. There 
should be no argument over the site’s viability with regard to this element. 

20% affordable is confirmed. 

   

 
AMENITY 

The development will overlook our properties & obscure our view of the 
mountains. 

This can be reviewed and if necessary, 
amended at the detailed design stage. 

The potential 8 year build programme will generate significant noise & 
disruption. 

We will develop a construction 
environmental management plan to 
mitigate the impact of construction on 
nearby properties. 

The site is within a designated Dark Skies area - a study into light 
pollution & its impact should be undertaken. 

All external lighting will be LED and 
directional (i.e. angled towards the 
ground) to minimise light pollution. 

The development will surround existing houses on Hospital Road & 
should allow generous space around them to protect their outlook & 
privacy. 

A landscape buffer is included between 
the rear of houses on hospital road and 
the nearest proposed houses. 

The proposal does not contain a Community Impact Statement – what are 
the implications for local public services. 

This will be considered in preparation 
of an application at the detailed design 
stage but DB consultees have not 
highlighted any capacity issues. 

Air quality will severely impaired with levels of carbon monoxide 
exacerbated by the narrowness of the approach roads & height of 
buildings.  

No part of the site or Talgarth falls 
within an Air Quality Management 
Zone. 

   

 
COMMUNITY 

The site is a continuous strain on police & other emergency services 
resources & poses a significant health & safety risk.   

Demolition will remove this risk. 



SAFETY The development must be allowed to progress as soon as possible to 
alleviate the far-reaching concerns that have been prevalent over a 
number of years & enable resources to be deployed to other community 
concerns. 

Noted. 

   

 
CONSULTATION 
PROCESS 

The DB proposals should be presented to Talgarth residents in a public 
arena. 

This occurred in the public meeting on 
8th October. 

The consultation should be extended to after the public meeting.  This was the case.  

   

 
CONTAMINATION 

For health & safety reasons, this should be cleared immediately & not be 
dependent on planning. 

The authority advises this is not 
possible as it is a conservation area. 

Given the historic known contamination, significant investigation & 
assessment will be required in advance of a determination on any 
planning application. 

This will be undertaken. 

Perhaps the government can help fund the clean-up costs. We have met with the government and 
been advised that no grant or funding 
is available to assist with this. 

   

 
DESIGN, 
LAYOUT & 
APPEARANCE  

The designs of the homes look attractive. Noted 

This looks a well-designed development scheme. Noted. 

Talgarth Town Council are pleased that Building for Life 12 standard is 
being used & the variety of different height buildings which reflect the 
character of buildings previously on site. 

Noted. 

The design of buildings along the ‘high street’ frontage should better 
reflect the form of existing buildings in this area. 

The scale & mass of buildings has 
been informed by the road hierarchy & 
existing buildings along this road. 

The existing brick chimney should be retained as a focal point & to 
respect semi industrial former use of the site  

This is an interesting idea & can be 
considered further at the detailed 
design stage. 

The new central open space within the development was not historically 
open as it was the site of the former kitchens. 

Noted, but the hospital did have two 
centralised areas of open space 



alongside each wing and so the 
principle of this is rooted in the historic 
site layout.  

The use of red brick and sandstone facing materials is supported.  
Render should be limited to rear elevations.  Door & window details 
should respect the Conservation Area. 

Noted, but this is a detailed design 
matter. 

The masterplan is fully supported. Noted 

The house designs look like any other estate – bland & formulaic. The house designs in the DB are 
indicative but have been informed by 
the character and appearance of the 
conservation area. 

Adequate parking should be provided including visitor parking. Noted 

Fabulous plans. Noted. 

Could parking for visitors/walkers to Pwll-y-wrauch be incorporated on the 
edge of the development? 

This will be considered at the detailed 
design stage. 

The opportunity should be taken to make this an exemplar development 
with environmentally friendly houses. 

The houses will be energy efficient and 
will also incorporate solar PV where 
possible. 

The design whilst described as ‘old Talgarth vernacular’ appears more of 
a cookie cutter variety, resembling previous designs from elsewhere, 
most notably a development in Manningtree, Essex. This approach to 
design will be detrimental to the character of Talgarth.  

The indicative designs have been 
informed by the conservation area 
appraisal and the setting of the site.  

The site has a rural context and not ‘old Talgarth town centext’. The local 
vernacular is in fact that of farmsteads that dot the area, small clusters of 
low rise agricultural barns, with land in between. 

This is not the existing character of the 
site, which comprises 3 storey high 
density development. 

Plans show only a low percentage of proposed building having stone 
elevations. Any stone from demolition should be reused on site. 

Stone will be salvaged from the 
demolition and re-used on the 
development. 

The urban community idea should include mixed uses not just housing. A 
main street with just houses makes no sense. 

The development is mixed use with the 
main street incorporating both housing 
and offices with opportunity for flexible 
business for start-up units. 



The house designs should not copy features of the old. Noted. 

The Chapel should become a permanent exhibition space relating to the 
site & its history. 

This will be explored further at the 
detailed design stage. 

   

 
DEVELOPMENT  
AREA 

The proposal goes beyond the footprint of the existing buildings into 
greenfield land. 

All development remains with in area 
titled ‘Mixed Use Allocation’ in the LDP. 

Why do you want to build on the horses field. To achieve a viable development. 

Development should be limited to the area of the existing hospital 
buildings. 

This would not achieve a viable 
development. 

Building houses outside of the Settlement Boundary within the open 
countryside is contrary to the LDP. 

No development is proposed in open 
countryside as all development is 
contained within the LDP allocation 
area.  

Extending the site to fund the main site clean-up is not justification for 
loss of BBNPA green space.  

The demolition and asbestos removal 
costs are a material planning 
consideration in the assessment of the 
quantum of development. 

The greenfield part of the site should not be developed when existing 
brownfield sites in Talgarth have not been utilised & local need has not 
been demonstrated. 

The LDP does not restrict development 
to only brownfield land. 

   

 
DRAINAGE 

New foul drain works could block the roads. Traffic management would need to be 
agreed by PCC highways. 

This requires more detailed consideration. Drainage will be fully designed in 
support of the planning application. 

We (Welsh Water - WW) are in ongoing discussion with the applicant to 
establish the foul drainage capacity & any upgrades required. 

WW have now confirmed that foul 
drainage capacity exist for the DB 
proposal. 

Foul drains in Talgarth are already at maximum capacity. WW have confirmed that foul drainage 
capacity exists. 

Welsh Water capacity is a key matter which needs to be clarified to WW have confirmed that foul drainage 



ensure it can cope with the increase of number of properties.  capacity exists. 

   

 
ECOLOGY 

The development will not preserve the local ecology. Ecology surveys are ongoing to identify 
& mitigate the ecology impact. 

It brings development nearer the Pwll–Y-Wrach SSSI (especially the 7 
houses on the side that adjoin the reserve. 

The development does not encroach 
on the SSSI and NRW do not object on 
this matter. 

Existing trees & vegetation should be protected around the proposed bat 
house to safeguard the bat movement corridor. 

This will be the case. 

The provision of a replacement lesser horseshoe bat roost needs to be 
well sited, ensuring it is well connected to the wider countryside. The 
detailed design of lighting, landscaping, control of people access will help 
secure suitably vegetated dark corridors with minimal disturbance. These 
dark corridors need to be created in all (useful directions) to facilitate bat 
flight not just to the SSSI. 

Recommendations noted and will be 
considered in the on-going discussions 
with BBNPA ecologist and NRW. 

The replacement bat roost should be built before any work which may 
damage the existing roost takes place. 

This will be the case. 

Houses on greenfield land to the south will disrupt the bat movement to 
the SSSI. 

New development stops short of this 
wildlife corridor for this reason. 

Protection of the bat population through construction of a bat house 
seems an afterthought. All houses should have built in bat boxes. 

Bat boxes on houses can also be 
introduced. 

The development could lead to extra impact on the SSSI through 
connections from the development for dog walking etc. A Section 106 
agreement to offset any potential future damage should be considered. 

This potential impact will be considered 
in the future application. 

There are dormice on site. Dormouse surveys are on-going but no 
dormice have been found to date. 

Housing on green fields will have an impact on wildlife, as the fields are 
home to badgers, hedgehogs, foxes, kites, buzzards, owls & dormice, as 
well as abundant bird & insect life. 

Ecology surveys are ongoing to identify 
& mitigate the ecology impact. 

Further surveys for dormice, great crested newts need to be undertaken 
but also updated bat surveys which identify any impacts & appropriate 
mitigation. 

These surveys are on-going. 



   

 
EMPLOYMENT 

There are insufficient employment opportunities to support this level of 
housing. 

The LDP employment land provision is 
sufficient to meet the local population 
growth identified in the LDP. 

The DB reduces land allocated to employment in the LDP – Talgarth 
needs more employment especially if there are to be more houses. 

The LDP and Talgarth area has a 
surplus of allocated employment land. 

Construction jobs for short period of 8 years are irrelevant – the long term 
future is paramount. 

The proposed employment floorspace 
will generate 40 full time jobs.  The 
creation of 100 full time equivalent jobs 
during the construction will be a 
significant boost to the local economy 
and is not irrelevant. 

The development should include workshop & studio space at an 
affordable level for small local businesses & start ups 

If demand exists, there is an 
opportunity to create this type of unit 
within the chapel.  

The appropriate type of business premises should be developed on site 
to meet local need & demand. The commercial consultation provides very 
good details of local demand for residential properties, but nothing about 
the local demand for commercial property. 

Consultation with commercial agents 
has taken place and this will continue 
through the detailed design stage to 
inform the planning application. 

The on-site commercial units need to be completed early in the 
development process and guarantees are required to this effect. 

Subject to viability considerations, the 
commercial units will be delivered as 
early as possible in the construction 
programme. 

   

 
FLOODING 
 

The Powys flood model indicates the area may flood. The site is not in a floodzone. 

If surface water connects into the combined foul drainage system or into 
the river it could increase flood risk in the town 

Surface water will be sustainably 
managed on site and will not connect 
into the combined sewer.  

The occurrence of a flash flood off the mountain appears to be a one off 
event so there are likely to be no flood risks with the development. 

Agreed. 

Surface water from the development could cause flooding of properties The surface water drainage design will 



on Hospital Road adjacent the development. ensure this does not happen. 

   

 
HERITAGE 

Since it has become a ruin I see it being far too costly to repair the 
buildings. 

Agreed. 

Demolition of existing buildings would cause substantial harm to the 
Conservation Area in conflict with chapter 6 of Planning Policy Wales. 

The existing buildings are beyond 
economic repair & the proposed 
development has been designed to 
respect the character of the 
conservation area. 

The buildings as they stand are of little architectural merit & the site 
brings the concept of ‘Conservation Area’ into disrepute. At least the 
tower, former administration block, former chapel & mature vegetation 
should be conserved. 

Aside from the heating tower, the 
proposals retain all these buildings and 
features.  

The nearest Scheduled Ancient Monument is 500M SE of the site.  
Intervening vegetation & natural topography block all views of the site 
from the SAM & there is unlikely to be any effect on the setting.  Of the 
remaining SAM’s, intervening topography means potential inter-visibility is 
unlikely except potentially for Castell Dinas 3KM SE & Pen Y Wyrlod 
Long Cairn 1.8km SSE.  In each instance the distance involved means 
any potential impact effects on the setting of the SAM would be very 
slight and not significant. 

The heritage impact assessment 
supporting the application will consider 
the impact on these SAM’s. 

 Is it possible to retain more existing buildings to make the development 
more sympathetic as asbestos should not be a reason for demolition? 

No - Specialist advice is that the 
underground asbestos cannot be 
safely removed without carefully 
dismantling the buildings first. 

In accordance with para 6.5.20 of Planning Policy Wales, the masterplan 
should be supported by a full planning application rather than outline. 

This will be the case. 

The facades of all the stone hospital buildings should be retained.  This is not a practical or viable option. 

There is scope for recycling stonework & architectural features, even if 
the materials/features no longer form part of the original buildings. 

Yes, this will occur. 

The site is an eyesore.  Noted. 

There should be a proper structural survey to determine if more of these A full building condition survey of the 



historic buildings can be saved. entire site has been completed. 

It is more sustainable to retain & convert buildings rather than demolish & 
start again from new. 

This is not the case with this site. 

Very little has been done to prevent the deterioration of key buildings, 
what is the evidence that the majority of the buildings are not rescuable 

The building condition survey verifies 
that most buildings are beyond 
economic repair. 

The development should ensure it honours the history of the site and as 
much of its iconic architecture be retained. The historic buildings are an 
important feature of the landscape character. 

The proposed development is informed 
by and respects the architectural and 
landscape character of the site. 

   

 
HOUSING MIX 

Support the range of house sizes & types proposed.  Noted. 

The DB principles are supported by PCC Housing.  Noted. 

Self build plots should be included. There may be an opportunity to create 
a small number of self build plots if the 
demand exists. 

The mix & tenure should be decided after consultation with PCC Housing 
and with consideration of the Local Housing Market Assessment. 

This will be the case as the detailed 
application is prepared. 

   

 
HOUSING 
NUMBERS 

We need the houses for our young people & workforce. Noted. 

I would want to see more houses on the site, so many younger people 
need housing and Talgarth is a great location, with a new primary school, 
events and festivals. 

Noted. 

The numbers exceed what is appropriate for the site and area. The development is likely to be built 
over a 7 to 8 year period so as not to 
saturate the market. 

The density exceeds what is normal for Talgarth. Our density analysis indicates the 
density is comparable with Talgarth. 

The housing density is not compatible with a Conservation Area in a 
National Park. 

The density is compatible with the 
existing character of the site and 
Conservation Area. 

Even 93 dwellings is too many. Noted. 



The development could increase the population of Talgarth by around 
30% 

Noted, and the impact of this will be 
considered in the planning application. 

There is no justification for increasing the number to 125 from the 93 
allocation in the LDP. 

93 dwellings does not achieve a viable 
development due to the demolition and 
asbestos removal costs. 

The development could swamp the existing town. If anything of this size 
is considered it should be carried out in phases over many years. 

The development will be phased over a 
seven to eight year period. 

There are plenty of empty properties in town & new developments 
happening and so there is no housing need for this development.  

Market research indicates demand is 
strong for new builds in the area. 

Guarantees/conditions need to be imposed that control the sequence of 
development. 

The phasing can be controlled through 
planning conditions on any approval. 

The size of the development would place far too great a strain on the 
infrastructure, character & wellbeing of the existing community. It should 
be limited to a reasonable size (say 40 homes). 

This scale of development would be 
unviable. 

   

 
LANDSCAPE 

The development will be clearly visible from the Dragon’s Back nearby 
hill. 

The application will be supported by a 
full landscape and visual impact 
assessment considering visibility and 
impact. 

The site is located in Registered Historic Landscape (P 3 Middle Wye 
Valley); character area (HLCA 1091) Llynfi. The development is of a scale 
and form that has potential to impact on the historic character of this 
landscape & evaluation of this is advised in support of a future planning 
application. 

Noted – the landscape assessment 
supporting the application will consider 
this 

Clwyd Powys Archaeological trust should be consulted. Yes, this will occur. 

The development would be a blot on the landscape. The development will enhance the 
appearance of the site. 

Consideration should be given to a lighting strategy, particularly potential 
for some areas to remain unlit and very limited lighting throughout the 
site, taking into account the Dark Skies Reserve status of BBNP. 

Subject to BBNPA and PCC 
agreement, this will be the lighting 
strategy. 

   



 
PLANNING 
POLICY 

Attempting to amend the LDP like this may well be illegal & will invite 
challenge. 

The DB proposal does not amend or 
breach LDP policy. 

Revisions to the LDP should be considered at the ongoing first 5 year 
review of the LDP where they can be consulted upon, publicly analysed 
and debated, as well as considering alternative uses. The use of the SPG 
status denies consideration of different options by residents & Members.  

The DB does not amend the LDP and 
the DB has been subject to extensive 
consultation. 

The DB deviates significantly from the LDP and PPW and should thus 
never have been bought forward for consultation.  

The DB accords with the LDP policies. 

This is a speculative proposal that twists the framework of the LDP into a 
different shape & asks for that to be adopted as the guidance for planning 
applications. This is an allocated site, the LDP has authority and there is 
no need to be entertaining speculative proposals. SPG must be designed 
to help applicants achieve what is set out in the LDP, it should not be 
used to challenge the plan or become part of it.  

The DB proposal does not challenge 
the LDP as its falls within the mixed 
use allocation area and the quantum of 
development in the policy is not a 
maximum of minimum figure and must 
be informed by what is deliverable. 

The suspension of TAN 1 (6.2) provides assurances that planning 
authorities should not feel pressurised to support applications (& by 
inference DBs) which compromise LDPs. 

The DB is consistent with the LDP. 

There appears to be a conflict between DB and the LDP review document 
about the 5 year housing supply. 

There is no conflict.  BBNPA present 
housing land supply is 3.9 years. 

The DB does not seem to have the substance of which SPG should be 
made. 

The DB is a thorough and 
comprehensive document and is 
considerably more detailed than other 
DB’s that BBNPA have adopted as 
SPG’s.  

   

 
PUBLIC OPEN 
SPACE 

It’s not clear who will have responsibility for maintaining this. This is likely to be managed & 
maintained by a management 
company secured through a Section 
106 agreement. 

The area labelled amenity area is sizeable, lending itself to vigorous 
activity. This is essential to healthy living. We would be very willing to 
assist it the area’s development, use and management. 

Noted and welcomed. 



   

 
PUBLIC 
SERVICES 

There insufficient public services and the nearest A&E is some distance 
away at Abergavenny. 

No consultees have highlighted 
inadequate capacity in local services. 

   

 
TRAFFIC 

The hospital was the largest in Powys and was the central stores for ten 
other hospitals and did the laundry for those hospitals with significant 
traffic including many lorries – no problem with traffic back then. 

Evidence collated from former 
employees corroborates this comment. 

The planning department have advised that hospital use can be used to 
inform baseline traffic assessment and the previously used figure of 755 
daily vehicle movements appears to continue to represent a pragmatic 
view of traffic flows when the hospital was open. 

This conclusion by PCC highways 
concurs with our own traffic analysis of 
when the hospital was operational. 

Using the previously agreed trip rate figure of 4.885 for the residential 
element of the DB proposal, as evidenced from TRICS database, results 
in traffic flows broadly comparable with the historical data 

This conclusion by PCC highways 
concurs with our own traffic analysis of 
the DB proposal.  The figure of 4.885 is 
also higher than the national average 
and higher than any nationally 
documented traffic surveys within 
Powys.  Therefore, this represents a 
very robust vehicle generation ratio to 
be using. 

Based on the data evidence in the traffic assessment the DB is aligned 
with the highway authority submission to the LDP hearing that 
‘redevelopment of the site is fully supported to a scale not exceeding that 
previously experienced’. 

Our traffic analysis indicates the 
proposed DB traffic is slightly less than 
when the hospital was in full operation. 

I strongly believe that there is only one thing that can be done and that is 
to develop the site for housing, along with supplementary buildings. Much 
has been made of the excessive traffic using the site should it be 
developed, it would be silly to say there will be none but no more than 
when it was a hospital (big oil tankers, food deliveries, buildings 
materials, etc). 

Agreed. 

The hospital did not receive the level of traffic that the DB proposals Our traffic analysis indicates the 



would generate.  proposed traffic is slightly less than 
when the hospital was in full operation. 

I can’t see any downside to the plans apart from the parking situation at 
the junction of Penybont Road. 

This will be reviewed at the detailed 
design stage. 

An up to date & properly designed traffic survey is essential before any 
decision about the future use of the site is taken.  

Further traffic surveys will inform the 
new Transport Assessment 
accompanying the planning 
application. 
 

The concern about traffic is important but is capable of being managed. Noted. 

Traffic along Bronllys Road has grown significantly over the last 10 years. New traffic surveys will be carried out 
in support of the planning application to 
record current traffic levels. 

Within Talgarth, highway capacity has been identified as vulnerable to the 
impact of future development. The two roads that access the MWH are 
not adequate to take the increase in traffic that this development would 
cause, both along their length & as they access the town. The DB does 
not contain any realistic means by which this can be addressed. 

The DB proposal will result in a minor 
decrease in traffic compared with the 
hospital when fully operational and this 
traffic used the same road network.   

To compare traffic flows when the hospital was open to the congestion 
125 households & potentially 300 cars (as well as deliveries) would add is 
ludicrous. Patients did not have access to cars & many staff walked to 
work. 

Our traffic analysis and evidence from 
previous hospital employees indicate 
the traffic generation will be less than 
when the hospital was in use. 

Recollections of historic traffic flow issues are contradictory but what is 
beyond dispute is that over the past 30-40years car travel has increased 
dramatically. 

Noted. 

The development could create up to 1200 extra cars using the access 
roads every day causing significant congestion & possibly accidents. 

Our traffic analysis indicates that the 
development will generate 723 daily 
vehicle movements. During the AM 
and PM peak hours, this equates to 
slightly more than 1 vehicle per minute.  
The LDP allocation will generate 890 
daily vehicle movements. 



If each house has an oil tank that needs filling that’s 250 oil tank 
deliveries a year alone. 

The development will be served by 
mains gas 

New traffic should be very manageable. Traffic levels on Hospital Road & 
throughout the town were higher before the hospital closed & more 
concentrated than those likely to arise from this proposed development. 
The back road is a different issue & should not be considered a main 
route. 

The development is designed to be 
served by access from Hospital Road. 

The development would far exceed the 890 traffic movement limit. This 
limit cannot be guaranteed. 

Our traffic analysis indicates the 
proposed traffic will be materially less 
(22% less) than 890 daily movements.  

Parking issues on Hospital Road, Church Street, High Street & around 
town need to be addressed as part of wider traffic management 
improvements for Talgarth. 

This will be reviewed at the detailed 
design stage and prior to submission of 
an application. 

More traffic will make it more dangerous for people walking to the 
waterfall. 

Pedestrian connections will be 
reviewed in the new Transport 
Assessment  

An up to date & properly designed traffic survey is essential before any 
decision about the future use of the site is taken. 

This will be undertaken prior to 
submission and to inform the future 
planning application.  

There has been insufficient analysis of traffic impacts. Further traffic analysis has been 
undertaken, assessed and agreed by 
PCC highways. 

A full Transport Assessment, together with detailed proposals, are 
required, especially given the increase in the proposed number of 
dwellings. Analysis of traffic must be professionally undertaken, with 
modelling of the actual access roads into the town square. 

Further traffic analysis has been 
undertaken, assessed and agreed by 
PCC highways.  Further traffic 
modelling will be undertaken in support 
of the planning application. 

There is a lack of passing places & pavements in Penybont Road This will be reviewed at the detailed 
design stage and prior to submission of 
an application. 

Restoring the roadway (Bell Street onto High Street) to its pre-2015 
configuration will make it safer for increased traffic volumes. 

Noted. 



Make the road system around the hospital a one way system, stop cars 
from parking along the road. Buy the fields at the bottom of the hill to 
allow for residents parking, widen and strengthen the bridge. 

Options to improve Hospital Road that 
are necessary and fall within the 
viability of the development will be 
considered at the detailed design stage 

   

 
TREES 

 

A tree survey was carried out which identified a number of important trees The DB proposal has been informed by 
the tree survey. 

Any mature trees on the site should be retained & incorporated into plans This will be the case. 

An arboretum area could be allocated to include some of the existing 
mature trees, together with fruit trees. 

This can be considered when the 
detailed planting proposals are 
prepared. 

Replacement and new planting should take account of the historic context 
when selecting tree specimens. 

Noted. 

   

 
UTILITIES 

We doubt if there is sufficient utility capacity to serve the development & 
any upgrades need to be properly planned & mapped to minimise 
disruption to the town. 

Some utilities will require upgrading.  
Agreed these works need to be 
carefully co-ordinated. 

The development could overload the public sewerage system. WW have confirmed this will not be the 
case. 

   

 
VIABILITY 

The developer has to make a profit particularly because of the clean-up 
costs. 

Noted.  

Miscalculation by the developer is not our problem to solve – there should 
be a sensible plan and financial capital to fund it. 

The viability assessment has no regard 
to the price paid for the site by the 
current landowner. 

The public should be able to scrutinise the full viability assessment  The viability assessment is assessed 
by the BBNPA expert but all viability 
assessments are treated as 
commercially sensitive and therefore 
remain confidential 

It is important the development is deliverable but the market is slowing Noted 



with no obvious signs of improvement. 

Viability is not a mechanism for dispensing with valid expectations of a 
site &/or allowing inappropriate development. 

The deliverability of the development is 
a material planning consideration that 
carries significant weight in the 
decision making, particularly as the site 
is allocated in the LDP.  

   

 

 

 

 

 

 


