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Foreword

This report could not be more relevant. Last year we saw the emergence of the worst pandemic in 
living memory and in 2021 the impacts of Covid-19 are still very much with us. Our lives will never 
be the same and if we are to rebuild the Welsh rural economy post pandemic, we need this year to 
be different to previous ones. 

The CLA in Wales represents the broadest possible range of economic players, rural businesses and 
service-providers, manufacturers and the supply chain for primary producers and those who provide 
land for amenity purposes. In Wales, rural business totals nearly 105,000 enterprises. One-third of 
the Welsh population lives in rural areas; our rural economy supports some 459,000 people. 

This land supports a wide variety of businesses including agriculture, forestry, tourism, hospitality, 
retail, commercial and residential lettings. Our members generate secure jobs; they provide land 
and buildings for investment, and housing for local people; they produce food and a whole range 
of land-based environmental services. 

CLA members are ready and waiting to help Wales move forward and claw back the time lost to 
Covid-19. They have projects in the pipeline, they are adaptable, they are ambitious, they want to 
welcome visitors from near and far – once it is safe to do so. To do this they recognise the need for 
continued support from the Welsh Government but above all they want flexibility and a level 
playing field to move these projects forward. They also need a flexible and efficient planning system 
that is ready to respond to our ambition and that of most of the rural businesses in Wales. This is 
why we have produced this CLA report – Rural Powerhouse: a planning system designed for the 
rural economy in Wales – with a series of recommendations that sets out what needs to change in 
order to allow rural businesses to breathe and grow again. 

Many of our recommendations can be implemented quickly. Whilst we understand the need for 
effective regulation and the legislative process, if we wait too long for this to be realised many of 
the businesses we rely on to provide jobs and growth will no longer be recognisable. 

Farming and land use have changed over the years. Food production will always be important in 
Wales, alongside the sustainable management of land and the long-term need to address climate 
change. The interconnected nature of the countryside and broader environment highlights the 
importance of diversified rural businesses in the rural economy.  

It is this potential for future growth that needs to be exploited. As well as Covid-19, the UK’s 
departure from the European Union, and the consequential changes in agricultural policy are 
acutely impactful. Farming businesses will have to undertake further adaptation through increased 
productivity, adapting to new diets and tastes, finding new markets, changing land and building 
uses, and diversifying further.  

If rural businesses were more easily able to obtain planning permissions for beneficial economic 
development, including critically needed affordable housing, diversification opportunities could be 
realised more easily through the mechanisms we set out in this report. 

But if the planning system continues to restrict development in rural areas, and thus acts as a 
barrier to rural economic growth, the level of income generation from diversified activities is likely 
to be less with the real possibility that the upward trend will be reversed. The time for change is 
now and the planning system needs to be ready to embrace the change we urgently need.  

 

Nigel Hollett 
Director CLA Cymru 
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1.1   The rural economy opportunity in Wales 

One-third of the Welsh population lives in rural areas1, and our rural economy supports some 
459,000 people. CLA Cymru represents a very broad range of economic players: land-based 
businesses and service-providers, manufacturers and the supply chain for primary producers, and 
those who provide land as amenity. In Wales rural business totals nearly 105,000 enterprises2. 

This land supports a wide variety of businesses including agriculture, forestry, tourism, hospitality, 
retail, commercial and residential lettings. Our members generate jobs; they provide land and 
buildings for investment, and housing for local people; they produce food, fibre, and a whole range 
of land-based environmental services. 

The quality of the countryside, and its natural resources, is of vital importance to CLA members. 
Most objectives for the countryside – economic, social and environmental – rely on landowners and 
land managers for their success, and frequently bring them into contact with the planning system. 

Given the pressure the economy as a whole will be under in the next few years, the ideas set out in 
this report aim to assist the Welsh Government in growing the economy in rural areas with little 
upfront funding. This opportunity must not be missed. 

1.2   Challenges facing the rural economy in Wales 

The rural economy in Wales is very diverse and relies heavily on micro, small and medium sized 
enterprises (MSMEs). Productivity per worker in areas of rural Wales has increased over the past 
decade, in line with other areas of Wales. Nevertheless, productivity per worker in rural areas 
remains below the Wales average3. 

An important part of the rural economy in Wales is tourism, and the ability for rural businesses to 
diversify relies on a consistent and proactive approach to planning policy to enable rural businesses 
to thrive. 

Radical change is not what this report focuses on because, especially following the Covid-19 
emergency, action is needed now. Although there may well be a need to consider more 
fundamental change, we are concerned mainly with changes which could be made quite quickly, 
with limited cost and disruption to the Welsh Government and Local Planning Authorities, to get 
the economy in rural areas moving in the light of the major challenges it now faces. We set out 
below the most important challenges facing the rural economy today. 

1.2.1  Responding to community needs. The hopes and needs of rural communities for better 
jobs, housing, transport, services and leisure are similar to those of people in urban areas. Yet in
the CLA’s experience, many in the countryside feel that they are not receiving the benefits of 
economic growth and the Welsh Government needs to do more to build the relationship between 
rural businesses, rural life and the environment to create a more prosperous and equal Wales in line 
with the Well-being of Future Generations (Wales) Act 2015. 

1.2.2  Balancing the economy. The economy in rural areas has lagged behind urban areas. The 
traditional image of rural economies as dominated by primary industries (such as agriculture and 
forestry) and small-scale tourism is increasingly anachronistic, when in fact their sectoral composition 
is similar to that in urban areas. The business base in rural areas is not just growing, but also 

1.  CLA Cymru and the Rural Powerhouse 
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1.   CLA: ‘Standing Up for Rural Business’ 
2.   https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/labourproductivity/articles/exploringlabourproductivityinruralandurbanareasingreatbritain/2014 
3.    https://gov.wales/sites/default/files/consultations/2020-12/agriculture-wales-bill-white-paper.pdf 



becoming more sophisticated, creative and innovative despite the issue of adequate broadband 
delivery. In spite of this, rural areas have much lower productivity than urban areas. For example, 
Cardiff has a productivity rating of 113.5% compared to 61.5% in Powys4. More needs to be done 
by the Welsh Government to level up all parts of Wales. 

1.2.3  Recovering from the economic impact of Covid-19. Covid-19 has had a hugely damaging 
effect on the economy in rural areas across all sectors, but in particular leisure, tourism, events, and 
hospitality where income has been wiped out since the first lockdown started in March 2020. Some 
of that damage may be temporary, but some of the lost economic activity is unlikely to come back. 

An efficient, effective and proportionate planning system is a key component of economic recovery. 
Many businesses believe that the planning process is currently complex, lengthy and costly. In our 
view it needed reforming even before the Covid-19 crisis hit. It could be an important – and 
relatively cheap – ingredient of boosting economic development in rural areas and helping the 
recovery. Business premises in rural locations may become more attractive in light of the coronavirus 
experience; if that is the case, the planning system needs to be able to respond quickly to emerging 
demand. In other places, in the short term, local planning authorities may want to free up vacant 
office and commercial space for new uses (such as for residential, affordable and sheltered housing). 
Again, we would argue, this requires flexible and responsive planning policy and process. 

Furthermore, in addition to the challenges identified above, there are further challenges in terms of 
the changes arising from Brexit and a restructuring of funding for agriculture set out in the 
Agriculture (Wales) White Paper (December 2020)5. 

The primary objective of the planning system in Wales is to contribute towards the delivery of 
sustainable development and improve the economic, social, environmental and cultural well-being 
of Wales as required by legislation including the Planning (Wales) Act 2015 and the Well-being of 
Future Generations (Wales) Act 2015, with a duty on public bodies to deliver these improvements. 
It is thus clearly important to the future development of the rural economy, and applicants and 
decision-makers will need to recognise this. 

1.3    What is the CLA hoping to achieve through 
        the Rural Powerhouse campaign? 

The Rural Powerhouse is a CLA campaign launched during the 2019 General Election. We believe 
that, with the right policy platform, the economy in rural areas has tremendous potential for 
economic growth, job creation and wider prosperity. 

Its ultimate aim is to unleash the potential of the rural economy, by closing the rural productivity 
gap, and transforming the lives of those people who live and work in the Welsh countryside. 

There are five distinct themes: 
          1.     a fully connected countryside; 
          2.     a planning system designed for rural communities; 
          3.     profitable and sustainable farming; 
          4.     investment in skills and innovation; 
          5.     a simpler tax regime. 

This policy report deals with the second theme of the campaign – “a planning system designed for 
rural communities” – and explains how a simpler and properly resourced planning system can 
support, enable and enhance development in Wales’ rural areas. 

 

CLA policy report 2021 – Rural Powerhouse: a planning system designed for the rural economy in Wales 6

4.     https://statswales.gov.wales/Catalogue/Business-Economy-and-Labour-Market/Regional-Accounts/Gross-Value-Added-GDP/gvaindices-by-area-year 
5.     https://statswales.gov.wales/Catalogue/Business-Economy-and-Labour-Market/Regional-Accounts/Gross-Value-Added-GDP/gvaindices-by-area-year# 
 



The economy in rural areas is entering a period of significant change, perhaps the biggest since the 
UK entered the Common Agricultural Policy almost 50 years ago. The UK’s departure from the 
European Union and the new trading relations this will generate create both opportunities and risks. 
These changes come alongside new expectations and perceptions about what the countryside is for 
and the nature and make-up of the economy in rural areas. 

Of further relevance is the context of the profound policy change heralded by the Welsh 
Government’s publication of the Agriculture (Wales) White Paper. The White Paper sets out plans 
for what may be the biggest change in agricultural policy for decades, paving the way for the 
introduction of an Agriculture (Wales) Bill in the next Senedd term. Such proposals may lead to 
restructuring in the agricultural sector, with some land assets becoming available for other – 
potentially more profitable – uses such as tourism, diversification or small-scale housing 
developments. 

It is all too often forgotten that the countryside is a mosaic of activities each with a contribution 
to make to the whole. The economy in rural areas is dynamic and in a constant state of change. 
Commercial activity, management of the countryside, the health and well-being of rural 
communities and the provision of services are part of one and the same picture. They all depend 
on one another. 

In Wales, if rural businesses were more easily able to obtain planning permissions for beneficial 
economic development, including critically needed affordable housing, diversification opportunities 
could be realised more easily through the mechanisms set out above. Taking into account the 
potential impact of restructuring in the agricultural sector as a result of proposed changes to 
government policy during 2021 – 2028, then it can be assumed the rate of income generation 
could be significantly higher than the present annual 2%. Assuming that the rate of income 
generation is increased to 4%, and that the current 2% rate raises an annual £34.5m, by 2025 
Welsh farmers could expect to raise just under £42m per year from diversified income, rising to just 
over £51m by 2030. At a more ambitious, though still achievable, rate of 6%, Welsh farmers could 
expect to raise over £46m per year by 2025, rising to almost £62m per year by 2030. 

It is CLA Cymru’s view that while the planning system does not require a total overhaul to enable 
and support this change, there are both short-term and long-term changes that would make it 
more effective, efficient and transparent. 
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2.  Why is the Rural Powerhouse 
     so critical now?



The economic needs of rural communities for better jobs, housing, transport, services and leisure 
are similar to those of people in urban areas, and a broad policy context for this is identified in the 
Well-being of Future Generations (Wales) Act 2015 (see section 5.9) and Technical Advice Note 6 
Planning for Sustainable Communities (TAN6)7. 

While land-based industries dominate the use of rural land, only a small proportion of employment 
and Gross Value Added (GVA) is directly generated by these industries. That does not mean the 
land-based sector is unimportant: it provides the context in which a whole range of other rural 
economic activities take place, and it maintains the rural landscape and delivers biodiversity and 
natural capital goods and services. 

Rural economies have in fact become increasingly diverse and differentiated. Farming businesses 
have diversified into other business types, many of which have become important enterprises 
through substantial earnings and job creation. Activities such as manufacturing, commercial, 
small-scale minerals extraction, technology, creative and service sectors have grown in importance 
in rural areas. This has meant that the economy in rural areas is now broadly comparable to the 
urban economy in terms of sectoral composition. 

Rural businesses may conduct many interdependent commercial activities as part of their over-arching 
business strategy on their land. The variety of commercial activities is aimed at ensuring an overall 
objective of sustaining a viable, long-term business that seeks to balance environmental objectives 
with the economic well-being of the countryside and the provision of job opportunities, as well as 
housing, for local communities. But these businesses and communities have the potential to be 
even more successful with additional job creation, sustainable villages and enhanced rural vitality. 

Just as important, an economy in rural areas that seeks to deliver environmental and natural capital 
improvements and enhancements will be part of the solution towards achieving a net zero target in 
line with climate change aspirations: the planning system has a key role to play in delivering these 
outcomes. 

A broader economy in rural areas that delivers a range of full-time jobs, with associated salaries, 
will be infinitely more robust and sustainable, than the seasonal economy that appears to be 
favoured in many cases by some planning authorities and other stakeholders. 

In this context, a planning system that seeks to achieve its objectives for rural communities and the 
environment by restricting economic development fails the businesses, communities and the 
environment it is intended to support. 

A transformed planning system (both policy and regulation) that recognises the importance of a 
broader economy in rural areas, and which provides a more level playing field across Wales for 
appropriate and sustainable business and housing development in the countryside, can transform 
our rural areas into a rural powerhouse and drive forward Welsh Government aspirations on  
economic development. 

It is essential that planning policy, at all levels, supports the rural economy. We welcome policies 
in Planning Policy Wales (PPW) and Future Wales – the national plan 2040 which provide a 
much-improved focus on rural economic development. However, these national and strategic 
policies must be delivered on the ground through up-to-date local development plans. Lack of 
delivery at local level will mean that economies and communities will continue to be undermined. 
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3.  A diverse rural economy requires a flexible 
     and responsive planning system 



A restrictive, expensive and inefficient planning system is harming the potential of the economy in 
rural areas and this includes designated areas too. Putting this right is one of the key objectives of 
the CLA’s Rural Powerhouse campaign. 

The planning system is seen as one of the most significant barriers to economic growth in rural 
areas. The wide-ranging interests of CLA members brings most of them into contact with the 
planning system, and they find it inefficient, ineffective and opaque. Respondents to the CLA’s 
2018 Planning Application member survey described the planning application and decision-making 
process for business and diversification-related projects as plagued by delays, additional costs and 
unrealistic demands; harmed by out-dated perceptions of the economy in rural areas; with 
decision-making that seemed to fly in the face of rural interests. It is hardly surprising, therefore, 
that rural communities believe that their needs for jobs, homes and services are overlooked by 
government at all levels. 

The Welsh Government is committed to reducing complexity within the planning system. Whilst 
continuing review is welcome, there comes a point at which uncertainty and perpetual 
re-examination of process detracts from delivery. To move beyond this, we set out below those 
issues that require immediate attention, together with policy matters that are required in the longer 
term, and a business case for these options. Following the resolution of such issues, stability, 
certainty and continuity should be prioritised for the planning system. 
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4.  How does the planning system restrict 
     the potential of the rural economy? 



5.1   Avoid wasted expenditure 

The plan-led planning system puts the burden of supporting a planning application, with evidence, 
on to the applicant. In the course of providing advice to members over the past 20 years, and in  
the CLA’s 2018 Planning Application member survey, a noticeable trend has emerged for increasing 
demands for more and more reports and surveys before a planning application is validated by the 
planning authority. 

The validation of planning applications is largely determined by compliance with the planning 
authority’s standard validation checklist. The fact that an item appears on the planning authority’s 
validation checklist often leads to endless discussion between applicant and planning authority 
about whether a specific item of information is really necessary in a particular case. It is especially 
exasperating for an applicant to be faced with a refusal from the planning authority to validate a 
planning application some two weeks or more after it was first submitted. 

This, combined with the cost of engaging more and different professional advisers to guide them 
through the mass of detail – even after obtaining pre-application advice from the planning 
authority – and the significant risk of an unsuccessful outcome, are actively deterring applicants 
from bringing forward proposals that would deliver jobs and homes in the countryside. 

For applications that are rejected, those costs are nugatory. Not only is it economically inefficient, 
the fear of nugatory costs deters people from applying. Furthermore, the finance to support a 
proposed development is sourced from fluctuating farm incomes. The level of costs and the time 
involved in the current planning application process make it too financially risky for many 
landowners and land managers. 

Even attempting to deliver critically needed, rural affordable housing for rent for local people on 
rural exception sites is seen as almost impossible because the ability to cross subsidise from market 
housing is not permitted in Wales. 
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5.  CLA recommendations  

CLA recommendations
The recommendations set out below must be made available across the whole of 
rural Wales if they are to provide for the needs of all businesses and communities, as 
well as assist in delivering the seven well-being goals set out in the Well-being of 
Future Generations (Wales) Act 2015, and address the challenges set out in Chapter 1 
of this report. 

a)  Planning Policy Wales (PPW) to recognise the broader rural economy
     CLA Cymru calls on the Welsh Government to amend Planning Policy Wales (PPW) 
     so that it properly reflects the broader economy that exists in rural areas. 

b)  Permission in Principle (PiP) for rural economic development
     CLA Cymru calls on the Welsh Government, as part of the changes introduced by a 
     consolidated Planning Act, to introduce the Permission in Principle (PiP) process 
     for rural economic development. A two-stage process would encourage 
     investment and deliver an innovative and broader economy in rural areas by 
     granting PiP for a development proposal (first stage) and thus incentivise the 
     applicant to pull together all the necessary reports and surveys required to get 
     the final planning permission for the development proposal at the technical 
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     details consent stage (second stage). Pushing these up-front costs back to the 
     second stage of the PiP process would help to de-risk the process and could unlock 
     much needed new investment in rural areas. 

c)  Permitted development rights for the change of use of farm buildings
     CLA Cymru calls on the Welsh Government to introduce permitted development 
     rights for the change of use and conversion of farm buildings to: 

     (i) a range of flexible commercial uses; and 

     (ii) to residential use. 

     These rights would help Welsh farming businesses provide a boost to rural 
     economic growth through the creation of new work space, increased numbers of, 
     and better-quality, jobs, and create new housing in rural communities. 

d)  Permitted development rights for new-build, affordable housing for rent on rural 
     exception sites
     CLA Cymru calls for the introduction of permitted development rights to assist the 
     delivery of new-build, affordable housing for rent on rural exception sites. These 
     permitted development rights are aimed at rural landowners who are willing to 
     erect new-build, affordable housing for rent on an area of their land to provide 
     critically-needed housing aimed at the local community. The CLA’s proposal would 
     allow the construction of between one and nine affordable dwellings let at a 
     discounted rent. Prior approval would clearly be required and would need to be 
     the subject of carefully thought-through criteria that may include: location, 
     transport/highways, siting, design, external appearance, flood risk, noise, 
     contamination, housing need in the settlement and/or parish, housing size, public 
     consultation, short construction period condition, and a clause concerning 
     discounted rent. 

     There would also need to be a condition that the housing must be built, retained 
     and managed by the landowner for the benefit of the local community, without 
     the landowner having to be a registered provider. In our opinion, the Welsh 
     Government should demonstrate an element of trust in rural landowners by 
     introducing this recommendation which could lead to the delivery of small 
     quantities of dwelling houses at affordable rents. 

e)  Permitted development rights for rural-based pubs and other rural community 
     buildings
     CLA Cymru calls for permitted development rights for the change of use of 
     rural-based pubs and other community buildings to a range of flexible commercial 
     uses. The rights should be made available to those premises that have closed 
     owing to a lack of viability, to enable them to be used as rural business hubs. 
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5.3   Advance heritage reforms 

From our experience, heritage can be very expensive to maintain, and without sympathetic change 
to keep it valued and viable, it cannot survive in the long term. We are not aware of specific data in 
Wales but, in England, Historic England’s listed buildings’ owner surveys in 2017-18 suggest that 
36% of residential owners thought the heritage protection system was “poor” or “very poor” and 
over 50% of business owners found it “important but burdensome”. Our understanding is that 
things are not much better in Wales. This, of course, is not seen as a problem only by applicants – 
local authorities and other stakeholders express similar concerns. 

The key problem is that the heritage protection system can be highly labour-intensive, requiring a 
much higher number of conservation staff in local authorities than will ever exist in practice. The 
Welsh Government needs to streamline it so that it can work with the resources that are actually 
available, and protect heritage much better than now. 

5.2   Progress planning reforms 

The Welsh Government is undertaking a number of reforms to the planning system as it applies in 
Wales. The forthcoming codification of planning law with the announcement of a Planning 
(Consolidation) Bill in the next session of the Senedd follows the government’s recent response to 
the Law Commission’s report on this matter. We will be considering the Welsh Government’s 
response to the Law Commission proposals in due course. 

The CLA is concerned at the huge volume of planning policy contained in both PPW and Future 
Wales – the national plan 20408, which between them amount to over 350 pages. Policy 
documents of this size will simply alienate members of the public and potential developers. It is 
disproportionate and requires simplification and reduction if the Welsh planning system is to 
provide certainty, improved accessibility for everybody and better outcomes. 

CLA recommendation
a)  CLA Cymru calls for a radical review of Planning Policy Wales (PPW) and Future 
     Wales – the national plan 2040 with a view to a significant reduction in volume 
     and an aim to produce one document that can be read as whole by a member of 
     the public or a developer of any size.

CLA recommendation
a)  CLA Cymru calls on the Welsh Government to ensure that Planning Policy Wales 
     (PPW) and Future Wales – the national plan 2040 do not segregate heritage as 
     something to be ‘preserved’, separate from the rest of the economy. Heritage is 
     everywhere in Wales and it needs to be valued and financially viable, it is a core 
     part of the economy and of communities.

8.    https://gov.wales/future-wales-national-plan-2040
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 5.4   Deliver up-to-date local development plans 

In a plan-led planning system, planning applications are made and decided in accordance with the 
planning authority’s local development plan unless there are material circumstances which indicate 
otherwise. It is generally agreed that a plan-led system should provide an effective balance between 
certainty and flexibility for the applicant. This means that under the plan-led system, rural 
businesses should know that if they put forward proposals in line with the development plan, they 
are more likely to succeed than if the proposal is out of line with it. 

Clearly if planning decisions are based primarily on a local development plan, it becomes critical to 
ensure those plans correctly reflect appropriate economic growth, a broader economy in rural 
areas, and up-to-date national planning policy. 

Unfortunately, the majority of planning authorities do not have up-to-date local development plan 
policies in place. As a result, rural-based developers (whether for a new farming building, a 
diversification opportunity, or affordable housing) are faced with operating to some extent in a 
policy vacuum, having to keep a constant eye on the local development plan process, and building 
a planning appeal into their planning application financial appraisals in order to bring PPW into play.  

This leads to uncertainty for applicants about how decisions will be taken on their development 
proposals as well as additional expense. In turn, this uncertainty damages the sustainability of rural 
businesses and communities by undermining investment in the countryside. 

 

CLA recommendation
a)  CLA Cymru calls on the Welsh Government to require all planning authorities to 
     have adopted up-to-date local development plans that accord with Planning 
     Policy Wales (PPW) and Future Wales – the national plan 2040. These up-to-date 
     plans should all be in place by 2024 and the Welsh Government must ensure that 
     they are regularly reviewed and kept up-to-date.

5.5   Future-proof housing needs and assessments 

The housing need in rural settlements requires a range of housing types and tenures, including 
affordable housing. Unfortunately, the Technical Advice Note 6 Planning for Sustainable 
Communities (TAN6) only subscribes to the need for affordable housing in rural settlements.  

However, elsewhere in TAN6 and Future Wales – the national plan 2040 there is acceptance that 
being able to work in close proximity to one’s home is a positive mechanism for reducing 
commuting and emissions, and improving productivity. If the diverse and differentiated economy 
in rural areas leads to an increase in job creation, then organic incremental growth of housing of 
all types and tenures, rather than just affordable, will be needed.



This can be delivered through an up-to-date sustainability assessment that measures rural 
settlements against a range of up-to-date services and amenities such as access to broadband.  
Our experiences with Covid-19 shows how much economic and social activity can still take place 
even outside physical workplaces. 

CLA recommendations
CLA Cymru recommends that the following policy changes must be made available 
for all rural settlements across Wales, including settlements in designated areas. 

a)  Cross-subsidy on rural exception sites
     CLA Cymru calls for planning policy at all levels to support opportunities for rural 
     exception sites that will provide affordable housing to meet identified local needs, 
     and an element of market housing on these sites to help to facilitate this. 

b)  Housing needs assessments
     CLA Cymru calls on the Welsh Government to address the housing needs of all 
     communities by requiring and funding planning authorities to conduct Housing 
     Needs Assessments in any community not allocated housing in the development 
     plan, against future-proofed criteria. 

5.6   Support the economies and communities of designated areas – 
       National Parks and Areas of Outstanding Natural Beauty 

The CLA has long supported the need for economic considerations to be given greater weight in 
decision-making in designated areas, to achieve local economies that are less reliant on tourism. 
A more balanced approach will create a more resilient designated area, where economic growth 
can support a stronger environment and vibrant, dynamic communities. 

The CLA recognises the important contribution designation makes to local economies in providing 
an attractive landscape where people want to live and work, or visit. These landscapes also deliver 
public goods, and can act as a window to rural economies and communities, which is important in 
raising awareness of agricultural and land management practice and food production. This provides 
opportunities that must be explored and exploited. 

However, these landscapes are highly managed, and their visual appearance and beauty depend on 
farmers and land managers actively maintaining them. If this was not to continue, then nature 
conservation and the reasons for creating the designation in the first instance become jeopardised. 

Those farming these landscapes often work with the narrowest margins and uncertain economic 
viability; alternative sources of income are essential to maintain the business. But designations bring 
with them restrictions, which places these businesses at an unfair disadvantage compared to those 
outside these artificial boundaries. 

Designation should be a catalyst for innovation not a barrier to development. 

PPW contains a presumption against major developments in National Parks and Areas of Outstanding 
Natural Beauty, but there is a welcome recognition that the local economy may need an element of 
development. Indeed, the socio-economic well-being of communities, which includes the retention
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9.   https://www.arsyllfa.cymru/why-are-young-people-emigrating/ 

of young people9, is critical if our designated landscapes are to survive in the longer term. The needs 
of these communities for jobs, homes and services are the same as anywhere else. However, it can 
be difficult to obtain planning permission for new-build dwellings, or for a diversification enterprise, 
in these areas. 

CLA recommendations
CLA Cymru calls for planning policy that: 

a)  encourages a more diverse and thus resilient rural economy in designated areas, 
     to deliver a diversified jobs pool and thus help to retain young people; 

b)  actively promotes the reuse and conversion of roadside barns to residential or 
     commercial uses in designated areas; and 

c)  provides for new housing of all types and tenures in communities in designated 
     areas, subject to design, size and up-to-date housing need criteria.

5.7   Reconsider the proposed Green Belt planning policy 

Future Wales – the national plan 2040 proposes the creation of areas of Green Belt in the North 
(policy 22), South West (policy 30) and South East (policy 34). 

Green Belt planning policy was created decades ago to prevent urban sprawl and coalescence of 
settlements. But it will be farm land, farm buildings, and rural communities which will be particularly 
affected by these proposals as Green Belt policy washes over them.  

In our experience Green Belt policy can be harmful to the viability of rural businesses as it affects 
the ability to deliver managed change of farming and other businesses. Rural communities that 
happen to find themselves located in areas designated as Green Belt will find it difficult to deliver 
housing of all types and tenures or even extensions to individual dwellings to accommodate 
changing family needs, because the response will be that the development harms the openness 
of the Green Belt. 

If these areas of Green Belt are adopted, the supporting policy must permit appropriate development 
within them that is supportive of the economies of these areas including new farm buildings and 
farm dwellings, the re-use of farm buildings for residential or commercial uses, new buildings 
required for diversification and commercial opportunities, and dwellings of all types and tenures 
whether located on redundant farm yards or in villages. 

The CLA’s response to the draft National Development Framework in 2019 set out its concerns 
about the impact of the extent of the Green Belt proposed in South East Wales and these concerns 
remain today. The designation of such a large area, which includes a significant portion of 
Monmouthshire, is likely to impede growth in an area of high demand strategically located 
between Newport and Bristol. 

We link our concerns about the proposed Green Belt designation in South East Wales with our 
concerns about the fact that Future Wales – the national plan 2040 identifies Newport as the focus 
for strategic housing and economic development with emphasis on brownfield regeneration. 



There are high levels of flood risk and ecological designations around Newport, the combination of 
which would seemingly lead to a limited opportunity for significant new allocations of land for 
housing and economic development especially when linked to the Green Belt proposals. Now that 
the bridge tolls have been abolished, there is a very real opportunity for Newport as a focus for 
strategic and economic development. But this focus could well be undermined by the various 
planning and ecological impacts. We suggest that further analysis is required by Newport City 
Council and the Welsh Government. 
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CLA recommendations
CLA Cymru calls on the Welsh Government to: 

a)  provide planning policy that supports appropriate development within areas of 
     Green Belt. This policy must be supportive of the economies of these areas 
     including new farm buildings and farm dwellings, the re-use of farm buildings for 
     residential or commercial uses, new buildings required for diversification and 
     commercial opportunities, and dwellings of all types and tenures whether located 
     on redundant farm yards or in villages; and 

b)  reconsider the imposition of Green Belt policy in the Newport area until further 
     analysis has been undertaken about the impact of Green Belt policy on an area 
     that is also the focus for strategic housing and economic development. 

5.8   Resource the planning system so that it is fit for purpose 

CLA believes that resourcing the planning system to support rural communities is a critical issue 
going forward. The complexity of the planning system is placing considerable demands on planning 
authorities in terms of both plan formation and development management. Yet planning 
authorities’ resources decreased by more than 50% between 2007-201910. The capacity issue is 
exacerbated by constant changes to the system, consultations and new initiatives, and subsequent 
training and updating of planning authority staff. 

Some national targets have seen a speeding up of decision-making to within the statutory time 
limits, but this is not consistent across all planning authorities. We are often told by CLA members 
of their real difficulties in obtaining pre-application advice, or that even after obtaining 
pre-application advice (which they have had to pay for) there are more and more demands for 
reports and surveys to support a planning application. There is no consistency of approach to the 
delivery of pre-application advice by planning staff. 

This inconsistency extends to the requirement of planning staff to work constructively and 
pro-actively with applicants, especially in their approach to negotiation. The CLA’s 2018 Planning 
Application member survey suggests that applications are refused as the line of least resistance, or 
planning authorities delay decisions in order to get the applicant to withdraw – because of 
complexities in the proposal being at odds with timetables for determination or because planning 
policies are out of date or indeterminate.

10. https://www.audit.wales/system/files/publications/planning-services-2019-full-report-english.pdf
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The consequences include delays, higher costs and inconsistent decision-making. The conclusion 
of CLA’s survey is that the planning system is capricious and unfair and prevents desirable and 
innovative change. 

 

CLA recommendation
a)  CLA Cymru calls for the Welsh Government to ensure that resources are provided 
     to deliver a highly effective planning system and ensure that it is fit for purpose. 
     If this is not possible then the system must be changed so that it can be operated 
     effectively and efficiently using those resources available. Whichever approach is 
     adopted, it must be communicated to planning authorities and planning 
     applicants, because uncertainty of funding will inevitably lead to a contraction of 
     resources and further service delivery failure.

CLA recommendation
a)  CLA Cymru calls for the Welsh Government to encourage planning authorities and 
     committees to explicitly consider the sustainable development principles and 
     well-being goals in all planning applications to support their decision-making, 
     particularly around economic development in rural areas and communities. The 
     Act also provides an opportunity to broaden the approach to long-term 
     well-being through the planning system.

5.9     Deliver a more cohesive and joined-up planning system in 
          line with the Well-being of Future Generations (Wales) Act 2015 

The Well-being of Future Generations (Wales) Act 2015 is a groundbreaking piece of legislation 
demonstrating the clear focus on sustainability of the Welsh Government. The Act gives a legally 
binding common purpose – the seven well-being goals – for national government, local government, 
local health boards and other specified public bodies. It details the ways in which these bodies must 
work, and work together, to improve the well-being of Wales. It is through the Act that Wales will 
make its contribution to the achievement of the 17 United Nations Sustainable Development Goals. 

5.10   Ensure land value capture delivers a competitive return to a 
          willing seller 

“Land value capture” – the increase in land values resulting from state activity, whether through 
the grant of planning permission or the development of infrastructure – has risen up the political 
agenda. Governments, politicians, and think tanks from across the political spectrum have 
questioned whether landowners should retain these uplifts or whether they should instead be 
used for public benefit, particularly for affordable housing, open space or infrastructure.  

Previous UK Governments have sought to capture land value increases, which result from the grant 
of planning permission. The current policy instruments are Community Infrastructure Levy (CIL) and 
the use of Section 106 agreements for planning obligations. There is, however, uncertainty at both 
national and local levels, about how much of the uplift is being captured through CIL, Section 106 
and capital taxes. Estimates have varied from as low as 25% to as high as 61%.
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In order to bring some clarity to the matter, the CLA surveyed its members in the autumn of 2019. 
The calculations of CLA’s Land Value Capture member survey included the cost of Section 106 
agreements, including affordable housing, CIL and any taxes paid by the landowner (capital gains 
tax, corporation tax). Capital taxes are included within the calculation because they form part of 
the Government’s take, regardless of the fact that it is not the intention of these taxes to capture 
the uplift generated by planning permission specifically. 

The survey did not include monies paid to planning authorities in the form of fees, nor did it include 
additional costs accrued by the development (for example, drainage, link roads) that were not 
accounted for in Section 106 agreements. These are, however, benefits provided to society (that is, 
a public good) in the form of infrastructure provided by the private sector. 

The CLA found that Government captures nearly 60% of the uplift generated by planning 
permission. The survey also found that in the majority of cases the Government receives more from 
the grant of planning permission than the landowner. It adds support to those who have stated 
that Government already captures a significant percentage of the uplift generated by the grant of 
planning permission. 

CLA Cymru would therefore advise against increasing the amount taken by the Government from 
land value uplift for the following reasons. 

•         Rural landowners do not receive anywhere near a x100 multiple of land value; that is only 
          available to large-scale developments where services have already been installed; these are 
          very costly and will usually be undertaken by the developer. 

•         Existing mechanisms (CIL, Section 106 planning obligations and capital taxes) already capture 
          increases in land value. The level of land value capture by the Government is closer to 60% 
          on the basis of our findings. 

•         Obtaining planning permission is a long, costly and uncertain process. It is right that the risks 
          taken by farmers and landowners putting land up for sale are recognised in the price, 
          alongside the income foregone in perpetuity from use of the land for other purposes, for 
          example farming. 

CLA recommendation
a)  CLA Cymru calls on the Welsh Government to ensure that land value capture 
     actively delivers a competitive return to a willing seller.

5.11   Improve the minerals planning policy 

PPW sets out policy statements for the extraction of minerals but, unfortunately, there are different 
interpretations across the nation. This is particularly evident when minerals occur within designated 
areas which often contain important mineral reserves. 

There is a big difference in scale between the larger aggregate quarries (for example, limestone, 
sand and gravel), slate quarries and smaller more specialist stone quarries. For the latter, the 
short-term environmental impact is much smaller and as a result restoration can be more 
straightforward and quicker to implement. 

Unfortunately, the current response to minerals extraction is often negative which means that 
such development can continue only in “exceptional circumstances”. Often minerals planning 
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officers take the view that the demand for the smaller quantity but higher value minerals (often a 
high-quality, natural and desirable product with long waiting lists) and the excellent employment 
opportunities it provides, do not constitute “exceptional circumstances” and refuse the planning 
application. 

In designated areas, in particular, current policies in minerals plans can prevent all new mineral 
developments, or unreasonably restrict them to local use, often because of the perceived impact on 
the landscape or traffic generation. This approach can be misguided as some of these landscapes 
have, historically, been shaped by mineral extraction which has given them their character in the 
first place.  

A more nuanced approach to minerals planning policy is required, especially in designated areas, as 
regards mineral extraction. There is a very strong argument in favour of mineral extraction to be 
allowed to continue in these areas, assessed, positively, on a case-by-case basis, and PPW and 
Future Wales – the national plan 2040 should reflect this approach. 

In addition, and all too often forgotten, quarries and all the industries that support them offer 
skilled, permanent year-round jobs for local people when there may be few other employment 
options. Mineral workings provide plentiful rural jobs across the many sectors that support the 
industry. 

Often these quarries invest significantly in environmental mitigation and screening decades in 
advance to further reduce their impact, and after extraction is complete. They are also skilled in 
re-instating the land to a number of beneficial uses; such measures should not be taken for 
granted but should be considered as an important part of the application process. 

CLA recommendations
a)  CLA Cymru calls on the Welsh Government to ensure that minerals national 
     planning policy is applied equitably across the country; the existence of a 
     landscape designation, on its own, should not be a reason to prevent 
     development. Planning Policy Wales (PPW) and Future Wales – the national 
     plan 2040 should be amended so that they: 

     i.   provide for specialist quarries producing smaller quantities of some of the 
         important stone available across the country, whether located in a designated 
         area or not; and 

     ii.  state that there may need to be a greater role for mitigation in the 
         decision-making process such that impacts on landscaping, traffic and other 
         issues are mitigated for. 

b)  CLA Cymru calls on the Welsh Government to ensure that PPW states unequivocally 
     that overly restrictive minerals planning policies are to be avoided if they will lead 
     to a reduction of employment where there are few alternatives, and stagnation of 
     the economy in rural areas on which those very communities rely.



Major economic and technological trends have provided new stimuli to innovation and economic 
development in rural areas, at the same time as more people are seeking “quality of life innovations”, 
many of which are delivered by businesses located in rural areas, or are seen as characteristic of 
rural areas11. 

More recently, we have seen evidence of accelerating counter-urbanisation, fuelled by the desire for 
a better quality of life coupled with the recent jump in home-working due to Covid-19. This would 
not only increase the population of rural areas, but also bring with it a wealth of experience and 
expertise, and human and social capital. According to a report by the innovation foundation 
Nesta12 many of the people who migrate back to the countryside are highly entrepreneurial and the 
planning system should be supportive of this. 

Businesses in rural areas are seeking to capitalise on this growing trend, but they must have a 
transformed planning system to be able to do so. 

The recommendations set out in this policy report are aimed at encouraging investment in rural 
businesses through the simplification of the planning system, as well as changes to national and 
strategic planning policy. 

6.1    Social and environmental impacts 

The increased supply of well-designed housing of all types, tenures and suitably scaled, with 
appropriate telecommunication provision, would lead to less commuting, as rural businesses 
benefit from an increased supply of local and better skilled people. This would bring air quality 
benefits and reduced carbon emissions. 

The impact of an increased rural population13, and further possible increase, following the Covid-19 
outbreak, will also leave its mark on public services. New residents create new demand for public 
services, including education, health and business support services, and will expect better telecoms, 
transport and housing infrastructure. So, ultimately, they create both pressure and incentives for 
increased innovation in public services. 

6.2    Impact on local planning departments’ costs and revenues 

The proposed CLA solutions set out in this policy report are relatively economical: they require 
administrative changes, but no significant or long-term investment from the public purse. 

We expect that they would lead to administrative savings which would benefit tax payers and 
service users. For example, greater application of Permission in Principle (PiP) or permitted 
development rights would reduce planning department workload. 

Increased flows of planning applications will bring increased revenue to planning authorities 
through Section 106 agreements and CIL payments. 

6.3    Economic impact on the private sector 

Other organisations have argued that planning rules, in their current incarnation, increase the costs 
of housing and the cost of doing business in the UK14. 
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11.  https://www.cla.org.uk/sites/default/files/Rural%20Powerhouse%20-%20A%20Planning%20System%20designed%20for%20the%20Rural%20Economy%
      20-%20July%202020_0.pdf 
12.  Nesta (2007): Rural Innovation 
13.  https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/775109/01_Statistical_Digest_of_Rural_England_
      2019_January_edition.pdf 
14.  See most recently Policy Exchange (2020) https://policyexchange.org.uk/publication/rethinking-the-planning-system-for-the-21st-century/ 

6.  What is the business case for supporting 
     rural business interests? 
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We suggest that the recommendations made in this policy report, if addressed, would support 
business interests in rural areas in the following ways: 

•         encourage rural businesses to consider new investment; 

•         encourage increased diversification of farming businesses to find alternative sources of 
          income; 

•         increase creation of better, high-quality jobs and associated salaries in rural areas which will 
          lead to increased tax receipts through income tax and National Insurance; and 

•         improve the interconnectedness of rural and urban supply chains, and increase capitals flows 
          through the supply chain. 

Overall, this would deliver more diverse and therefore more robust economies and communities in 
rural areas. It would increase flows of income into and through the local economy. 

Income from diversified activities in Wales has increased. According to statistics from the Welsh 
Government, 3,800 farms, or 40% of all farms in Wales, were engaged in some form of diversified 
activity in 2018-19, generating some £31m of diversified income for farms15. This equates to 
around £8,000 per farm in diversified earnings. In 2018-19, 8% of farms generated more than a 
quarter of their farm business output through diversified activities. 

However, diversification revenues on Welsh farms still represented on average only 3.4% of total 
farm revenues in 2017, compared to an average of 7.7% in England. Nevertheless, the trend 
towards greater diversification is clear with a trebling of diversified revenue between 2010 and 2017.  

In 2017, these revenues accounted for nearly 15% of average farm turnover with farms making an 
average profit from diversification of £3,425. The rental of property accounted for over half of 
diversified income at 52% with tourism and recreational activities making up 16% of generated 
diversification revenue16. 

When compared with England, in Wales the trend is similar with an increase towards non-farming 
generated income through diversification. The data on revenue from the rental market is similar to 
England and it would be expected that income generation from tourism activities in Wales will 
continue on an upward trend, in common with the rest of the UK. This should provide further 
opportunities for farmers in Wales to diversify into non-agricultural related activities. 

Farming and land use have changed over the years. For those farms with a diversified activity, this 
highlights the scale of contribution diversified rural businesses can make to the rural economy, it 
also provides a suitable platform for further growth to deliver a broader rural economy. 

It is this potential for future growth that needs to be exploited. The Covid-19 pandemic has 
graphically illustrated the fragility of global and integrated supply chains. This adds to the 
consequences of the UK’s departure from the European Union, and the consequential changes in 
agricultural policy. Farming businesses will have to undertake further adaptation through increased 
productivity, finding new markets, changing land uses and diversifying further to add additional 
income streams to support farming operations and continue to make fundamental contributions to 
an economy in rural areas that seeks to recover. 

It is important to stress that the intended changes to agricultural policy and payments over the next 
decade – as Wales moves to a new system of support based upon the principle of Sustainable Land 

15.  https://gov.wales/sites/default/files/statistics-and-research/2019-12/farm-incomes-april-2018-march-2019-209.pdf  
16.  https://www.assembly.wales/research%20documents/19-079%20diversification%20and%20resilience%20of%20welsh%20 farming%20prospects% 20after% 
      20brexit/19-079-web.eng.pdf  
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Management, likely to begin in 2024 – will result in significant changes for the industry and 
individual businesses. These businesses will need to adapt to this change, and the planning system 
must be flexible and responsive to allow such adaptation and innovation to take place through 
increased diversification and an acceptance that the economy in rural areas will necessarily change 
by broadening its sectoral composition. 

As previously highlighted, if rural businesses were more easily able to obtain planning permissions 
for beneficial economic development, including critically needed affordable housing, diversification 
opportunities could be realised more easily through the mechanisms set out above. Taking into 
account the potential impact of restructuring in the agricultural sector as a result of changes in 
government policy between 2021–28, then it can be assumed the rate of income generation could 
be significantly higher than the present annual 2%. Assuming that the rate of income generation is 
increased to 4%, and that the current 2% rate raises an annual £34.5m, by 2025 Welsh farmers 
could expect to raise just under £42m per year from diversified income, rising to just over £51m by 
2030. At a more ambitious, though still achievable, rate of 6%, Welsh farmers could expect to raise 
over £46m per year by 2025, rising to almost £62m per year by 2030. 

This not only highlights the scale of contribution which diversified rural businesses can make to the 
economy in rural areas; it also provides a suitable platform for further growth. 

But if the planning system continues to restrict development in rural areas, and thus acts as a 
barrier to rural economic growth, the level of income generation from diversified activities is likely 
to be less with the real possibility that the upward trend will be reversed. 

It is also important to stress that there will be other factors at play that will have either a direct or 
indirect effect on future levels of income from diversified activities. Undoubtedly, Covid-19 will 
present a major challenge to future rural economic development. But this can be turned into a 
positive with a reformed planning system that enables dynamic changes in how the economy in 
rural areas works. Below we consider the impact of wider factors in the round, their interaction 
with planning, and the likely outcome. 

Short term (0 – 2 years)
Positive scenario – depending on the number of farmers and landowners that leave the sector, 
there is likely to be significant restructuring and greater economies of scale. Provided the planning 
system reacts in an agile fashion, this may provide opportunities for new entrants, new and 
different types of businesses, or larger agricultural holdings seeking to increase their existing 
diversification activities or extending into other forms of diversification. 

Negative scenario – a significant reduction in farming numbers over a 12 to 18-month period 
could severely reduce land prices and the asset value of a holding. This may have an impact on the 
ability of a business to borrow but a lot depends on the attitudes of the banking sector at that 
time. Efforts to diversify towards a broader rural sectoral composition therefore may become 
restricted. A sclerotic planning system could compound this. 

Medium term (2 – 5 years)
Positive scenario – there should be an element of stability as farming businesses begin to stabilise 
although this is very dependent on the actual impact of different trading relationships. The intended 
switch to an environmentally-based land management system should ease potential cash flow issues 
for those still in the sector. Decisions will be made by farmers during this period about how to 
diversify further. There is also a possible positive impact of delinking where unprofitable businesses 
exit the sector. The upside of all of these can be maximised with a simplified planning system. 
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Negative scenario – there is little scope for manoeuvre as the least efficient will have already left 
the sector. A failure to put in place a clear and definitive government planning policy to assist 
businesses to diversify will exacerbate the problem. 

Long term (5 years+) 
Positive scenario – effects in the short and medium term have led to a more robust and resilient 
sector based on the premise of greater economies of scale and success of coherent diversification. 
Government policy is co-ordinated and targeted towards a broad sectoral composition in the 
economy in rural areas. Businesses are able to target new markets and have the experience and 
knowledge to exploit those markets. Freeing up the planning system to allow for positive market 
change leads to increases in efficiency and productivity. 

Negative scenario – the economic capacity of the agricultural sector begins to shrink through an 
inability to increase production (restrictive labour supply), and the efficiencies of economies of scale 
begin to reduce substantially. Any reform of the planning system at this stage is too late to have 
any marked impact and the positive nature of diversification begins to reverse, this seriously 
jeopardises the ability of a farming business to survive. The agricultural sector therefore reaches a 
point where decisions regarding direct market intervention will be required.   

 



Conclusion 

Unless the planning system acts as an incentive towards the diversification of a broader economy in 
rural areas and a wider sectoral composition, the current positive trend could soon be nullified. 
A planning system that acts to restrict economic growth in rural areas, effects a drag on national 
economic growth, and would fail to meet the Welsh Government’s objectives. 

But a clear and definitive policy towards greater diversification, and acceptance by all of the need 
for a broader economy in rural areas, could lead to real, long-term benefits for the economy in rural 
areas and the country as a whole. 

In order to develop a tailored planning system designed for the rural economy, CLA Cymru sets out 
recommendations which are described in detail in the main report and listed below. 

7.  Conclusion and summary 
     of recommendations
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CLA recommendations 

The recommendations set out below must be made available across the whole of rural Wales if they 
are to provide for the needs of all businesses and communities as well as assist in delivering the 
seven well-being goals set out in the Well-being of Future Generations (Wales) Act 2015, and 
address the challenges set out in Chapter 1 of this report. 

5.1       Avoid wasted expenditure 

CLA Cymru calls on the Welsh Government to: 

     a)       amend Planning Policy Wales (PPW) so that it properly reflects the broader economy that 
               exists in rural areas; 

     b)       introduce the Permission in Principle (PiP) process for rural economic development; 

     c)        establish permitted development rights for the change of use and conversion of farm 
               buildings to a range of flexible commercial uses and to residential use; 

     d)       allow permitted development rights for new-build, affordable housing for rent on rural 
               exception sites; and 

     e)       agree permitted development rights for rural-based pubs and other rural community 
               buildings to a range of flexible commercial uses. 

5.2       Progress planning reforms 

CLA Cymru calls on the Welsh Government to: 

     a)       amalgamate and significantly reduce Planning Policy Wales (PPW) and Future Wales – the 
               national plan 2040 to produce one simplified document. 

5.3       Advance heritage reforms 

CLA Cymru calls on the Welsh Government to: 

     a)       ensure that Planning Policy Wales (PPW) and Future Wales – the national plan 2040 
               encourage a more inclusive approach to heritage policy. 
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5.4       Deliver up-to-date local development plans 

CLA Cymru calls on the Welsh Government to: 

     a)       require all planning authorities to deliver up-to-date local development plans by 2024. 

5.5       Future-proof housing needs and assessments 

CLA Cymru calls on the Welsh Government to: 

     a)       introduce cross-subsidy on rural exception sites to provide housing to meet identified 
               local needs; and 

     b)       require and fund planning authorities to conduct Housing Needs Assessments in any 
               community not allocated housing in the development plan, against future-proofed criteria. 

5.6       Support the economies and communities of designated areas 
           – National Parks and Areas of Outstanding Natural Beauty 

CLA Cymru calls on the Welsh Government to: 

     a)       encourage a more diverse and thus resilient rural economy in designated areas, to deliver 
               a diversified jobs pool and thus help to retain young people; 

     b)       actively promote the reuse and conversion of roadside barns to residential or commercial 
               uses in designated areas; and 

     c)        provide for new housing of all types and tenures in communities in designated areas, 
               subject to design, size and up-to-date housing need criteria 

5.7       Reconsider the proposed Green Belt planning policy 

CLA Cymru calls on the Welsh Government to: 

     a)       provide planning policy that supports appropriate development within the proposed areas 
               of Green Belt designation; and 

     b)       reconsider the imposition of Green Belt policy in the Newport area until further analysis 
               has been undertaken. 

5.8       Resource the planning system so that it is fit for purpose 

CLA Cymru calls on the Welsh Government to: 

     a)       resource the planning system so that it is fit for purpose by either simplifying the system 
               so it can be delivered within existing constraints, or increasing resources so the system 
               works as intended. 

5.9       Deliver a more cohesive and joined-up planning system in 
           line with the Well-being of Future Generations (Wales) 
           Act 2015 

CLA Cymru calls on the Welsh Government to: 

     a)       encourage planning authorities to explicitly consider the sustainable development 
               principles and well-being goals in their decision-making, particularly around economic 
               development in rural areas and communities. 
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5.10     Ensure land value capture delivers a competitive return to a 
           willing seller 

CLA Cymru calls on the Welsh Government to: 

     a)       ensure that land value capture actively delivers a competitive return to a willing seller. 

5.11     Improve the minerals planning policy 

CLA Cymru calls on the Welsh Government to: 

     a)       apply the minerals national planning policy equitably across the country (the existence of 
               a landscape designation on its own should not be a reason to prevent development). 
               Planning Policy Wales (PPW) and Future Wales – the national plan 2040 should be 
               amended so that they: 

               i. provide for specialist quarries producing smaller quantities of some of the 
               important stone available across the country, whether located in a designated 
               area or not; and 

               ii. state that there may need to be a greater role for mitigation in the 
               decision-making process such that impacts on landscaping, traffic and other
               issues are mitigated for. 

     b)       change PPW so that it states unequivocally that overly restrictive minerals planning 
               policies are to be avoided if they will lead to a reduction of employment where there 
               are few alternatives, and stagnation of the economy in rural areas on which those very 
               communities rely. 
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