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Number: 1

Application Number:  C13/0577/44/LL

Date Registered: 28/01/2014

Application Type: Full - Planning

Community: Porthmadog

Ward: Porthmadog West

Proposal: ERECTION OF A NEW DWELLING HOUSE AND PARKING
ACCOMODATION

Location: BRON Y GARTH, GARTH, PORTHMADOG, GWYNEDD, LL499TN

Summary of the

o TO APPROVE SUBJECT TO CONDITIONS
Recommendation:

1 Description:

11 It was decided to postpone a decision on the application at the Committee meeting on 14
October 2013 in order for members of the committee to visit the site. Following the
committee, additional information was submitted by the applicant in the form of plans
demonstrating the cross-sections of the footpath that would provide access to the
proposed house aong with the landscaping and the block / site plan showing two parking
spaces.

1.2 The application is a full application to build a modern innovative dwelling house
designed on separate levels over four floors to include four bedrooms, three balconies,
landscaping and the creation of a vehicle parking space by the current access. The
development involves building a proposed dwelling whose floor area is shaped on an
obtuse angle of approximately 130 degrees which would respond to the rocky
topography of the dope. The proposal would measure approxi mately 6.4 metresin height
on the lowest part on the south-western elevation, and approximately 9.8 metres to the
highest ridge on the south-eastern elevation with a total internal floor surface area
measuring 410 square metres. It is intended to cover the external walls of the proposed
building with a combination of natural stonework, cedar timber vertica cladding,
coloured textured render, floor length glass, plastic windows and doors and slates on the
pitched roofs. The two parking spaces would be provided within the curtilage and near a
track that serves the existing private houses.

13 The site is located within the development boundary of the village of Borth-y-gest and is
located within the Porthmadog Conservation Area and the Abergladyn Landscape of
Specia Historic Interest. The application site forms part of the existing garden of Bron y
Garth (the applicant’ s property) which islocated on headland. The Bron y Garth house is
located on the north-eastern side of the application site.

14 The site is served by a private single track which connectsto the unclassified county road
known as Garth Road. To the west and the south there are individual houses, gardens and
a residential area leading down to the Borth-y-gest village, and to the east there are
gardens, the quay road and a boat yard. The proposal lies on land that is outside and
approximately 190 metres to the south east of the Pen LIyn a’r Sarnau Special Area of



Conservation (SAC) and the Morfa Harlech Site of Special Scientific Interest (SSSI).

15 A Design and Access Statement, details of the Code for Sustainable Homes and a Trees
Report were submitted with the application. Photographic montage images were aso
received.

2. Relevant Palicies:

21 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph 2.1.2 of
Planning Policy Wales emphasise that planning decisions should be in accordance with
the Development Plan, unless material planning considerations indicate otherwise.
Planning considerations include Nationa Planning Policy and the Unitary Development
Plan.

2.2 Gwynedd Unitary Development Plan 2009:

Policy B4 — Developments in or affecting the setting of Conservation Areas — Ensure proposals
within conservation areas or which affect the setting of conservation areas are not permitted
unless they aim to maintain or enhance the character or appearance of the conservation area and
its setting.

Policy B12 — Protecting Historic Landscapes, Parks and Gardens — Safeguard landscapes, parks
and gardens of specia historical interest in Wales from developments which would cause
significant damage to their character, their appearance or their setting.

Policy B20 — Species And Their Habitats That Are Internationally And Nationally Important
Proposals that are likely to cause unacceptable disturbance or harm to protected species and
their habitats will be refused unless they can conform to a series of criteria aimed at
safeguarding the recognised features of the Site.

Policy B22 — Building Design — Promote good building design by ensuring that proposals
conform to a series of criteria aimed at protecting the recognised features and character of the
local landscape and environment.

Policy B23 — Amenities — Safeguard the amenities of the local neighbourhood by ensuring that
proposals conform to a series of criteriaaimed at protecting the recognised features and amenities
of thelocal area.

Policy B25 — Building Materials — Safeguard the visual character by ensuring that building
materials are of a high standard and are in keeping with the character and appearance of the locd
area.

Policy B27 — Landscaping Schemes — Ensure that permitted proposals incorporate high quality
soft/hard landscaping that is appropriate for the site and which takes into consideration a series of
factors aimed at avoiding damage to recognised features.

Policy C1 — Locating New Development — Land within the devel opment boundaries of towns and
villages and the developed form of rural villages will be the main focus for new devel opment.
New buildings, structures and ancillary facilities in the countryside will be refused with the
exception of development that is permitted by another policy of the Plan.



Policy C7 — Building in a sustainable manner — Proposals for new developments or for adapting
and changing the use of land or buildings will be refused unless consideration is given to specific
environmental matters. Proposals must conform to specific criteria relating to building in a
sustainable manner, unlessit can be demonstrated that it isimpractical to do so.

Policy CH4 — New Dwellings on Unallocated Sites within the Devel opment Boundaries of Local
Centres and Villages — Approve proposals for the construction of new dwellings on unallocated
sites within the boundaries of Loca Centres and Villages if they conform to criteria aimed at
ensuring an affordable element within the development.

Policy CH30 — Access For All — Refuse proposals for residential, business/'commercial units or
buildings/facilities for public use unless it can be shown that full consideration has been given to
the provision of appropriate access for the widest possible range of individuals.

Policy CH33 — Safety on Roads and Streets — Development proposals will be approved if they
can conform to specific criteria relating to the vehicular access, the standard of the existing roads
network and traffic calming measures.

Policy CH36 — Private Car Parking Facilities — Proposals for new developments, extension of
existing developments or change of use will be refused unless off-street parking is provided in
accordance with the Council’ s current parking guidelines, and having given due consideration to

the accessibility of public transport, the possibility of walking or cycling from the site and the
proximity of the site to apublic car park.

2.3 National Palicies:
Planning Policy Wales (Fifth edition, November 2012)

Technical Advice Note 12: Design (2009)

Technical Advice Note 18: Transport (2007)

Technical Advice Note 22: Planning for Sustainable Buildings
3. Relevant Planning History:

31 The site has no recent relevant planning history.

4. Consultations:

Town Council: Object on the grounds that the development is too prominent and is
completely visible and sets a precedent for more development on open
land.

Transportation Unit: Propose standard conditions.

Natural Resources Wales: The organisation does not object to the proposal following
information received from Biodiversity that there is no
evidence of bat roostsin the trees.



Welsh Water:

Biodiversity Unit/Trees
Officer:

Conservation Officer:

Archaeological Service:

Public Consultation:

Propose standard conditions.

The development means losing a mixture of trees of high,
moderate and low value, and by protecting the trees that will
be retained during the development work through replanting
it is deemed that the impact on trees will be low. No
objection and propose standard tree conditions.

Following receipt of an amended plan, and further
observations from the public a second consultation was held
with the Biodiversity Unit. It was confirmed that the original
observations till stood and that a condition was needed to
agree on a suitable landscaping plan. It is not considered that
a Tree Preservation Order is suitable for the site and the
proposal involves the loss of some trees and replanting
providing a better range of different aged trees and therefore
creating an improved situation for the long term. The trees
that have already been felled within the Conservation area
have received permission by submitting a notice as they were
dangerous, dead or dying.

In terms of bats, it was confirmed that the proposal was not
likely to have a negative impact on bats due to nearby habitat
links (other than the application site).

No objection and suggest that the windows are changed to
aluminium of adark coloured finish.

State that the site is within the Aberglaslyn Landscape of
Historic Interest and state that the scale of the proposal is not
such that it would detract from the significance of the
designation, and that there is no archaeological or historical
significance to the existing gardens and house.

A notice was posted on the site and nearby residents were
informed. The first consultation period ended on 4 July 2013
and 25 letters / items of correspondence were received
objecting to the application on the following grounds:

e Concern about the intrusive visua impact from the
direction of Borth-y-gest and emphasise that the
style, size and location of the proposa are
inappropriate in a historical landscape, adversely
changing what can be seen on the horizon.

e State that overlooking would have an impact on
privacy.

e Concern that there would be an increase in traffic and
danger for pedestrians in a place where there is no
pavement, and would lead to a precedent for further
developments.

timber or



e The development would be contrary to building
guidelines in the Porthmadog Conservation Area, and
the design is dominating and out of character and is
visible from Portmeirion.

e State that the images of the plan give a misleading
impression of the setting of the development within
the landscape.

e Lack of clarity in the contents of the Design and
Access Statement with respect to parking matters and
disabled access.

e The proposa does not assist or offer an addition to
the number of affordable housing in the area.

o Likely to have an adverse impact on the ared' s trees
and wildlife. There is a need to cary out a
biodiversity examination of the implications and
consider placing preservation orders on the trees
including the Monterey Cypress tree.

e Draw attention to the fact that a bat and ecologica
survey isrequired on the site.

o State that the proposal does not safeguard or maintain
the specia character of the Garth headland in relation
to the landscape.

e Propose that a less refined development is required,
which would include landscaping to include mature
replanting.

e State that the surface geology of the coastal rock is
unstable for development and is likely to result in
risk for the property.

e State that there is too much glass in the design and
express that the narrow access/track could lead to
difficulties for the emergency services.

e Concern about the effects of overloading on the loca
sawer.

e Concern that the loss of trees would have a direct
impact on the privacy and ambience of Porthmadog.

In addition to the objections noted above, objections were
received that were not valid planning objections which
included:

e Draw attention to the fact that the applicant is related
to amember of staff of the authority.

e State that there is a covenant within the deeds for the
sale of the land which prevents development on the
land (a private matter).

e Concern that the proposal serves only to add to the
family’s current business portfolio of hiring out
holiday units.

Two letterglitems of correspondence were received which



supported / submitted observations on the application:

. State that some nearby houses are modern and others
are traditional and that there is a precedent for erecting such a
house which complements and corresponds with the natural
slope of the land.

. The development is screened effectively and uses the
tree canopy to protect privacy and amenity. Local privacy and
amenity.

Following the Committee meeting held on 14 October, 2013
additional information was received from the agent and
another consultation was held with nearby neighbours.
Following the period of another consultation, five letters /
items of correspondence were received objecting to the
application. The objections reiterated the previous
observations that were made on grounds of:

e Stating that the amendments do not reduce the visua
impact and that a large house on the top of the hill
would have a detrimental impact on the village and
on Garth headland.

e Loss of privacy for nearby neighbours and beyond
their boundaries in light of the proposed dwelling's
prominent and high location.

o State there would be avisually detrimental impact on
the Borth-y-gest area as the site and the tree line form
aunique local feature.

e It is deemed that the development in a conservation
areawould not comply with the criteria of policy B4.

e Propose that the trees should be Preserved by means
of a Tree Preservation Order. Concern regarding the
trees that have aready been felled. The schemes
include a conflict in the plan especially the tree
restrictions plan.

e The proposad does not meet with the authority’s
affordable housing guidance.

e Potential for batsin the trees.

5. Assessment of the material planning consider ations:

Principle of the development

51 The proposal involves building one 4 bedroom house on a site within the vast garden of
the Bron y Garth property. There are residential houses located on land below the site.
The site lies within the development boundary of the village of Borth-y-gest but has not
been alocated for any specific use or as protected open land. From the perspective of
housing policies, the site falls within the definition of infill land and policies C1 and CH4

arerelevant to this application.

5.2 Policy C1, ‘Locating new development’ states that land ‘within the development

boundaries of towns and villages ... will be the main focus for new development’.



53

Policy CH4 is relevant and states that, in principle, proposals for the construction of new
dwellings on unallocated sites that are within village development boundaries will be
approved provided they can conform to al the relevant policies of the Plan and the three
criteria which form part of the Policy. Criterion 1 relates to having a portion of all units
on the site as affordable units, unless it would be inappropriate to provide affordable
housing on the site. In terms of this policy, it is not considered that it would be reasonable
to request an application for one property to be affordable as the criterion talks about ‘a
portion of the units on each site’ therefore referring to more than one house. The second
and third criteria relate to the arrangements of providing affordable housing (if the
application contains more than one house) and for the reasons aready noted it is not
believed that these are relevant. Based on the above it is considered that the application
conforms to the principles of policies C1 and CH4 of the GUDP.

Design and visual amenities

54

55

5.6

Policies B22, B23 and B25 of the GUDP are relevant to the application and relate to:
design, finishes, eevations and visual amenities. It is considered that the design would
offer a modern, unique and innovative house located on the top of the headland on a
fairly restricted site and looking down at an angle towards the dwellings of Ty Garth and
looking back towards Yr Eifl. The dwellings nearby vary in size, design and finishes and
are a combination of traditional and modern houses. They have no definite pattern or
common theme. However, it is considered that any new development must be designed in
a compatible manner that will not detract from the ared’s existing character.

It is acknowledged that a difference of opinion on a modern design is an objective matter
and it can be seen that differing opinions have been conveyed by neighboursin relation to
the design of the proposed plan. There is a reference to design in paragraph 9.3.1 of
Planning Policy Wales which states that “new housing developments should be well
integrated and connected to the existing pattern of settlements’. The proposa offers a
house of a substantial size and of a scale and form which would on the whole correspond
with the context of the site, and the design of the house in the shape of an obtuse angle
responds positively to the rocky topography of the slope on the site. Due to the scale of
the development and following receipt of the application, illustrative materials of
photomontage images were requested which have been a means of seeing an image of the
two-storey dwelling from the direction of Borth-y-gest. The dwelling would be located
amongst a canopy of trees and the images also better convey the separated levels of the
four floors. The design is further influenced by the use of innovative elements in respect
of its modern and sustainable appearance with the use of dates on the roof and a
combination of stone, cedar timber vertical cladding, coloured textured render and floor
length glass on the external elevations of the building. This would allow the building to
blend in and not have a negative effect on the visua amenities and character of the area,
and would respect the features of local building materials and prominent views the public
have of the Garth headland.

Additional cross-sections were received showing the intention to retain the current
footpath on the western side of the garden along with the location of two vehicular
parking spaces. The path would be used in order to provide an access to the new house
and the parking space would be resurfaced with chippings. This will be a sustainable
method of retaining the pervious surface and it is considered that its design is acceptable.



57

It is not considered that the proposed development would have a detrimenta impact on
the character or appearance of the area and athough it is a modern and different design, it
is considered that it would suit the surrounding area. Consequently it is considered that
the proposal conformsto policies B22, B23 and B25.

Conservation and Historic matters

5.8

The site is located within but on the southern boundary of the Porthmadog Conservation
Area and within the southern boundary of the Aberglaslyn Landscape of Special Historic
Interest. Observations were received from the Gwynedd Archaeologica Service and the
Council’s Conservation Officer on the proposa and they had no objection. The
Conservation Officer observed that the proposa would be improved if the application
installed windows and doors that were timber or aluminium and of a dark coloured finish
and this can be dealt with through a condition. It is not considered that the proposa
would have a detrimental impact on the Conservation Area or on the Landscape of
Specia Historic Interest, and therefore it is considered acceptable in terms of policies B4
and B12.

Sustainability matters

59

The National Code for Homes (‘the Code’) is a means of assessing and improving the
sustainability of new homes by satisfying the required three star standard — level 3 of the
Code. The site has been registered with a sustainability code assessor and the applicant
has submitted a pre-assessment report to show that the dwelling could exceed the
required standard, reaching a score of 65 and achieving Level 3 of the Code for
Sustainable Homes. It is aimed to reach the standards of the code by incorporating design
features that are environmentally sustainable and planning conditions will have to be
imposed in order to ensure compliance. The application therefore satisfies policy C7 and
TAN 22.

General and residential amenities

5.10

5.11

Policy B23 requests that consideration is given to the effect of the proposal on nearby
residential amenities. Furthermore, concern has been expressed by objectors regarding
overlooking and loss of privacy. There are four properties adjacent to the application site:
Bron y Garth (which is owned by the applicant), Yr Eifl, Morallt and Ty Garth, namely
three properties that are located below the site and adjacent to Garth Road. Yr Eifl and
Morallt are positioned slightly higher than this road and Ty Garth is positioned back from
the road but the track leading to it and its front curtilage along with the western elevation
of the house itself are completely visible from the road. The rear gable-end of Ty Garth
faces the cliff below the site and therefore the application site is considerably higher than
TY Garth itself. The steep nature of this area means that the houses are built on different
levels and are located so as to take advantage of the spectacular views surrounding them.

The location and design of the proposal take into consideration the nature of the area and
the amenities of the houses below, namely Morallt, Yr Eifl and Ty Garth. To avoid any
doubt the amenities of the houses are assessed separately:



e Mordlt: the house is located on the north-western boundary of the site nearby the
proposed parking area and the footpath that would provide access to the proposed
house. It is not considered that any unacceptable overlooking is likely to be created
between Morallt and the proposed house due to the distance between both properties.
It is acknowledged that the rear curtilage of Moralt abuts with part of the application
site, namely, where the parking space would be located on the first section of the
footpath that leads to the proposed house, however; there is vegetation here and
consequently it is not considered that the proposal would cause any unacceptable
overlooking or loss of privacy for the private spaces or the main windows of Morallt.

e Yr Eifl: it is not considered that the proposal is likely to create unacceptable
overlooking as the land levels of the site are much higher than this property. The
new property would also be located so that it is set back from the boundary of the
site. It is not considered that there is any potential overlooking from the northern
elevation as this would be facing the curtilage of the proposed property i.e. part of the
application site, and this is to the rear of the Eifl property and on much higher
ground. It is not considered either that there would be any overlooking from the
western elevation, which is entirely glazed, but set back under aridged roof to create
an externd roofed balcony. This would be set back from the edge of the site and the
main view would be to the west, away from Yr Eifl. Should it be considered that
there is any potentia for overlooking from the side of these balconies towards Yr
Eifl, it must be noted that this would only be over the roof of Yr Eifl therefore there
would be no implications in terms of overlooking or loss of privacy. In terms of any
overlooking or loss of privacy from the access path that would lead past the rear of
Yr Eifl and on to higher ground, it is not considered that any unnecessary
overlooking would be created as the existing path exists in the same location and
vegetation as a boundary between the path and the Eifl property. The roof lights are
visible, however it is not possible to look into the rooms and therefore it is not
considered that there is any overlooking. In terms of the patio and other windows the
owner of the Eifl property refers to, it is not considered that there is unacceptable
overlooking to these areas from the existing path and that using this path as a main
access to the proposed house would not exacerbate the situation to such a significant
extent that it would cause overlooking and loss of unacceptable privacy to the
residents of the Eifl property. To summarise, it is not considered that the proposed
development would cause any unacceptable overlooking or loss of privacy on the
private spaces or main windows of Yr Eifl.

e T¥g Garth: the western elevation and curtilage of Ty Garth along with the track
leading to it are fairly open from the adjacent public road. The rear gable-end of this
property faces the cliff that borders the application site. The southern elevation of the
proposed house, which is also at an angle, would look over land that is within the
application site and then over the bank towards the entrance and access track of Ty
Garth below. The combination of distance and the bank together with the fact that
this part of the T¢ Garth site is prominent from the public road anyway would mean
that there would be no unacceptable overlooking or loss of privacy from the proposed
development on the private spaces or main windows of T Garth.

5.12 Consequently, in respect of the location of the proposed dwelling in relation to
neighbouring houses, and given the steep landscape between them, it is not considered
that the location of the house is within an unacceptable distance of existing houses as



those houses back on to the bank. This, aong with the extensive landscaping available on
the site (or to be added through a condition) contributes to reducing any likely impact in
relation to loss of privacy. Therefore, it is not considered that the proposal would cause
unacceptable harm to the amenities of the residents of nearby houses or the loca
neighbourhood and as a result, the proposa is considered acceptable in respect of Policy
B23.

Treesand Biodiversity matters

5.13

5.14

5.15

Following consultation with Natural Resources Wales, observations were received stating
they had no ecologica concernsin relation to the proposed development and they did not
consider that there was a need for an ecological inspection or a bat survey. In terms of
bats, the Biodiversity Unit also confirmed that the proposal was not likely to have a
negative impact on bats due to there being available habitat links around the site (other
than the application site itself). Therefore, it is considered that the application complies
with policy B20 of the GUDP.

A trees report was submitted with the application showing that the development would
require felling five trees to include one mature tree, namely a beech tree and a yew tree of
high amenity value, and cutting back hedges that are currently on the site. The
Biodiversity Unit / Tree Officer has stated that the development means losing a
combination of trees of high, moderate and low value, and by protecting the trees that
will be retained during the development work and with replanting it is deemed that the
impact on trees will be low. Consequently, there is not objection to the proposa subject
to standard conditions.

These trees are not subject to a Tree Preservation Order but it is considered that they are
pleasant trees with an amenity value, but unfortunately due to lack of management over
the years a number of the trees are in poor condition. It is not considered that a Tree
Preservation Order is suitable for the site and the proposal involves losing some trees and
replanting others which provides a better range of different aged trees and therefore
creating an improved situation for the long term. It is therefore considered that thereis a
need for any permission to include conditions to ensure that appropriate landscaping is
provided to mitigate the loss and to soften the impact and maintain the area's character.
This ensures that the proposa is consistent with the principles of policy B27 of the
GUDP.

Transport and access matters

5.16

517

It is intended to use the current vehicular access together with a private track that leads to
the site from Garth Road nearby. It is intended to provide two parking spaces within the
curtilage of the dite. It is considered that the proposal would satisfy road safety
requirements, and the Transport Officer proposes standard road conditions.

The parking, turning and roads provision would be consistent with the objectives of
policies CH33 and CH36 which require that road safety, parking and vehicle turning
considerations are addressed in plans on new developments.

Response to the public consultation



5.18

6.1

7.1

Full consideration has been given to the objections and concerns of the local community
in assessing this application and it is considered that there is no matter that outweighs the
relevant policy considerations and that the application is acceptable and complies with
the requirements of the local and national policies and guidelines, subject to including
relevant conditions.

Conclusions:

It is considered that the development of a new house on this Site is acceptable in respect
of the relevant policies noted above and it is not considered that it would have an
adversdly harmful impact on the ared’s amenities or on neighbouring residents.
Furthermore, it is considered that the location, design, finish and form of the development
is acceptable and corresponds with the context of its location. Having given full
consideration to al the relevant planning matters and all the objections received, it is
considered that the development is suitable for the site and it complies with the local and
national policies and guidelines noted.

Recommendation:
To approve — conditions

5 years

Work in accordance with the plans
Materias/ dates

Highways / parking

Code for sustainable homes
Landscaping / trees

Water

Withdrawal of general permitted rights.
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Number: 2

Application Number:  C13/0873/44/LL

Date Registered: 02/09/2013

Application Type: Full - Planning

Community: Porthmadog

Ward: Porthmadog West

Proposal: RELOCATE THE SITE OF 45 TOURING UNITS ON THE EXISTING 'PITCH AND PUTT'
SITE AND ERECT TOILET ACCOMMODATION BUILDING, LAY SERVICE ROAD AND
LANDSCAPING.

Location: GREENACRES CARAVAN SITE, MORFA BYCHAN, PORTHMADOG, LL49 9YF

Summary of the Recommendation: TO APPROVE SUBJECT TO CONDITIONS

1 Description:

11 It was decided to postpone a decision on the application at the Committee meeting on
13 January 2014 in order for members of the committee to visit the site. The
application is a full planning application relating to relocating 45 touring units /
caravans which are currently located within the Greenacres caravan site to a section
of land which is also part of the Greenacres site and forms part of a current * pitch and
putt’ site. The site is located near the site’ s access from the county road and there are
residential houses nearby. The new touring site would be surrounded by open pasture
and thisis also owned by Greenacres.

12 The proposal involves erecting a toilet block to include facilities of showers and
toilets;, a laundry with access for parents, children and the disabled; an office, a
storeroom and space for dishwashing. It is intended to locate the toilet block on the
south eastern side of the site and it would measure approximately 9.4 x 15.7 metresin
length and 4.8 metres high with a cedar shingle roof covering and the external walls
finished with timber cladding and softwood windows and doors.

13 The proposal also includes improving the existing access to the field to which the
application applies; creating a service road that will lead around the touring site,
siting 45 hard standing pitches and installing electricity / water / television points for
the individual pitches. It is intended to upgrade the open land / recreational area
referred to above by creating footpaths and installing information boards within the
area. A landscaping plan was submitted for landscaping the touring caravan site and
improving the area s appearance.

14 Planning permission already exists for siting up to 1036 caravans on the site as a
whole and currently thisincludes 48 touring units/ caravans. The applicant states that
it is unsuitable to redevelop the current location of the touring units for the use of
touring caravans and this site will be part of an upgrading programme in the future
and the intention at that time will be to relocate 33 static caravans from areas within
the existing site and locate them on this land. The application involves a reduction in
the total of touring units / caravans from 48 to 45; however the overall total number
of unitson the site will remain 1036.

15 The site is ardatively level Greenfield site and includes vegetation such as heather,
gorse, trees and hedges and to the north there are three houses and a county road with



residential homes located beyond it. To the east the road leads to the Carreg Goch
caravan park and a residential area lies beyond this. To the west lies the main access
to the Greenacres caravan park and a row of houses and to the south there is a static
and touring caravan site with open fields and dunes leading to the beach.

16 The site is located near (but outside) the village development boundary on land that
was previously used for recreational purposes. This land is part of the prospective
local designation of the Carreg Goch wildlife site.

2. Relevant Paolicies:

21 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph
2.1.2 of Planning Policy Wales emphasise that planning decisions should be in
accordance with the Development Plan, unless materia planning considerations
indicate otherwise. Planning considerations include Nationa Planning Policy and the
Unitary Development Plan.

2.2 Gwynedd Unitary Development Plan 2009:

Policy B7 — Sites of Archaeological Importance — Refuse proposals which will damage or
destroy archaeological remains which are of national importance (whether they are registered
or not) or their setting.  Also refuse any development that will affect other archaeologica
remains unless the need for the development overrides the significance of the archaeological
remains.

Policy B17 — Protecting Sites of Regional or Loca Significance - Refuse proposals which are
likely to cause significant damage to sites of regional or local significance unless they
conform to a series of criteria aimed at the management, enjoyment and protection of
recognised features within the sites.

Policy B22 — Building Design — Promote good building design by ensuring that proposals
conform to a series of criteriaaimed at protecting the recognised features and character of the
local landscape and environment.

Policy B23 — Amenities — Safeguard the amenities of the local neighbourhood by ensuring
that proposals conform to a series of criteria aimed at protecting the recognised features and
amenities of the local area.

Policy B25 — Building Materidls — Safeguard the visual character by ensuring that building
materials are of a high standard and are in keeping with the character and appearance of the
local area.

Policy B27 — Landscaping Schemes — Ensure that permitted proposals incorporate high
quality soft/hard landscaping that is appropriate for the site and which takes into consideration
aseries of factors aimed at avoiding damage to recognised features.

Policy B29 — Developments on Land at Risk From Flooding — Manage specific devel opments
in C1 and C2 flood zones and direct them towards suitable land in zone A unless they can
conform to a series of criteria relevant to the features of the site and to the purpose of the
devel opment.

Policy CH30 — Access For All — Refuse proposals for residential, business’commercial units
or buildings/facilities for public use unless it can be shown that full consideration has been
given to the provision of appropriate access for the widest possible range of individuals.



Policy CH33 — Safety on Roads and Streets — Devel opment proposals will be approved if they
can conform to specific criteria relating to the vehicular access, the standard of the existing
roads network and traffic calming measures.

Policy CH36 — Private Car Parking Facilities — Proposals for new devel opments, extension of
existing developments or change of use will be refused unless off-street parking is provided
in accordance with the Council’s current parking guidelines, and having given due
consideration to the accessibility of public transport, the possibility of walking or cycling
from the site and the proximity of the site to a public car park.

Policy D20 — Sites for Touring Caravans, Camping and Touring Units — Extensions,
Additional Pitches, Relocation and Exchange - Proposals for increasing the number of
pitches, extensions to sites, relocation or exchange of sites will be approved if the proposal
includes a plan to ensure environmental and visual improvements, and meets other criteria
regarding the impact of the development on the local area.

Supplementary Planning Guidance — Holiday accommodation
Supplementary Planning Guidance — Planning for sustainable building
Gwynedd Design Guidance

2.3 National Policies:

Planning Policy Wales, Fifth Edition, November 2012.
Technical Advice Note 12: Design (2009)

Technica Advice Note 13: Tourism (1997)

3. Relevant Planning History:

2/24/849B — Extension to club, new foyer, extension to amusement arcade, café near the
swimming pool, store, shop, administrative and sales office, extension of car park and
landscaping — Morfa Bychan Caravan Site — Approved 16 February 1994.

2/24/849D — Café/bar including changes to swimming pool — Greenacres Caravan Site, Morfa
Bychan — Approved 1 June 1994.

2/24/849E — Single story extension to a family room and lounge bar - Greenacres Caravan
Site, Morfa Bychan — Approved 16 February 1995.

C97D/0398/24/CL — Construction of club room and new access and extension to kiosk -
Greenacres Caravan Site, Morfa Bychan — Approved 5 February 1998.

C99D/0041/24/LL — Amend layout and extension of a static caravan site (Total of 1036
caravans) - Greenacres Caravan Site, Morfa Bychan — Approved 1 November 1999.

C99D/0042/24/LL — Construction of outdoor rope course - Greenacres Caravan Site, Morfa
Bychan — Approved 7 April 1999.

C99D/0309/44/LL — Establish a boat parking site - Greenacres Caravan Site, Morfa Bychan
—refused 18 November 1999.

C99D/0435/44/LL — New building to replace existing building, relocation of caravan sales
site, two additional tennis courts and improvements to car park - Greenacres Caravan Site,
Morfa Bychan — Approved 14 January 2000.

C99D/0526/44/LL — Develop a boat storage facility - Greenacres Caravan Site, Morfa
Bychan — Approved 31 March 2000.



C03D/0488/44/LL — Provide outdoor water play areafor children - Greenacres Caravan Site,
Morfa Bychan — Approved 17 November 2003.

C06D/0542/44/1.L — Change of use of touring caravan field to static caravans and change use
of the touring caravan field to static caravans with landscaping and roads - Greenacres
Caravan Site, Morfa Bychan — Refused 20 November 2006.

C07D/0668/44/LL — Extend toilets - Greenacres Caravan Site, Morfa Bychan — Approved 13
February 2008.

C08D/0391/44/LL — Demolish existing kitchen and construct a single-storey extension and a
crazy golf site - Greenacres Caravan Site, Morfa Bychan — Approved 21 October 2008.

C10D/0227/44/RP — Installation of LPG Gas Tanks - Greenacres Caravan Site, Morfa
Bychan — Approved 17 August 2010.

C10D/0378/44/LL — Construct new open swimming pool and extension for spa, toilets and
gym - Greenacres Caravan Site, Morfa Bychan — Approved 12 November 2010.

C12/1082/44/LL — New swimming pool roof - Greenacres Caravan Site, Morfa Bychan —
Approved 13 September 2012.

4, Consultations:

Town Council: Object as the development would set an unacceptable precedent and
would extend nearer to nearby housing. Also, the development
would be intrusive in land that has been earmarked on the original
plans for Greenacres as open space between the caravan site and

nearby houses.

Transportation Unit: | refer to the above application and wish to state that | do not intend
to submit a recommendation as it is supposed that the proposed
development would not have a detrimental impact on any road or

proposed road.

Natural Resources Wales: No objection and note that the application could affect reptiles and

the Garreg-goch wildlife site.

Biodiversity Unit: Following the submittal of an ecologica study and report by
Aberystwyth University on grasdand fungi, we are satisfied that
there is no objection subject to including conditions of mitigating
measures. The mitigating measures are recommended in the report
and a condition will be needed to ensure that the applicant submits a
detailed management plan including no paint balling or golf in the
buffer / earmarked area near the houses which is part of the proposed
wildlife site of Cefn Coch and an area which remains undevel oped

and rich in speciesincluding grassland fungi.
Trees Officer: No concernsregarding trees.

Welsh Water: Propose standard conditions.

Gwynedd Archaeologica It is not considered that further archaeological work is needed on the

Service: site.



Caravans Officer:

Public Consultation:

In terms of licence conditions there is an improvement in
layout and the distance between touring units and the toilet
provision is to be welcomed as the existing toilets are in
portacabins.

A notice was posted on the site and nearby residents were
informed. The consultation period ended on 27 September
2013 and 53 letters / items of correspondence were received
objecting to the application on the following grounds:

e Concern regarding noise, barbeque odours, litter and
disturbing the residents of the houses and static
caravans.

e Concern regarding the control of Japanese knotweed.

e |t is believed that the open land and the established
mature clawdd / bund have been an effective buffer
to prevent any encroachment with the houses and the
nearby village and there is concern regarding losing
this.

e Concern regarding the loss of the wildlife site that
needs to be protected.

e Concern regarding the impact of traffic on the
village' s narrow roads.

e Thegreen lawn of the pitch and putt siteis attractive.

o Question whether the planting in the landscaping
planiscredible for awindy site.

e It is deemed that there are too many caravans in the
village.

e It would be better to redevelop the existing site for
mobile caravans.

e Concern regarding the impact on the area’'s Welsh
language and culture should the holiday park be
extended.

e It is recognised locally that there is a history of
surface water drainage problems on site and therefore
concerns of flooding impact.

e Theproposal isvisualy unacceptable.

e Question whether there would be a need to consider
relocating the security checks kiosk near the site
access.

e State that the sewage system will not be able to
accommodate the new devel opment.

e The plans of the development are not considered to
be factually correct as the ‘Heulwen' property on the
eastern side is not shown and therefore it is not
possible to consider the impact on the nearby
properties.

o Negative impact on the environment leading to a
change in the fragile balance with the village.



Additionadly, a petition has been received with 194
signatories objecting to the development on grounds of the
loss of the buffer and loss of the wildlife conservation site.

One letter/correspondence was received which supported the
application / submitted observations on the grounds of:

e There is a need to provide quality holiday sites in
north Wales in order to be able to compete with
othersin the industry.

o Refer to the findings of the North Wales Tourism
Partnership review relating to touring caravan owners
who call for a guarantee of sites and provision of
high quality to include an European ‘Euro pitch’
premium standard pitch.

5. Assessment of the material planning consider ations:

Principle of the development

5.1

52

53

The proposal is to relocate 45 touring caravans on an area located in the centre of the
exigting caravan site to a site which is currently used as a pitch and putt site and is
located near the main access to the Greenacres site. Policy D20 of the GUDP applies
in this context as it relates to extensions, additional pitches, relocation and exchange
of touring units. The Policy approves proposals to relocate pitches provided the
proposal forms part of a plan that will secure environmental and visua improvements
in terms of the location, layout, design and appearance of the site, and its position in
the surrounding landscape... The Council recognises the importance of high quality
touring facilities and their role in providing a variety of high standard visitor
accommodation. The purpose of the policy is partially to promote and improve the
quality of touring caravan sites.

There is currently permission for a total of 1036 caravans in the site known as
Greenacres and this includes 48 touring caravans. The application therefore involves
relocating 45 of these touring units leading to a small reduction in the number of
touring caravans on the site, namely a reduction of three touring units. However,
there will be no reduction in the total of 1036 units on the site as the existing
conditions do not state what type of units these 1036 should be. It is considered that
the reduction in the number of touring units and the potential increase in the number
of static units is acceptable as there is no increase in the actual number of units.
Therefore, the proposa is to be considered in terms of the appropriateness of
extending the current site rather than any increase in numbers. It is possible to mange
the use of the site that would form the extensions by means of appropriate conditions
relating to the number of touring units and the siting of touring units only. To
summarise, there would be no more than 1036 units on the Greenacres site in total
(including the extension subject to the application) and only 45 touring units would
be located on the extension that is subject to this application and for a period from 1
March to 31 October in any given year.

It should be noted that Policy D20 does not refer to the size of an extension that
would be considered acceptable (in terms of surface area or numbers), rather it states
that each application will be considered on its own merit. In the context of Policy



D20 along with the relevant planning history (and existing conditions) of the site, it is
not believed that the principle of the application is contrary to Policy D20.

Visual amenities

5.4

5.5

5.6

57

The landscaping plan demonstrates a proposal to create a hew bund made from a
stone wall and hedging in an arched shape located to the west of the Heulwen
dwelling, and the bund would separate the development from the heathland (the
Garreg Goch prospective wildlife site local designation) and the residential area. We
acknowledge the concerns of the residents that the existing static caravans are hidden
by the features of the existing bund and that the new development on the southern
part of the exiting recreational land will be nearer to the residential area. However, it
is considered that the stone wall bund and the hedging would create an effective
buffer area of approximately 50 metres between the site and the gardens of the nearby
houses and approximately 100 metres between the site and the public road to the
north. There would be approximately 20 metres between the site boundary and the
Heulwen garden to the east. However, a landscaping plan forms part of the
application and includes cloddiau / bunds and substantial planting work in order to
mitigate the proposal’s visual impact on the landscape and it is considered that thisis
a method of successfully integrating the touring units with the landscape. It is
considered that this landscaping work would aso improve the appearance of the site
as awhole and would strengthen the landscaping aong its boundaries.

It is believed that the landscaping plan reflects a noted attempt to improve the site
environmentally and to ensure that neither the development nor the new proposed
caravans would be intrusive in the landscape and would comply with the
requirements of policy D20 in terms of environmental and visual improvements as it
is considered that the site would be concealed effectively by the landscaping without
compromising or causing significant harm to the visual quality of the landscape. This
would also mean that the proposal accords with Policy B27 of the UDP relating to
landscaping.

It isaso intended, as part of the application, to erect abuilding for toilets/ showersin
order to improve the facilities that would be available to the touring unit users on the
new site. It is considered that the new building has a suitable and appropriate design
given its location and proposed use. Additionally, it is considered that the refuse
storage area, the service roads, the utility points, the information board, paths and
hard standings are al acceptable in terms of their location, design, materials and that
they are in keeping with the appearance of the area and in accordance with policies
B22 and B25 of the GUDP.

The Caravan Site Inspection Officer’s observations refer amongst other things to the
low quality of the existing site and draws attention to the fact that the scheme
proposes an improvement to the layout and the distance between touring units and the
improvement is wel comed.

General and residential amenities

58

There are residential dwellings in the vicinity of the site that are located to the west,
the north and the east. The pitch of the nearest touring caravan is located
approximately 45 metres form the Heulwen dwelling which is to the east; 55 metres
from the new house to the north and 38 metres from the terraced houses on the
western side. A screen of hedging and trees lies between the site and the properties to
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the west and east and the land which extends to the north is currently open towards
the pitch and putt course.

Some of the site would be visible from these dwellings especially during the winter
months. However, should the application be approved; the visual impact and any
potential disturbance can be reduced by ensuring that the occupancy / siting period of
the touring caravans on the site is restricted to holiday use between 1 March and 1
October in any given year. The landscaping plan would also be a means of reducing
these impacts. It should also be remembered that the site is currently used as a pitch
and putt course and therefore does have some degree of impact in terms of the general
amenities of nearby dwellings. It is believed that with relevant conditions to manage
the season and implementing a suitable landscaping plan that the proposal to use the
site for touring caravans would not cause any unacceptable impact. Consequently, it
is believed that the proposal complies with policies B23 and D20 of the GUDP.

Transport and access matters

5.10

The road that leads to the village is a third class road and is currently used by the
touring caravans when leaving the site. The proposal would not involve an increase in
the numbers of units on the site and the Transportation Unit has stated that it has no
objection to the proposal. In the Planning Statement, the applicant states that
relocating the touring caravan site to land near the main access would be a way of
reducing the movement of caravans through the remainder of the park which would
be an interna improvement to the site and existing arrangements. It is therefore
believed that the proposal is acceptable on grounds of the requirements of Policies
CH33, CH36, B23 and D20 of the GUDP.

Biodiversity matters
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Asthis siteis part of the proposed local designation of the Carreg Goch wildlife site,
ecological and species surveys have been completed. Additionaly, the Biodiversity
Unit asked for a specialist report on the site’'s grasdand fungi. The study shows that
there is a variety of grassland fungi on the site and therefore it is considered that the
site is of loca importance to grassland fungi. The Biodiversity Unit states that most
of the fungi are located outside the areathat isto be developed as a caravan site.

The survey recognises that the development will lead to losing a part of the wildlife
site (which is a proposed local designation) however; the survey findings and the
observations of the Biodiversity Unit agree that the likely impact would be reduced
with mitigating measures that could provide a new habitat i.e. not using the land for
pitch and putt uses; installing footpaths and interpretation panels and creating a nature
reserve.

The survey includes clear methods of mitigating any impact on the species and any
permission can be bound to comply with relevant conditions relating to adhering to
the mitigating methods / recommendations of the survey, including Japanese
Knotweed. Additionaly, the Biodiversity Unit proposes a condition that the
developer should submit a detailed management plan for the wildlife site in the
interest of biodiversity. Policy B17 of the UDP relates to protecting sites of regional
or local significance and it is considered through adhering to the recommendations
included in the survey and the advice provided by the Biodiversity Unit the proposal
is not likely to cause significant harm either directly or indirectly to the wildlife site.
It is therefore considered that the proposal complies with policy B17 of the GUDP.



Archaeological Matters

514

An archaeological Assessment was submitted with the application and the
Archaeological Service is satisfied with the outcomes of the report and states that the
site does not merit further archaeological intervention. Therefore, it appears that the
site does not have substantia archaeologica potential and therefore it is not
considered that there is a need to impose an archaeological condition on any planning
permission. It is therefore considered that the proposal is acceptable in terms of
Policy B7 of the GUDP.

Flooding matters

5.15

In reading the above report it can be seen that a number of loca residents object to
the application on grounds of flooding concerns. Natural Resources Wales were
consulted and in terms of flood risk they confirm that the land is not located within a
flood zone. The majority of the site would continue to have a permeable surface
enabling the land to be drained as it does at the moment. Consequently, it is not
considered that the proposal is contrary to policy B29 of the GUDP.

The Economy

5.16

A letter of support was received by the North Wales Tourism Partnership stating that
the development 