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PROCEDURE FOR SPEAKING ON PLANNING APPLICATIONS IN 
THE PLANNING COMMITTEE 
 
The Council has decided that third parties have the right to speak on planning applications at 
the Planning Committee. This leaflet outlines the normal operational arrangements for 
speaking at the committee. 
 

1. Report of the Planning Service on the planning application 
including a recommendation.  
 

 

2. If an application has been received from a 3rd party to speak the 
Chairman will invite the speaker to come forwards. 
 

 

3. Objector or a representative of the objectors to address the 
committee.  
 

3 minutes 

4. Applicant or a representative of the applicant(s) to address the 
committee.  
 

3 minutes 
 

5. Local Member(s) to address the committee  10 minutes 
 

6. Committee Chairman to ask for a proposer and seconder for the 
planning application.  
 

 

7. The committee to discuss the planning application  
 

 

 
 



 

 

AGENDA 

 

1.  
  

APOLOGIES  

 To accept any apologies for absence. 

 
 

2.  
 
  

DECLARATION OF PERSONAL INTEREST AND PROTOCOL 
MATTERS 
 

 

 To receive any declaration of personal interest and to note protocol matters. 

 
 

3.  
  

URGENT ITEMS 
 

 

 To note any items that are a matter of urgency in the view of the Chairman 
for consideration. 

 

 

4.  
 

  

MINUTES 6 - 26 

 The Chairman shall propose that the minutes of the previous meeting of this 
committee, held on, 13th July 2026, be signed as a true record. 

 

 

5.  
 
  

PLANNING APPLICATIONS 
 

 

 To submit the report of the Head of Environment Department. 

 
 

5.1.  APPLICATION NO C25/0710/41/LL LAND ADJOINING 
BRYNHYFRYD/ CAE CAPEL, CHWILOG, LL53 6SF 
 

27 - 65 

 Erection of 20 affordable dwellings, creation of new vehicular access from 
the B4354, together with associated works 
 
LOCAL MEMBER: Councillor Rhys Tudur 
 
Link to relevant background documents 

 

 

5.2.  APPLICATION NO C26/0216/30/LL CARAVAN PARK, TIR GLYN, 
UWCHMYNYDD, PWLLHELI, GWYNEDD, LL53 8DA 
 

66 - 98 

 Change of use of an agricultural field to accommodate 10 seasonal touring 
caravan pitches additional to the main site, the erection of a toilet block, soft 
landscape improvements. 
 
LOCAL MEMBER: Councillor Gareth Williams 
 
Link to relevant background documents 

 
 

 

https://amg.gwynedd.llyw.cymru/planning/index.html?fa=getApplication&id=36646&language=en
https://amg.gwynedd.llyw.cymru/planning/index.html?fa=getApplication&id=37129&language=en


 

5.3.  APPLICATION NO C25/0273/04/LL PALE HALL HOTEL, 
LLANDDERFEL, Y BALA, GWYNEDD, LL23 7PS 
 

99 - 132 

 Erection of 8 no. shepherds huts, installation of foul water receptacle and 
soakaway and infrastructure to serve shepherds huts. 
 
LOCAL MEMBER: Councillor Elwyn Edwards 
 
Link to relevant background documents 

 

 

 
 
 
 
 

https://amg.gwynedd.llyw.cymru/planning/index.html?fa=getApplication&id=36242&language=en


 
PLANNING COMMITTEE 13 July 2026 

 

 

Attendance:   Chair:          Councillor ⁠Huw Rowlands 
   Vice-chair:   Councillor Edgar Owen 
 
Councillors:  
Elwyn Edwards, Delyth Lloyd Griffiths, Louise Hughes, Elin Hywel, Berwyn Parry Jones, Gareth T 
Jones, Anne Lloyd Jones, Cai Larsen, Dafydd Meurig, Gareth Coj Parry and Gruffydd Williams 
 
Local Member: Councillor Menna Trenholme  
 

Officers: ⁠Dafydd Williams (Head of Environment Department), Gwawr Hughes (Planning Manager), 
Elan Mared Lloyd (Senior Planning Officer), Rhys Cadwaladr (Senior Planning Officer - Minerals 

and Waste), Dafydd Jones (Solicitor) ⁠and Lowri Haf Evans (Democracy Services Officer). 
 
1. APOLOGIES 

 
Apologies were received from Councillors John Pughe Roberts and Dyfrig Siencyn. 

 
2. DECLARATION OF PERSONAL INTEREST AND PROTOCOL MATTERS 

 
a) Councillor Cai Larsen declared an interest in item 5.2 (C25/0671/14/LL) as he was Chair of 

the Governing Body of Ysgol Syr Hugh Owen. The Member believed that it was a prejudicial 
interest and he therefore withdrew from the Chamber during the discussion on the application. 
 
Councillor Huw Rowlands declared an interest in item 5.4 (C24/0323/14/LL) and 5.5 
(C24/0755/19/LL) as he had submitted observations on the applications. The Member 
believed that it was a prejudicial interest and he therefore withdrew from the Chamber during 
the discussion on the applications. 
 

b) Dafydd Williams (Head of Environment) declared an interest in item 5.1 (C26/0238/15/LL) as 
he lived in the same area. The officer was of the opinion that it was a prejudicial interest and 
he therefore withdrew from the Chamber during the discussion on the application.  

 
c) The following Members declared that they were Local Members in relation to the items noted: 
 

Councillor Elwyn Edwards (a member of this Planning Committee), in item 5.3 
(C24/1032/04/LL) on the agenda. 
 
Councillor Menna Trenholme (not a member of this Planning Committee), in item 5.4 
(C24/0323/14/LL) and 5.5 (C24/0755/19/LL) on the agenda. 
 
Councillor Cai Larsen (a member of this Planning Committee), in item 5.4 (C24/0323/14/LL) 
and 5.5 (C24/0755/19/LL) on the agenda. 

 
3. URGENT ITEMS 

 

⁠None to note. 
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4. ⁠MINUTES 
 
The Chair accepted the minutes of the previous meeting of this committee, held on 15 June 
2026, as a true record.  

 
5. PLANNING APPLICATIONS 

 
The Committee considered the following applications for development. Details of the 
applications were expanded upon and questions were answered in relation to the plans and 
policy aspects. 

 
5.1  APPLICATION NUMBER: C26/0238/15/LL Land near 10 Warden Street, Llanberis 
 
 Erection of new dwelling 
 

a) The ⁠ Senior Planning Manager - Minerals and Waste highlighted that the application had 
been submitted to the Planning Committee on 15 June 2026, where a decision had been 
deferred in order to undertake a site visit. A site visit was conducted on 8 July 2026. 

 
It was noted that it was a full application for the erection of a family dwelling of a detached 
two-storey design, with the gable end of the property facing the public road; the proposed 
house would be of a modern pitched roof design built into the slope. It would measure 
approximately 7.2m high to the highest point of the roof, with a balcony on a substantial 
terrace being installed to the rear of the property which would extend out approximately 
2.5m and serve the floor. 
 
An application for a single property on this site (26.02.2026) under reference 
C25/0927/15/LL had been refused. Although some amendments had been made to the 
plans of the current application, including the removal of two first-floor openings that faced 
the property next door and reducing the size of the balcony so that it did not extend out 
past the house's side elevation, the size and layout of the property generally continued to 
be the same in terms of size and scale.  
 
The application was submitted to the Planning Committee for a decision at the Local 
Member's request.  
 
Reference was made to Policy TAI 15 of the Local Development Plan (LDP) which stated 
that Councils would seek to ensure an appropriate level of affordable housing in the plan 
area. Two or more housing units was the threshold, and as only one unit was proposed in 
this case, Policy TAI 15 was not relevant and it was not necessary to provide an affordable 
element.  
 
In the context of visual amenities, it was noted that Policy PCYFF 3 required developments 
to offer a design of high quality that respected and assimilated with the character and 
context of the area. In this case, it was considered that the proposed house did not reflect 
the traditional design of the adjacent terraced houses on Warden Street. Although the 
design had been modified somewhat since the previous application, its bulk, height and 
more contemporary features continued to appear disproportionate and out of character 
with the local environment. In addition, as the site was on a slope, the dwelling would sit 
higher than the surrounding houses and therefore stand out in the landscape. As a result, 
it was considered that the building would create an oppressive effect and would not 
naturally blend into the streetscape or the surrounding landscape. The proposal therefore 
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did not add to or enhance the character or appearance of the area, and was contrary to 
the requirements of Policy PCYFF 3. Although some materials attempted to refer to the 
historic landscape, it was considered that a more sensitive design for the site could be 
submitted. 
 
In terms of general and residential amenities, reference was made to significant concerns 
regarding the impact of the development on nearby properties. Although the proposed 
balcony had been reduced, it remained a prominent feature at the rear of the property and 
was likely to cause over-looking and privacy issues – these risks particularly affected 
residents of the neighbouring chapel and No. 10 Warden Street. 
 
In addition, it was considered that the location and layout of the property meant that 
movements in and out of the new house would take place in a narrow gap near No. 10, 
rather than towards the street like the rest of the houses. This would create a sense of 
oppression and negatively impact the residential amenities of that property. As a result, 
the proposal was considered to have an unacceptable impact on nearby residents and 
was therefore contrary to the requirements of Policy PCYFF 2. 
 
It was considered that the biodiversity improvement measures proposed, which included 
tree planting and the installation of bird and bat boxes, met the requirements of policies 
PS 19 and AMG 5. In the context of drainage matters, a SUDS application had been 
submitted and approved - the proposal was acceptable and complied with the 
requirements of TAN 15. 
 
Although observations had not been received by the Transportation Unit, as there was 
only one dwelling, it was not considered that the development would have an unacceptable 
impact on the safety or operation of the road network; the application provided three 
parking spaces for the property, and therefore it complied with the requirements of policies 
TRA 2 and TRA 4 of the LDP. 
 
It was explained that the property would provide a family home for a local person from the 
village and therefore it was not considered that it would be detrimental to the Welsh 
language. It was noted that a condition could be imposed should the application be 
approved, to ensure a Welsh name for the dwelling, to comply with the requirements of 
Policy PS 1. 
 
The Planning Officers recommended that the application be refused as the proposed 
development was unacceptable in its existing form. Although some aspects of the plan 
were acceptable, it was considered that the impact of the development on the character 
and appearance of the area, as well as its impact on the amenities of nearby properties, 
meant that the proposal did not fully meet the requirements of relevant policies.  
 

b) It was proposed and seconded to refuse the application in accordance with the 
recommendation. 
 

c) During the ensuing discussion, the following observations were made by Members: 

• The design was too large for the site 

• A correct design for the site was required 
 

 RESOLVED: To refuse 
 
 Reasons:  
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1. The modern design of the proposed dwelling, with its large balcony and glass 

doors/windows on the front and rear elevations, does not respect the character 
of the neighbouring houses nor that which is within the vicinity and these features 

would be incongruous. ⁠The proposal would not complement nor enhance the 
character and appearance of the site or area. The proposal has not given full 
consideration to its historical and built context and that in terms of its siting, 
appearance, scale, height, massing and elevational treatment contains 
incoherent, dominant and alien features that do not respect the streetscape or 
site context. The proposal is therefore, considered contrary to criteria 1, 2 and 3 

of Policy PCYFF 3:  ⁠Design and Place Shaping of the Anglesey and Gwynedd Joint 
Local Development Plan (2011-2026). 
 

2. Due to the location, size and height of the balcony and the front of the proposed 
dwelling which faces the next-door property, it is considered that the proposal 
would overlook and have a dominant and overbearing impact and would be 
detrimental to the amenities of nearby residents in terms of noise and nuisance. 
For this reason, it is considered that the proposal is contrary to the requirements 
of Policy PCYFF 2 of the Anglesey and Gwynedd Joint Local Development Plan 
(2011-2026) relating to protecting the amenities of residents and the local area. 

 
5.2 APPLICATION NUMBER C25/0671/14/LL Ysgol Syr Hugh Owen, Ffordd Bethel, 

Caernarfon 
 

Erect a new 2400mm high fence around part of the playing field boundary of Ysgol Syr Hugh 

Owen 

 

a) The application was submitted to the Planning Committee because the Local Member had 
declared an interest and provided comments on the application.   
 
It was highlighted that comments from the statutory and public consultation mostly referred 

to concerns arising from neighbours stating that it was an unnecessary development 

creating a visual impact, an impact on residential amenities and a human rights impact. A 

letter had also been received supporting the fence because there were problems with 

stones being thrown, trespassing on private property and litter being thrown into gardens. 

 

Reference was made to Policy ISA 2, relating to community facilities that included schools, 

and stated that the LDP would assist in the maintenance and improvement of community 

facilities. The proposal would be located on the boundaries of an existing school and the 

fence would be needed around the building to improve security within the school grounds.  

In terms of principle, the proposal was considered to be reasonable and in line with the 

principle of Policy ISA 2 of the LDP. 

 

The proposed fence would be a green "weldmesh", which is a see-through fence – 

therefore it was considered that it would not create a closed or oppressive view of the 

school or the surrounding houses. As it was in keeping with the existing school fencing 

and allowed visibility, it was considered that it would not create a visual impact in the area, 

and it therefore complied with Policy PCYFF 3. 
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It was reported that some neighbouring residents had objected on the grounds of visual 

impact and oppressive feeling, but it was noted that fencing of this type was common in 

schools to protect staff and pupils. As similar fencing already existed around the site, the 

proposal was consistent with the environment. The new fence would be approximately 4-

5 metres from the rear of the houses, providing an adequate gap so that it did not have a 

significant impact on private amenities. It was reiterated that consideration had to be given 

to the need to protect pupils and school grounds as well as the land outside the school 

from damage, and on balance it was considered that this type of fence would not cause 

significant harm to the amenities of the local neighbourhood, and therefore it complied with 

Policy PCYFF 2 of the LDP. In addition, it was highlighted that trees had a protection order 

along the boundary with a condition to be imposed to ensure that no work on the trees 

was carried out without prior permission – this would protect the trees as part of the 

development. 

 

The proposal did not meet the thresholds for the submission of a Welsh Language 

Statement or a Welsh Language Impact Assessment Report; however, it was not 

considered to be detrimental to the Welsh language and therefore it complied with the 

requirements of Policy PS 1. 

 

It was considered that the planning matters had been addressed in full with some 

comments referring to operational matters. The land ownership certificate was not 

considered to be incorrect, as the applicant was acting on behalf of the school and the 

Council, and the content of certain documents submitted was not considered to be 

incorrect or defective. It was reiterated that it was a matter for the applicant to contact 

neighbouring landowners and there was no obligation to do this under the Planning 

system. 

 

It was considered that the proposal was acceptable and complied with the relevant 

policies. It was recommended to approve the application with conditions. 

 
b) It was proposed and seconded to approve the application. 

 

c) During the ensuing discussion, the following observations were made by Members: 

• The layout of the fence on the boundary appeared intrusive – installing it 3-4 metres 

away from the wall would be acceptable 

• The access to the gap between the fence and the wall would have to be managed 

– a need to conduct discussions to get this sorted 

• The fence appeared to be oppressive – needed to discuss and agree on its location 

 

In response to an observation regarding reducing the height of the fence to 2m as 2.4m 

appeared high and whether the intention was to safeguard children or keep children in, it 

was noted that 2.4m was in line with other fences around the school. It was reiterated that a 

2m fence could be erected without Planning permission. 

 

In response to observations relating to the location of the fence, it was noted that discussions 

would be held with those residents who had gardens abutting the fence and that it was 

possible to impose a condition to agree on the exact location. It was reiterated, although 
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sufficient information had been submitted to confirm the location of the fence, there would 

be a need to hold discussions with the landowners to get rights of access to operate. 

 

RESOLVED: To approve with conditions 

 
1. Five years 
2. In accordance with the plans 
3. A dark green colour 
4. Biodiversity enhancements 

 
Note 
 
This permission does not cover any work to trees that are protected under a Tree 
Preservation Order.  Separate consent will be required for any works to the protected trees. 

 
 
5.3 APPLICATION NUMBER C24/1032/04/LL Land Adjacent to LL23 7NR, Frongoch, 

LL23 7NR 
 

Temporary operation of a meteorological mast and associated structures for a period of up 
to five years.  

 
Attention was drawn to the late observations form that included observations from Natural 
Resources Wales (NRW) agreeing with the conclusion of the Habitat Regulations 
Assessment. 

 
a) The Senior Planning Officer - Minerals and Waste highlighted that the application related to 

the erection and operation of a temporary anemometer mast for a period of five years on an 
upland near the summit of Pen y Bwlch Gwyn. The mast would be a steel lattice structure 
up to 100m high, supported by guy wires and equipped with meteorological monitoring 
equipment, including anemometers and weathervanes. It was noted that many important 
landscape and conservation designations were relatively close - Eryri National Park, the 
proposed boundary of Glyndŵr National Park and the Clwydian Range and Dee Valley 
AONB; this site was also within the vicinity of several designated European sites, such as 
the SAC, SPA and RAMSAR sites - River Dee and Llyn Tegid, Migneint-Arenig-Dduallt and 
Berwyn. 
 
In the context of the principle of the proposal, it was noted that there was no specific policy 
in the LDP relating to meteorology masts. However, the purpose of the proposed mast was 
to collect meteorology data to assess the viability of the potential wind energy development 
in the future, and therefore the proposal was considered as a type of infrastructure 
associated with a renewable energy development against Strategic Policy PS 7 of the LDP; 
a policy that supported renewable energy technologies, as well as Policy ADN 1 that related 
to wind energy developments on land. 
 
It was reported, since adopting the LDP, the Strategic Search Areas noted in TAN 8 had 
been replaced by the Pre-assessed Areas noted in Future Wales: The National Plan 2040. 

⁠Reference was made to Policy 17 of Future Wales which established presumptions in favour 
of wind energy developments on a large scale within those areas, whilst Policy 18 provided 
the relevant criteria to assess such proposals. 
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It was reiterated that the site in question had been located outside of the nearest Pre-
assessed Area for wind energy. However, Future Wales and Planning Policy Wales did not 
prevent wind energy developments or associated infrastructure outside those areas. 
Instead, the Pre-assessed Areas stated where the Welsh Government had assessed that 
large-scale wind developments could be accepted in principle, without preventing 
consideration of proposals in other locations. 
 
In addition, Planning Policy Wales stated that energy-generating projects on the land with a 
capacity of between 10MW and 350MW were determined by Welsh Ministers through the 
Developments of National Significance (DNS) process and assessed against the Future 
Wales policies. To this end, it was noted that a notice of intention had been submitted to 
Welsh Ministers for a potential wind farm on the same site. However, the existing application 
does not relate to the wind farm itself and weighting could not be given to the principle of 
that development when assessing the application. The anemometer mast must be 
considered on its own merits. 
 
It was emphasised that the proposal related to a temporary structure for a five-year period 
only. Planning conditions would ensure that the mast, the guy wires and all associated 
infrastructure were taken from the site and the land would be restored to its previous 
condition at the end of the period. Consequently, it was considered that the development 
was not likely to lead to permanent or long-term impacts on the site. It was also considered 
that the principle of installing a temporary anemometer mast for the purpose of gathering 
meteorology data was acceptable in policy, subject to a detailed consideration of the relevant 
impacts, including landscape, visibility, biodiversity, heritage, amenities and other technical 
matters. 
 
In the context of visual matters, it was noted that policies PCYFF 3, AMG 2 and AMG 3 of 
the LDP were relevant when assessing the impact of the development on the character of 
the landscape and visual amenities. The site would be located on high land within the 
'Cefnwlad y Bala' Special Landscape Area, and in a location that was seen from parts of 
Eryri National Park. A Landscape and Visual Impact Assessment (LVA) was submitted to 
support the application, as well as additional information on viewpoints. Following reviewing 
the information, it was reported that NRW was satisfied that sufficient evidence had been 
provided to assess the impacts on the landscape and the visual amenities, and concluded 
that the development would not harm the character of the landscape, the visual amenity nor 
the special characteristics of Eryri National Park. It was acknowledged that the 100m high 
mast would be visible over a wide area and it would present an element of human work in 
some open views. However, the assessment showed that small or low impacts would arise 
in most perspectives, with some moderate or moderate-low impacts in a limited number of 
sensitive locations; the mast's slender lattice structure, as well as its temporary nature, would 
reduce its general visual impact. 
 
Given the view of NRW, the findings of the Landscape and Visual Impact Assessment, and 
the temporary nature of the development, it was considered that the proposal would not lead 
to unacceptable impacts on the landscape or visual amenities and it would comply with the 
requirements of policies PCYFF 3, AMG 2 and AMG 3 of the LDP. 
 
In the context of Residential Amenities and given the distance between the site and the 
nearest residential property, as well as the relatively simple nature of the development, the 
narrow design of the mast and the land's topography influence, it was not considered that it 
would have an unacceptable impact on the visual amenity or general residential amenities. 
Consequently, it was considered that the development complied with the requirements of 
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Policy PCYFF 2 of the LDP, which sought to ensure that developments did not have a 
significant detrimental impact on the health, safety or amenities of nearby residents. 
 
In relation to proposed aviation lights, it was noted that the lights would be low density infra-
red lights and therefore it was not considered that they would have a significant visual impact 
or cause unacceptable light pollution to nearby properties. 
 
Observations were received regarding the possibility of noise, but because the mast 
included very few mobile parts, it was not expected for it to generate substantial operational 
noise. In addition, any temporary disruption during the construction phase would be limited 
in terms of its length and would be controlled through standard construction practices. On 
this basis, it was considered that the proposal was acceptable in terms of amenities and 
complied with Policy PCYFF 2. 
 
Given Transport Matters, it was noted that the proposed development did not include any 
changes to the existing access arrangements and it was not anticipated that it would lead to 
a significant increase in traffic movements during the operational period. Consequently, the 
proposal would not have a detrimental impact on the safety or implementation of the local 
road network and therefore, in terms of transport, would comply with the requirements of 
Policies PS 4 and TRA 4 of the LDP. 

 
In the context of Ecological Matters, it was reported that the site was located relatively close 
to many designated European sites, including the Dee River and Llyn Tegid SAC, the 
Migneint-Arenig-Dduallt SAC/SPA, the Llyn Tegid RAMSAR site and the Berwyn SAC/SPA. 
NRW noted that the main risks arising from the construction period, especially in relation to 
pollution, would be sedimentation and disruption to water courses. However, it was 
considered that these risks could be controlled by ensuring a Construction Environmental 
Management Plan (CEMP) condition. NRW confirmed, subject to implementing appropriate 
mitigation measures, that the development would not have a detrimental impact on the 
integrity of the designated sites. It was also not considered that the development would likely 
lead to significant impacts in terms of nutrients or water quality during the operational phase. 
 
From an ecological perspective, although concerns had been raised in relation to nesting 
birds, specifically the possibility that the mast could act as a perch for predators, it was 
considered that this matter could be controlled through a Breeding Bird Protection Plan 
(BBPP). NRW and the Council’s Ecologist were satisfied that the development was unlikely 
to have a significant impact on protected species or sensitive habitats, with a very limited 
habitat loss deriving from the proposal. The Habitat Regulation Assessment came to the 
conclusion that the main risks to European sites could be controlled, which related mainly to 
the construction phase and breeding birds, through appropriate planning conditions, 
including a Construction Environmental Management Plan (CEMP) and a Breeding Bird 
Protection Plan (BBPP). As a result, it was considered that the development would not have 
a detrimental impact on the integrity of any European site, either in isolation or in conjunction 
with other plans or projects. Subject to appropriate conditions that ensured the 
implementation of the mitigation measures and the proposed biodiversity improvements, it 
was considered that the development was acceptable and complied with Policies PS 19, 
AMG 3, AMG 5 and GWA 1 of the LDP. 
 
There were no heritage designations near the site and CADW confirmed that they had no 
objection to the development. It was considered that the mast would not have an impact on 
designated heritage assets because the land's topography restricted the visible connection 
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between it and those assets; the proposal complied with the requirements of Policy PS 20 
of the LDP. 

 
It was highlighted that the site was located within the Low Flying Area 7 training area. The 
Ministry of Defence confirmed that they had no objection to the development, subject to 
imposing standard conditions relating to obstruction lights for aviation, chartered aviation 
and relevant safety requirements. It was considered that these conditions were necessary 
to ensure that the mast would not have a detrimental impact on aviation safety or military 
low flying operations and therefore complied with the requirements of Policy PCYFF 2 of the 
LDP. 
 
As the development did not reach the threshold requiring a Welsh Language Statement, and 
due to its temporary and limited nature, it was not considered that it would have a detrimental 
impact on the Welsh language and therefore complied with Policy PS 1 of the LDP and the 
Maintaining and Creating Unique and Sustainable Communities SPG. 
 
It was considered that the principle of the development was acceptable as associated 
infrastructure for renewable energy and it would not lead to long-term impacts because the 
mast would be removed, and the site restored at the end of a 5-year period. It was not 
considered that it would have an unacceptable impact on the landscape, amenities, 
biodiversity, designated European sites, heritage, aviation safety, subject to imposing 
appropriate conditions; the development complied with the relevant local and national 
policies and the recommendation was to approve subject to conditions. 
 

b) The Local Member noted that he agreed with the recommendation. 
 

c) It was proposed and seconded to approve the application. 
 

d) During the ensuing discussion, the following observations were made by Members: 

• There were sufficient conditions to ensure control 

• ⁠This was one mast to gather data about wind speed - what would come in its wake? A 
wind farm and ugly pylons that would try to connect to the national grid 

 
RESOLVED: To delegate powers to the Senior Planning Manager to approve the 
application, subject to the following conditions: 
 

1. The development should commence within five years of the date of the decision.  
2. The development must be undertaken in accordance with the following 

approved plans and documents.  
3. The mast hereby approved must be taken down and the land restored to its 

previous condition within 5 years to the date of commission. The applicant must 
inform the Local Planning Authority of the commission date within 3 months of 
that date. 

4. Prior to the commencement of the development (including the land work and 
clearance of vegetation), a detailed Method Statement that describes how the 
site will be returned to its original condition will be submitted to the Local 
Planning Authority, and it must be approved in writing.  The approved measures 
should be adhered to and implemented in full. 

5. No development, including site clearance, will commence until a Construction 
Environmental Management Plan (CEMP) has been submitted to the Local 
Planning Authority and approved in writing by it. 
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6. No development or phase of the development to commence until a Breeding 
Bird Protection Plan (BBPP) has been submitted to the Local Planning Authority 
and approved by it. 

7. No development shall be permitted until a biodiversity enhancement plan has 
been submitted to the Local Planning Authority and approved in writing by it. 
The development will be carried out in accordance with the approved details. 

8. No clearance of vegetation, land work or building activities will be permitted 
during the bird nesting season (1 March to 31 August inclusive) unless this has 
been agreed in writing beforehand with the Local Planning Authority.  When 
work is required during this period, a survey of the site must be undertaken by 
a competent ecologist no more than 48 hours prior to commencing the work. 
Any recommendations given must be fully implemented, and if active nests are 
found, an appropriate protection zone must be established and maintained until 
the chicks have fledged.   

9. Devices to divert birds must be installed on each external supporting wire of the 
mast at a distance of no more than 2 metres in length along them all prior to the 
mast becoming operational. These devices must be maintained throughout the 
development's lifespan. Any damaged, removed or disconnected devices must 
be replaced within one month of finding them.  

10. Prior to commencement of building any meteorological masts, or using any 
construction equipment or temporary structure(s) of 50 metres or more in height 
(above ground level), the developer must submit an aviation lighting scheme to 
be approved by Cyngor Gwynedd jointly with the Ministry of Defence, noting 
how the development will be illuminated throughout its lifespan to maintain the 
safety requirements of civil and military aviation as determined necessary by 
the Ministry of Defence. 
This should include: 
a) The details of any construction equipment and temporary structures with a 
total height of 50 metres or more (above ground level) that will be used during 
the construction of the meteorological mast, together with the details of any 
aviation warning lights that will be installed on them; and 
b) Location and height of every meteorological mast within the development, 
noting those with aviation warning lights, location of the lights on the mast, the 
type of lights to be used, and the lighting performance specifications.  
Then the developer must install the lights as noted in the approved aviation 
lighting plan, and the lights will continue to be operational throughout the 
development's lifespan. 

11. The developer must inform the Ministry of Defence in writing, at least 14 days 
prior to the commencement of the work, of the following information:  
a) the commencement date to erect the meteorological mast(s); 
b) the maximum height of any construction equipment used when erecting the 
mast;  
c) the date when any meteorological mast comes into use; 
d) the latitude, longitude and maximum height of each meteorological mast.  

12. The Ministry of Defence must also be informed of any changes to this 
information and following the completion of the construction work. 
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5.4  APPLICATION NUMBER C24/0323/14/LL Land by Muriau Park Hotel, Ffordd Bont Saint, 
Caernarfon. 

 
Proposed petrol filling station, electric vehicle charging hub, retail building and creation of new 
access and associated works to include landscaping.   
 
Some Members of the Committee had visited the site on 8 July 2026. 

 

The Planning Manager highlighted that an application, supported by a letter, had been 

submitted by the agent of application 5.4 asking for application 5.4 and application 5.5 to be 

deferred because some matters required further attention.  In response to the application, the 

Planning Manager noted that the Highways Unit had now submitted observations confirming 

that they did not object to the application and the proposal therefore complied with criterion 3 

of Policy TRA 1, as well as Policy TRA 4 in terms of road safety.  As a result, the first reason 

for refusal (as it appeared in the report) was removed. It was reiterated that the Local Planning 

Authority's objections to the application highlighted that the location was unsuitable, and 

sufficient information had been submitted for the Members to make a decision on both 

applications. 

 

Attention was drawn to the late observations form which included an additional reason for 

refusal to reflect the intrusive impact of the development. It was highlighted that the reason 

stated that the development did not reflect a sensitive or appropriate approach to design and 

it appeared incongruous and intrusive within its context; it therefore did not comply with 

policies PCYFF 3 and PCYFF 4 which ensured that proposals and the landscaping plans 

respected their context and their location in the local landscape. 

 
a) The Senior Planning Officer highlighted that this was a full application for the construction of 

a service station which would provide fuel to vehicles and included an electric car charging 
hub, a retail building, along with the creation of a new entrance and associated works 
including landscaping. 
 
It was reported that the site was located outside the development boundary as noted in the 
LDP and although it was not located within any special land designation, it was noted that 
the site was within the Afon Gwyrfai Special Area of Conservation consultation zone on the 
basis of Phosphorus impact.  It is located directly adjacent to the A487, which was part of 
the strategic road network, with the nature of the development focusing on providing a 

service to users of this road. ⁠The principle of the development was assessed through 
Policies TRA 1 and PCYFF1 of the LDP. 
 
It was explained that the shop element was located within the same building as the till area 
for fuel and from the information submitted, the size of the retail area would be defined as a 
'small shop', within the LDP. It was therefore considered that a shop of this size would be an 
ancillary element to the primary purpose of providing fuel and breaks from travelling, and 
therefore it was not considered that it would likely undermine the retail provision of nearby 
centres. 
 
It was expressed that proposed developments that led to an increase in the phosphorus load 
within the catchment area could lead to detrimental impacts on water quality and therefore 
on the ecological condition of the SAC. Information was submitted as part of the application 
that confirmed that there was an intention to connect to the Caernarfon Waste Treatment 
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site, with comments from Welsh Water confirming that this was acceptable; it was not 
considered that the proposal would have any impact on the Afon Gwyrfai phosphorus levels 
and therefore the proposal showed neutrality in terms of this. 
 
In the context of visual, general and residential amenities, it was considered that the 
proposal, due to its location, scale and use was unacceptable as a result of the level of 
disruption and an increase in activity compared with the current situation - contrary to 
criterion 7 of Policy PCYFF 2 which safeguarded the amenities of local property occupiers. 
The site was not considered suitable for a development of this nature, especially given its 
prominence in the landscape and the failure to minimise the visual impact. 
 
In addition, the proposal may cause a significant impact on the Glynllifon SAC, specifically 
the lesser horseshoe bat which was a feature of this SAC (evidence that the area is used by 
lesser horseshoe bats and that this proposal would disrupt the hedges used by bats). It was 
reported that insufficient information had been submitted as part of the application for the 
Authority to complete an Appropriate Assessment in this case, and therefore it was 
concluded that no assurance could be given that the proposal would not have a significant 
or detrimental impact on the SAC.  It was reiterated that a green infrastructure statement 
had not been submitted as part of the application which led to uncertainty that the proposal 
complied with the requirements of Chapter 6 of Planning Policy Wales. 
 
In the context of Land Drainage, Ground Water and Flooding, it was noted that the site 
included a designated main river (Afon Rhosdican) and concerns regarding the development 
and the future flood risk to the proposal and to third parties.  It was noted that insufficient 
information had been submitted as part of the application to ensure suitable and sufficient 
access for machines to enable maintenance work of the main river in the future and provide 
a flood flow route/buffer zone to the main river; without this relevant information, it was 
considered that it could not be ensured that the proposal complied with the requirements of 
criterion number 4 in Policy PS6. 
 
It was reiterated that insufficient information had been submitted as part of the application 
to assess the impact as a result of any contamination in the land. To this end, it could not be 
confirmed that this proposal would comply with the requirements of criterion 7 of Policy 
PCYFF 2 or Policy PS6. 
 
Sufficient evidence was not submitted as part of the planning application to highlight that full 
consideration had been given to the impact of losing the best and most versatile agricultural 
land and therefore it was considered that the application was contrary to the requirements 
of criterion 6 of Policy PS 6, as well as the advice given in paragraphs 3.58 and 3.59 of 
Planning Policy Wales. 
 
Also, additional information was received regarding the petrol tanks and NRW was re-
consulted. To date, no reply had been received to the further consultation and therefore the 
fifth reason for refusal was amended to reflect this. 
 
Having considered all the relevant planning matters, including local and national policies and 
guidelines, as well as all the observations received, it was considered that the proposal was 
unacceptable in the form that it was submitted as it was unable to fulfil the requirements of 
the relevant policies and guidelines. 

 
b) Taking advantage of the right to speak, an objector to the application made the following 

observations: 
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• She had been the owner of Muriau Park, a nearby hotel, for 38 years and had faced 
many challenges in that period. This was a new challenge 

• The land on the site was agricultural, rich land in a beautiful location - the proposal 
would ruin the environment 

• Cwmni Cadnant had not considered the local policies - the document discussed her 
hotel and she could not imagine such a development on her doorstep 

• There were fuel stations in Dolydd, Caeathro and Caernarfon that employed locally 
- what would be the impact on these businesses? Loss of jobs? Closure? - the local 
economy must be considered 

• The area was a green area - why choose this location with such a plan? 

• The access would go from the old road - was there an intention to conduct a traffic 
assessment to monitor the genuine significance of activity in this situation - risk of 
accidents? 

• Asked the Committee to adhere to the policies and legislations and refuse the plan. 
 

c) Taking advantage of the right to speak, the applicant’s agent noted the following 
observations: 

• The application had been submitted prematurely and this was because matters had 
not been resolved in full 

• Basic concern had been raised about the visual impact and the reason for refusal 
had been submitted to the applicant for the first time in the late observations 

• The impact of ground water and nearby river continued to be discussed by NRW  

• NRW had no objection on the grounds of the impact on bats 

• There was no intention to erect a 4m acoustic fence as had been stated; the 
landscaping plan highlighted a 3m fence and a substantial hedge along the northern 
boundary - the applicant was happy to look into this further and discuss with officers 
and the neighbour 

• The reference to agricultural land was not grounds for an objection - this had been 
made clear during the consultation period 

• Referring to the Horncastle Court Case; when discussing two similar applications 
alongside each other in a committee, they must be considered together after being 
reviewed appropriately and in full - based on the Committee meeting today, the Local 
Planning Authority would be open to the possibility of a judicial review - a complete 
plan had been submitted here as the Motor Fuel Group (MFG) had been secured for 
the charging facilities and the petrol station 

• The company already operated the Morrisons fuel station in Caernarfon - they had 
no intention to close that station should the application be approved 

• MFG asked that the Committee deferred the decision on both application in fairness 
to an employer in the town and one that had invested significantly 

 
ch) The Local Members had no observations to propose. 

 
d) It was proposed and seconded to refuse the application in accordance with the 

recommendation ⁠. 
 

dd)  During the ensuing discussion, the following observations were made by Members: 
• There was enough fuel provision in the town 

• The proposal would lead to a loss of good agricultural land 
 

RESOLVED: To Refuse 
Reasons: 
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1. The proposal, due to its location, scale and use is considered to be unacceptable 

as a result of the level of disturbance and increase in activity compared to the 

current situation and as a result, the proposal is considered to be contrary to 

criterion 7 of Policy PCYFF 2 of the Anglesey and Gwynedd Joint Local 

Development Plan 2011-2026, which safeguards the amenities of local property 

occupiers. 

 

2. The test of the likely significant impact suggests that the proposal may cause a 

significant impact on the Glynllifon SAC, particularly the lesser horseshoe bat 

which is a feature of this SAC, as a result of the location of the proposal, the 

evidence that the area is used by lesser horseshoe bats and that the proposal 

affects the hedges used by the bats. Insufficient information has been submitted 

as part of the application to enable the Local Planning Authority to complete an 

Appropriate Assessment in this case in accordance with the Authority's 

requirements under the Conservation of Habitats and Species Regulations 2017. 

It is therefore concluded that there can be no assurance that the proposal will not 

have a significant or adverse effect on the SAC due to the lack of information and 

therefore the proposal does not comply with the requirements of the Conservation 

of Habitats and Species Regulations 2017. 

 

3. A green infrastructure statement has not been submitted as part of the application 

and therefore there is no assurance that the proposal complies with the 

requirements of Chapter 6 of Planning Policy Wales (2024) in terms of the step-

wise approach and biodiversity improvements.  

 

4. Insufficient information had currently been submitted as part of the application to 

assess the impact as a result of any contamination in the land. To this end, it 

cannot be confirmed whether the proposal complied with the requirements of 

criterion 7 of Policy PCYFF 2 or Policy PS6 of the Anglesey and Gwynedd LDP 

2011-2026. 

 

5. The site includes a designated main river (Afon Rhosdican) and there are 

concerns about this development and the future flood risk to the proposal and to 

third parties. Insufficient information has been submitted as part of the application 

to ensure suitable and adequate access for machinery to enable future 

maintenance of the main river and provide a flood flow route/buffer zone to the 

main river. It was considered, without this information, that it could not be ensured 

that the proposal complied with the requirements of criterion number 4 of Policy 

PS6 of the Anglesey and Gwynedd LDP 2011-2026. 

 

6. Insufficient evidence has been submitted as part of the planning application to 

demonstrate that full consideration has been given to the loss of the best and 

most versatile agricultural land. It was therefore considered that the application 

was contrary to the requirements of criterion 6 of Policy PS 6 of the Anglesey and 
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Gwynedd LDP 2011-2026, as well as the advice given in paragraphs 3.58 and 3.59 

of Planning Policy Wales.  

 
7. The development did not reflect a sensitive or appropriate approach to design. It 

appeared incompatible and intrusive within its context, and therefore it did not 

comply with policies PCYFF 3 and PCYFF 4 of the Anglesey and Gwynedd LDP 

2011-2026 which ensured that proposals and landscaping plans respected their 

context and their location in the local landscape. 

 
5.5  APPLICATION NUMBER C24/0755/19/LL Land near Meifod Roundabout, Meifod Farm, 

Pwllheli Road, Bontnewydd, LL55 2TY 
 

Roadside services and associated work. 
 
Some Committee Members had visited the site on 8 July 2026. 

 

a) The Senior Planning Officer highlighted that this was a full application for a service station 
which would provide fuel to vehicles, including an associated shop for a site near the Meifod 
roundabout. It was explained that the site had been located directly adjacent to the A487 
strategic road network and access to the site would be from the roundabout on Pwllheli 
Road. It was elaborated that the site was outside the development boundary as noted in 
the LDP; although the site was not located within any other land designations, it was within 
the Afon Gwyrfai Special Area of Conservation consultation zone on the basis of 
Phosphorus impact and approximately 300m away from a Wildlife Site. 
 
It was considered that the development would not impede the movement of strategic traffic 
and confirmation was received that the entrance was safe in terms of highway safety. In 
addition, the shop located within the same building as the till area for fuel would be an 
ancillary element to the primary purpose of providing fuel and breaks from travelling, and 
therefore it was not considered that the shop would likely undermine the retail provision of 
nearby centres; it complied with Policy TRA 1 of the LDP. 
 
It was elaborated that there was a clear functional and locational rationale for the proposed 
site, and there were no sites that were more appropriate within the development boundaries. 
It was considered that the proposal was acceptable in principle under the requirements of 
Policy PCYFF 1 - the site offered a suitable location within the landscape to provide the 
development, restricting its visual impact and respecting the landscape and the local 
environment; consequently, it complied with the relevant requirements of policies PCYFF 3 
and PCYFF 4 of the LDP. 
 
It was not expected for the proposal to significantly add to the existing disruption or disrupt 
residential amenities to an unacceptable extent, subject to relevant conditions. To this end, 
it was considered that the development complied with policies PCYFF 2 and 3 of the LDP 
as a result of residential and general amenities. 
 
In the context of transport and access matters, the Transportation Unit had no concerns in 
terms of traffic levels in and out of the site, nor in terms of the internal arrangements.  It was 
reiterated that the Government's Trunk Roads Unit was also satisfied with the proposal. It 
was reported that the conditions would be imposed to ensure that the surface water was 
appropriately managed and to protect the car share provision. 
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In the context of biodiversity matters, it was noted that the proposed site was located within 
the consultation zone of the Afon Gwyrfai Special Area of Conservation on the basis of 
Phosphorus impact, and in particular because there was an intention to connect to the main 
sewer (the Waste Treatment Site serving the area was the Llanfaglan site which discharged 
into Afon Gwyrfai). It was reiterated that information had been submitted as part of the 
application confirming that there was an intention to connect to the Caernarfon Waste 
Treatment Site instead of Llanfaglan, and Welsh Water's comments confirmed that this was 
acceptable, subject to connecting to a specific point which would need to be ensured by a 
planning condition. 
 
The site was located approximately 4.5km away from the immediate parts of the Glynllifon 
Special Area of Conservation (SAC). The information submitted as part of the application 
was considered, as were NRW's comments which suggested that the Lighting Impact 
Assessment and the Biodiversity Enhancement and Soft Landscaping Plan provided 
sufficient grounds to consider the potential impacts of the plan on the lesser horseshoe bat 
species as a feature of the SAC. 
 
In terms of improving biodiversity, the development provided a wide range of measures to 
create new habitats and to increase ecological variety on the site. Overall, the plan went 
beyond mitigating impact, providing a net improvement to biodiversity by increasing the size 
and quality of habitats on the site compared with the existing condition. It was acknowledged 
that there would be an initial impact on biodiversity as a result of the development, 
particularly during the construction phase, but given the nature and size of the biodiversity 
enhancements proposed which included the creation of new habitats, planting native trees 
and hedges, providing specific features for wildlife, it was considered that the development 
would lead to net improvement to biodiversity in the long term. 
 
It was explained that the proposed site was grade 3b agricultural land, and therefore it was 
not considered to be the best and most versatile agricultural land. It was considered that it 
would be acceptable to use the site for the development and it therefore complied with the 
requirements of criterion 6 of Policy PS6 of the LDP. 
 
Reference was made to further observations that the agent had provided on the principle 
matters of the application, a public consultation, the need for the development, ecology, 
agricultural land and documents that they had not recorded which meant that some 
conditions proposed had received attention. However, the observations did not change the 
content of the report - all the documents submitted had received attention and the 
responses to the consultation confirmed that some of the documents would need to be 
amended which would be ensured through planning conditions. 
 
It was considered that all the valid planning matters raised during the public consultations 
had been fully considered with the development complying with the relevant policies, 
specifically Policy TRA 1 which related to the principle of the proposal - the policy did not 
require a specific need for the development, but instead that it ensured that it focused on 
fulfilling the needs of drivers. It can be concluded that the proposal for the fuel station 
development and the associated work was acceptable, as it did not lead to an unacceptable 
impact on the area or its environment. Given the mitigation measures and the appropriate 
control through planning conditions, it can be ensured that there would not be a negative 
impact as a result of the proposal. The Planning Officers recommended to approve the 
development with appropriate conditions. 
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b) Taking advantage of the right to speak, the applicant’s agent noted the following 
observations: 

• The decision must be made based on evidence, the LDP and advice from 
professional officers and not on the grounds of the commercial interests of 
competitive applicants who were unable to submit a high-quality complete 
application  

• That Policy TRA 1 supported roadside service developments that were located on 
the A487 - the purpose was to serve vehicles that already used the A487 - the 
Government had stated an immense need for roadside services like this 

• In terms of traffic, the Transportation Unit and the Welsh Government fully supported 
the development - a detailed transport assessment confirmed that there would not 
be an unacceptable impact on the roads 

• Despite respecting local concerns, the development would be a proposal to serve 
existing traffic  

• That every request for additional information from consultants had received a 
response from experts - it was a shame that the responses had not been reflected 
in the report 

• A host of assessments had been submitted on ecology, bats, birds, reptiles, air 
quality, lighting, drainage, etc. - the plan provided a significant net improvement to 
biodiversity and it went beyond the requirements of Planning Policy Wales 

• The plan had significantly evolved since the start - it had now been halved in terms 
of size and the retail element had been reduced - the shop was an ancillary element 
to the roadside service and not an independent retail unit 

• It provided 11 car charging points of the best standard 

• Connection with the grid had been approved by SPN Energy 

• There would be bilingual signs promoting the Welsh language on the site - a leading 
and important development for north Wales 

• Over 100 people had attended the public meeting; 850 letters were distributed and 
after the plan was fully explained, approximately 10 letters of objections had been 
received from the public 

• The proposal had been developed carefully, it fully complied with planning policies; 
it provided important transport infrastructure to the area and north Wales; it improved 
biodiversity and brought economic advantages 

• The Policy supported the use. The development had been carefully planned in the 
landscape. There were no technical objections. It proposed a clear improvement to 
biodiversity and the development brought genuine benefits to the area 

• A request for the Committee to follow the recommendation of the Officers and 
approve the application 

 
c) Taking advantage of the right to speak, the local member, Councillor Menna Trenholme, 

made the following observations: 
 

• She wished to object to the application and encouraged the Committee to refuse it. 

• She questioned whether the development, in this location, complied with the LDP 
and the relevant planning policies.  In her opinion, it did not do this. 

• The site was located outside of the development boundary, in open countryside; 
Policy PCYFF 1 set clear presumptions against such development unless there was 
strong justification. She did not believe that the applicant had proved that need. 
Therefore, she asked a fundamental question, was this truly the most appropriate 
location for such a development?  
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• If the applicant tried to rely on Policy TRA 1 - Transport Network Developments, the 
policy imposed clear conditions - it demanded that the areas of the roadside service 
had the least possible impact on natural environment and landscape, that it did not 
impede the movement of strategic traffic and did not undermine retail provisions in 
existing centres. She did not believe that it satisfied that criteria.  

• Would a development of this nature be more suitable on a brownfield site or land that 
had already been developed, where the necessary infrastructure already existed? 
For example, sites such as the Cibyn area in Caernarfon showed that land which 
already had connections to road, services and commercial infrastructure was 
available. Using such a site would avoid the loss of green land, reduce the impact on 
the landscape and comply better with sustainable planning principles. The 
application had not demonstrated why a new countryside site was the best option 
when other more appropriate choices existed. 

• The loss of green land for a commercial development would be a serious step, 
especially when other options were available. There were already fuel stations in 
Caernarfon, Dolydd, Bangor, Pwllheli, Porthmadog and Caeathro and a number of 
electric vehicle charging points were already available, as well as plenty of cafés, 
restaurants and shops. The application did not fill a gap in the provision; it is likely to 
take business away from local providers that already served the area. In addition, 
fuel stations existed within a reasonable distance along the A487 - from this site, 
there is a station in Clynnog - 8 miles away, Llys y Gwynt - 10 miles and Y Ffôr - 16 
miles. Considering this alongside the provision in Pwllheli, Caernarfon, Bangor and 
Porthmadog, there is already a comprehensive network serving the area. The 
application did not respond to a local shortage or provide a service that was 
unavailable. 

• It was contrary to the LDP's objectives, which tried to maintain the vitality of town 
centres. A large commercial development on the outskirts of Caernarfon would 
attract spending away from local businesses and undermine the work being made to 
strengthen the town centre. Also contrary to PS15 - Town Centre and Retail 
Developments which tried to protect the vitality and viability of town centres. Instead 
of attracting people to the centre of Caernarfon and its businesses, this development 
would take people's spending before reaching the town. 

• Serious concerns regarding traffic and road safety. The Bontnewydd bypass was 
built to take traffic from the village, improve safety and ensure a better flow on the 
network and not to attract new commercial developments that would create more 
journeys for vehicles. Had sufficient consideration been given to the impact on the 
roundabout that was already very busy? It was reasonable to expect vehicles to slow 
down and queue when turning into the fuel station, having an impact on the traffic 
flow and increasing the risk of congestion and collisions on the strategic network. 
The development would undermine the purpose of the bypass. 

• The environmental impact caused concern - constructing on a green site meant the 
loss of agricultural land, a permanent change to the landscape and increased 
emissions due to more traffic. Biodiversity was also a cause for concern - although 
mitigation measures could be proposed, a development of this size would lead to a 
loss of rural habitats and introduce more artificial light, more noise, more activity to 
an area that was currently relatively quiet, and impact the local landscape and 
wildlife. 

• Drawing attention to the matter of litter, which was often disregarded. Evidence from 
Keep Britain Tidy and National Highways showed that litter associated with food and 
drink “to go” was a significant problem along highways. The problem was not 
confined within the site’s boundaries - experience across the UK showed that food 
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packaging, coffee cups, bottles and cans were often discarded on roadsides, in 
hedges and on agricultural land away from the place of purchase. Although the 
applicant could provide bins on the site, he could not control where users choose to 
discard their litter after leaving. In this type of rural area, it would impact the 
Bontnewydd countryside and the nearby area.  

• Policy MAN6 - Retail in the countryside presumed against these types of retail 
developments unless they satisfied all of the relevant criteria. There was no existing 
business on the site, vacant commercial sites were available in Caernarfon and it 
was clear that the development would have an impact on local shops. 

• Concern about the impact of the development on local residents. A commercial site 
of this size would introduce more light, noise, vehicle movement and activity to an 
area that was currently in open countryside. 

• Bontnewydd Community Council had unanimously objected to the application, and 
referred in detail to Policy CYFF1, TRA1, PS15, MAN6 and MAN7 as grounds for 
objections; Llanwnda Community Council and Caernarfon Town Council had also 
objected to the application, therefore three local Town/Community Councils were 
unanimously against the development.   Although the number of objections itself was 
not grounds to refuse an application, it clearly highlighted that the community saw 
the development as one that would change the nature of the area for the worse. 

• Considering the process, some time had passed since the public consultation and a 
fair question arose as to whether the information gathered at that time continued to 
be completely up-to-date given the time that had passed. 

• It was disappointing that the application was before the Committee so late in the day. 
As a Local Member, she would have welcomed more time to consider the final report 
and the information before making a decision on a development that had significant 
implications for the area. 

• There was a duty on the Committee to make a decision in accordance with the LDP 
unless there were firm planning reasons to divert from it.  

• Was there a real need for this site? The applicant had not proven the need for it. The 
site was outside the development boundary. The development would harm the 
countryside, undermine local businesses and raise real concerns regarding traffic, 
safety and environmental impact. Put simply, the alleged benefits did not outweigh 
the harm. 

• Respectfully asked the Committee to refuse the application. 
 

   Councillor Cai Larsen had no further comments to propose. 
 

ch) It was proposed and seconded to refuse the application, contrary to the recommendation. 
 

Reasons:  

• The proposal did not fully comply with the sustainability principles of Policy PS6 

• It would have a detrimental impact on the amenities of the area and nearby residents 
and this was contrary to criterion 7 of Policy PCYFF 2  

• The proposal would have a detrimental visual impact and this was contrary to policy 
PCYFF 3  

• The proposal to mitigate the impact of the proposal in terms of biodiversity or 
biodiversity enhancements was insufficient and therefore contrary to the 
requirements of Policy PS19. 

 
d) During the ensuing discussion, the following observations were made by Members: 
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• The Government's statistics on the demand for fossil fuel highlighted less use 
following carbon regulations in the future and an increase in the use of electric cars 
- therefore did not see the need according to Policies PCYFF5, PS4, PS5 and PS6. 
If required, only a charging resource would be needed 

• Acknowledged that such a station would create litter along the roads and incur costs 
for the Council 

• Disagreed with the statement 'respond to the existing demand' - that local 
businesses and stations along the road would be happy with the business, therefore 
should we not encourage and promote local businesses that provide the current 
service - these were services in local communities that took pride in their businesses 
- need to encourage instead of building new ones 

• It would create a visual impact on the amenities of nearby residents 

• The station was likely to be labelled as the last one on the road and would therefore 
prevent people from using other stations  

• The need was being met by what already existed 

• EV stations were being developed by the Council and continued to have 
infrastructure problems - therefore how would we know that these would succeed? 

• A community station had been developed in Clynnog - the station had regenerated 
the village - this development would have an impact on that station and others 
locally. 

• The relevant Community Councils were unanimous in objecting strongly and the 
rationale for their objections was fair 

• PCYFF1 - the proposal was located outside the development boundary - it was not 
an 'exceptional' location 

• PCYFF 1 - there was sufficient provision in the area, therefore there was a need to 
challenge the need and consider the cumulative impact 

• Policy 6 Retail - the retail unit and the fuel station would pose a threat to local 
businesses 

• Policy 7 Retail - there would be an increase in litter and noise on roadsides and an 
increase in noise and light pollution 

• There was a need to protect and improve the natural environment - the proposal 
was contrary to Policy 19 - the impact of the development on biodiversity - the 
mitigation measures and the enhancement work was insufficient 

• It created an unacceptable impact on the visual amenities of the area - contrary to 
PCYFF3  

• Why refuse the Muriau Park application but approve Meifod? It seemed that officers 
had turned every stone to refuse the Muriau Park application, but made every effort 
to turn every stone to approve Meifod 

• Given the current fuel and living costs, was it fair to approve a site where fuel was 
more expensive than local stations? 

• An intrusive impact on the local landscape - the location was unsuitable for the 
development 

• The location and the roundabout were already busy - how could adding more traffic 
be justified? 

• It was located on good and useful agricultural land - did not want to lose good land 

• EV power equipment appeared everywhere by now - there was no need for them to 
be in a fuel station - they could be installed anywhere. 

 
The Planning Manager highlighted that the proposal included a combination of proposals, such 
as fossil fuel provision, EV charging, park and ride provision, and therefore it would be difficult 
to evidence against this as the proposal provided for the current need.  She elaborated that 
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consultants had responded without objecting to the proposal in the context of the need, but 
some matters were matters of opinion - a visual impact and impact on amenities. It was noted 
that none of the policies required to prove the need for the development. She reiterated that 
Policy TRA1 was suitable if the development was close to a highway that provided for drivers, 
and PS 4 was suitable if the development provided a transport service and identified different 
travel needs - she suggested that the Committee considered the location instead of the need.  
 
She noted that Policy PCYFF 1 did not object to developments outside of the boundary, unless 
it would comply with other policies, e.g. in the context of this application, the suitability of this 
development outside of the boundary was considered because the requirements of Policy 
TRA1 noted the need for the development to be close to a highway and provide a service for 
the drivers of those highways. Consequently, it would comply with Policy PCYFF1. In terms of 
the impact on other local centres, it was considered that the size of the shop was irrelevant as 
it was ancillary to the development therefore it would not have an impact on the businesses of 
the town and nearby villages; suggested for the Committee not to consider this matter as an 
objection, unless there was relevant evidence to support that. 
 
RESOLVED: To refuse, contrary to the recommendation 
Reasons: 

 
1. The proposal did not fully align with the sustainability principles - in 

accordance with Policy PS6 
2. The proposal had a detrimental impact on the amenities of the area and nearby 

residents - contrary to criterion 7 of Policy PCYFF 2  
3. The proposal would have a detrimental visual impact - contrary to Policy 

PCYFF 3 
4. The proposal does not sufficiently mitigate the impact in terms of biodiversity 

or biodiversity enhancements - contrary to the requirements of Policy PS19. 
 

 
The meeting commenced at 13:00 and concluded at 15:00 

 
 

 

 

CHAIR⁠ 
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 Number:   1 

 

Application 

Number:  

C25/0710/41/LL 

Date Registered: 19/12/2025 

Application 

Type: 

Full 

Community: Llanystumdwy 

Ward: Llanystumdwy 

 

Proposal: Erection of 20 affordable dwellings, creation of new 

vehicular access from the B4354 together with associated 

work 

  

Location: Land Near Cae Capel, Chwilog, LL53 6SF 

 

Summary of the 

Recommendatio

n:  

TO APPROVE SUBJECT TO THE COMPLETION OF A 

SECTION 106 AGREEMENT OR A UNILATERAL 

AGREEMENT FOR AN EDUCATIONAL CONTRIBUTION AND 

PLAY EQUIPMENT IN OPEN SPACES.  
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1. Description: 

1.1 A full planning application to erect 20 affordable dwellings and create a new vehicular access, 

together with associated developments on a site measuring approximately 0.65ha in size. The site 

has now been revised so that it is located entirely within a site specifically designated for building 

houses within the development boundary of Chwilog, a village defined as a Service Village within 

the Gwynedd and Anglesey Joint Local Development Plan (Site T64), and the number of dwellings 

proposed has been reduced from 25 to 20 to enable this. For clarity plots number 16-19 (2 x 3 bed 

houses, 1 x 2 bed house and one 2 x bed bungalow) from the original scheme have been deleted, 

and plots 24-25 have been changes from two 1 bed flats to one 2 bed dwelling. The proposal 

therefore does not provide units outside the development boundary or the housing designation by 

now.  
 

1.2 The proposal involves erecting the dwellings and providing a new access from the B4354 class 2 

public road, creating an internal estate road together with footpaths, creating parking spaces, 

creating a public open space, erecting boundary walls and fencing and associated drainage works. 

Specifically, the proposal now includes the following housing mix: 
 

• 4 x one bedroom flat  
• 9 x two-bedroom houses  

• 6 x three-bedroom house  
• 1 x 2-bedroom bungalow 

 

1.3  We can see from the information submitted that the scheme would provide 100% affordable 

housing with a mix of tenures provided (e.g. social rented housing, intermediate affordable rented 

housing), to meet the need as highlighted. 

        

1.4  In terms of their appearance, the dwellings will be finished in a mix of materials to convey different 

styles and to vary the appearance on the site. The materials proposed for use include:  

 

• Roofs: Natural slate   

• Walls: Render / timber/stone cladding 

• Boundary treatments – a mixture of hedges and wooden fencing, with some existing hedges 

and cloddiau being retained and improved with additional planting. 

 

1.5  The proposed scheme includes the provision of a public open space in the south-eastern corner of 

the site which also contains a sustainable drainage area.   

 

1.6 The application area is currently agricultural grazing land which is located within the development 

boundary of Chwilog and is specifically designated for building houses within the LDP Inset Map.  

The implications of designating settlements such as Chwilog as service villages states as follows: 

⁠"In the Service Villages ...⁠housing to meet the Plan's strategy will be secured through the identified 

housing designations along with suitable windfall sites within the development boundary". The 

description in the LDP of Site T64 - land near Cae Capel states that 20 living units are expected to 

be built on the land. The B4354 class 2 public road runs along the northern boundary of the site. 

We can see that there are residential dwellings directly abutting the eastern boundary of the site, 

with residential dwellings also on the other side of the road to the north.   
 

1.7  The following information was submitted in support of the application, and we note that some of 

the documents have been amended to convey the revised proposal: 
• Language Impact Statement (revised July 2026) 
• Planning Statement (revised June 2026) 
• Preliminary Ecological Assessment (revised June 2026) 

• Bat and Nesting Birds Survey 

• Reptile survey 
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• Flood Consequence Assessment and Drainage Strategy (revised June 2026) 
• Design and Access Statement (revised June 2026) 
• Archaeological Assessment 

• ⁠Green Infrastructure Statement (revised June 2026) 
• Transport Statement (revised June 2026) 
• Pre-application Consultation Report (PAC Report) 

• Construction Traffic Management Plan (revised June 2026) 
• ⁠Construction Environmental Management Plan (revised June 2026) 
• Landscaping scheme (revised June 2026) 
• Methodology for relocation of the 'clawdd' 

• Trees impact assessment 

• Housing Needs Report (Rural Housing Facilitator) (Additional information May 2026) 

 

1.8 In accordance with the requirements of the Town and Country Planning (Development 

Management Procedure) (Wales) Order 2012 (as amended), the development that is the subject of 

this application is classed as a "major development" due to the number of units proposed. In line 

with the appropriate procedure, a Pre-application Consultation Report was received as part of the 

application. The report shows that the developer advertised the proposal to the public and statutory 

consultee before submitting a formal planning application. The report contains copies of the 

responses received at the time. 

 

1.9  The application has been revised since its original submission after receiving responses and a 

comment on the proposal from the Biodiversity Unit.  Specifically, information on the 

methodology for the relocation of the clawdd has been amended by adding a detailed plan for the 

site. In addition, as a result of an assessment made by the applicant into the impact of wind and 

rain, some of the roofs of the proposed dwellings have been amended by replacing some rear 

gable-ends for lean-to roofs to avoid the risks associated with wind-driven rain and moisture.  

Finally, the layout of the site was amended as a result of Welsh Water comments in order to avoid 

disrupting the existing equipment on or near the site.  

1.10  The Planning Committee decided at the meeting on 27.04.2026 to refuse the application based on 

one reason, namely that it was contrary to policy TAI 16 (Exception Sites) of the LDP because 

the need for the exception land cannot be demonstrated until the designated T64 site has been 

developed, and therefore the application was referred to a cooling-off period. Since then, the 

application has been amended specifically in response to the single reason for refusal mentioned. 

To this end, as confirmed above, the number of units subject to this application has been reduced 

to 20 units and are located within an area designated for housing development. A number of 

revised documents and plans have been submitted to reflect this change, and a period of full re-

consultation including public consultation has taken place. Because the proposal has been 

amended in response to the objection of the Planning Committee, the application is resubmitted 

for a decision based on the amendments.  

2.  Relevant Policies: ⁠ 
 

2.1  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 considerations indicate otherwise.  Planning considerations include National 

Planning Policy and the Local Development Plan. 
 

2.2  The Well-being of Future Generations (Wales) Act 2015 places a duty on the Council to take 

reasonable steps in exercising its functions to meet the 7 well-being goals within the Act. This 

report has been prepared in consideration of the Council’s duty and the 'sustainable development 

principle', as set out in the 2015 Act. In reaching the recommendation, the Council has sought to 
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ensure that the needs of the present are met without compromising the ability of future generations 

to meet their own needs. 

 

2.3 Anglesey and Gwynedd Joint Local Development Plan 2011-26, adopted 31 July 2017 
 

PCYFF 1: Development boundaries 

PCYFF 2: Development criteria 

PCYFF 3: Design and place shaping 

PCYFF 4: Design and landscaping 

PCYFF 6: Water conservation 

PS 2: Infrastructure and Developer Contributions 

PS 6: Alleviating and adapting to climate impacts 

PS 17: Settlement Strategy 

TAI 3: Housing in Service Villages  

TAI 8: An appropriate mix of housing 

TAI 15: Affordable housing threshold and distribution 
TRA 2: Parking standards 

TRA 4: Managing transport impacts 

PS 1: The Welsh Language and Culture 

PS 19: Conserve and where appropriate enhance the natural environment 

AMG 5: Local biodiversity conservation  

PS 20: Preserving and where appropriate enhancing heritage assets  

AT 4: Protection of undesignated archaeological sites and their settings 

ISA 1: Infrastructure provision  

ISA 5: Provision of open spaces in new housing developments  

Also relevant in this case are the following: 

Supplementary Planning Guidance (SPG): Affordable housing 

SPG: ⁠Housing Mix 

SPG: ⁠Maintaining and Creating Distinctive and Sustainable Communities 

SPG: Open spaces in new housing developments 

SPG: Planning Obligations 

 

2.4 National Policies: 
 

Future Wales:  The National Plan 2040 

Planning Policy Wales (Edition 12 – February 2024) 

Technical Advice Note 2: Planning and affordable housing 

Technical Advice Note 12: Design 

Technical Advice Note 15: Development and flood risk 

Technical Advice Note 20:  Planning and the Welsh Language 

 

3.  Relevant Planning History: 

 

3.1  Application C25/0152/41/LL – Variation of condition 2 of Planning permission C21/1240/41/AC 

to extend the time allowed to submit reserved matters - This application has not been determined 

at the time of writing this report 
 

            Application C21/1240/41/AC – Variation of condition 2 of Planning permission C18/1055/41/LL 

to extend the time allowed to submit reserved matters. - Approved 21/03/22   
            

            Application C18/1055/41/LL – Variation of condition 2 of C14/0113/41/AM to extend the time 

allowed to submit reserved matters - Approved 13/02/19 
 

            C14/0113/41/AM – Outline application for the erection of 21 dwellings (including 7 affordable 

dwellings) with all other matters reserved (amended plan) - Approved 14/12/15 
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            C13/0535/41/LL – Retention of a static caravan on land for use as a permanent residential unit for 

a temporary period of 5 years - Refused 01/08/13, subsequently approved on appeal. 

 

3.2  We also note that a formal pre-application enquiry was submitted under reference  ⁠Y25/0106, when 

relevant matters relating to a residential development on this site were discussed, and the relevant 

matters that would be likely to arise when considering the formal planning application. 
 

4.          Consultations: 

 

Community/Town Council:  Comments 12.07.2026 

 

Here are the Community Council's views on the above planning 

application, and it was again decided to reject the application 

unanimously on a motion by Councillor Dylan Thomas, 

seconded by Councillor Angharad Llwyd-Jones, following our 

meeting on 02.07.2026, and we reiterate the comments made 

previously in November 2025, despite the number of dwellings 

having reduced to 20, as follows: 

  

The local opinion is against having a housing estate on this land, and 

there is a petition with around 160 signatories from the village 

opposing the development.   The petition will be submitted to 

Cyngor Gwynedd by those who questioned the villagers. 

Here are the main reasons for refusing the application:-  

Overdevelopment is affecting the character of the village. 

Creating an excessive increase in housing will be a strain on the 

village. 

The village of Chwilog has one of the highest percentages of Welsh 

speakers in a village within Gwynedd. 

Difficult to integrate 20 dwellings in the village, in that it creates a 

linguistic problem. 

How reliable is the data received regarding the need for so many 

houses in Chwilog?  Information was received that the School is 

fairly full at present. 

Lack of a Local Connection – having a close connection with the 

village or within the community of Llanystumdwy should be a factor 

in giving priority to a new tenant, whenever there is a change in 

tenancy.  

The Welsh language factor Llanystumdwy Community Council 

has been designated as an area of linguistic significance. 

A Language Policy is Needed – Chwilog is a Welsh-speaking 

village and this needs to be respected, so that it is taken into 

consideration when allocating the houses.  
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A new Local Allocation Policy is needed – to give linguistic 

consideration when letting the houses. This is also needed for the 

houses in Y Ffôr, and across Gwynedd. It is of great concern that new 

tenants will move into the area from outside the area and from outside 

Gwynedd. Problems are emerging in nearby villages such as 

Llanystumdwy and Cricieth, where tenants are causing problems and 

breaking the law.  This is not a problem in Chwilog at the moment.  
 

Housing turnover is a problem – this is a problem as tenants 

choose to swap tenancies amongst each other.  This can create a 

linguistic problem and behaviour problems.  

Highway – safety, 20 miles per hour.  Many vehicles/lorries/tractors 

pass through the village. There will be a need to ensure that there is 

a safe pavement from the new estate to the village.  ⁠Is there space to 

build a pavement all the way, without having to take a piece from 

the gardens of neighbouring houses?  

The school is full – would a contribution be made to consider 

increasing the size of the school?  We understand that the school is 

currently almost full, so a new class would possibly be needed.  

Sewage – there had been mention of problems with this location 

some years ago, when there was a proposal to build houses there. 

Play facilities in the village – there is a lack of a safe play area for 

children in the village – would Grŵp Cynefin be willing to 

contribute towards upgrading the village's existing playground, near 

Maes Myrddin? Cyngor Gwynedd is responsible for it. 

There is no shop or post office ⁠in the village, only a local butcher. ⁠  

 

Transportation Unit: Comments 09.07.2026 

 

I refer to the above application (C25/0710/41/LL) and wish to state 

that the Transportation Service does not intend to provide further 

comments on the changes submitted for the application. 

 

We ask that the conditions set out in our previous comments/note 

dated 23/01/2026 be included with any permission granted. 

 

Comments 23.01.2026 

 

The application refers to building 25 affordable dwellings, on a Class 

2 road in Chwilog, on the outskirts of the village.  

 

Impact on the Roads Network   

The road that connects the site is within a 20mph speed limit zone. 

The data submitted shows that 85% of drivers drive at a speed of 37.3 

mph or slower to the east and 32.2 mph to the west. In addition, there 

is no record of any accidents on this section of road during the last 

five years.  Consequently, we have no significant concerns regarding 

safety on the current network. According to a TRICS analysis 

submitted by the developer, the impact of the development on traffic 
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flow is expected to be very low, and is therefore unlikely to create an 

additional burden on the local network.  

 

Access to the Site   

In accordance with TAN 18 guidance, the visibility splay when 

exiting the site should be 56m in every direction. The plans show that 

the visibility splay to the east is 8m too short as only a 48m visibility 

splay is available. Nevertheless, we believe that the provision is 

acceptable as vehicles tend to slow down near housing developments 

and there are humps on the road. The plans suggest that there is 

vegetation in some locations that could obstruct the required visibility, 

particularly when observing traffic from the west. As a result, there 

will be a need to ensure that the access is constructed in a way that 

keeps the visibility splay clear of any obstruction, including 

vegetation.  

 

Parking  

The number of parking spaces for each unit complies with the relevant 

guidelines for residents and visitors. Walking Connections to the 

Village Centre: Currently, there is no formal provision for pedestrians 

along the road that links the site to the village. However, the developer 

has proposed to install a 2m footpath along the front of the site to 

connect with the footpath towards the east. Along with this we are 

very pleased that the applicant will upgrade the existing humps, to the 

east of the site, to a crossing for pedestrians to have safe access from 

the site to the existing walking network. This will improve access for 

existing pedestrians and provide a better connection for the residents 

of the new development. In addition, it would be good to see a 

footpath towards the west so that there is the possibility of a wider 

footpath in the future, but to be clear, this is not a reason to oppose 

the application.  

 

Public Transport 

There is a bus stop around 100 metres away from the site towards the 

east, which is acceptable for access to the service on foot. 

 

Conclusion  

Based on the information submitted, the development is unlikely to 

have a substantial impact on the local roads network.  The proposed 

improvements to the access and walking facilities offer benefits to the 

community.  In terms of transport and roads, there are no reasons to 

refuse the planning application. It is suggested that standard 

conditions/notes be included with any permission granted: 

 

Natural Resources Wales: Comments 23.06.2026 

 

Thank you for consulting Cyfoeth Naturiol Cymru (CNC)/Natural 

Resources Wales (NRW) about the revised information in support of 

the above, which we received on 29 May 2026 and 11 June 2026. 

We have no objection to the proposed development as submitted and 

provide the following advice. 

 

Protected Species 

 

We note that the information submitted in support of the above 

application (Preliminary Ecological Appraisal, Enfys Ecology, 
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Report Reference: EE.4994.25.TY.V3, 10/06/2026) has identified 

that bats are unlikely to be using the application site. We therefore 

have no comments to make on the application as submitted in respect 

of bats. 

 

We recommend that you discuss the need to secure further measures/ 

avoidance, e.g. lighting measures with your internal ecological 

advisor. 

 

 

Welsh Water: The proposal was opposed originally because elements of the 

development would disrupt Welsh Water's existing equipment in the 

vicinity. 

 

Comments 23.06.2026  

 

We refer to your planning consultation relating to the above site, and 

we can provide the following comments in respect to the proposed 

development. 

 

Firstly, with respect to the submitted application form, we 

acknowledge that the development proposes to discharge foul and 

surface water flows to a public sewer and surface water body 

respectively. 

 

The proposed development site is located in the catchment of a public 

sewerage system which drains to Chwilog Wastewater Treatment 

Works (WwTW). We have considered the impact of foul flows 

generated by the proposed development and concluded that flows can 

be accommodated within the public sewerage system. 

 

Turning to surface water drainage, as of 7th January 2019, this 

proposed development is subject to Schedule 3 of the Flood and Water 

Management Act 2010. The development therefore requires approval 

of Sustainable Drainage Systems (SuDS) features, in accordance with 

the 'Statutory standards for sustainable drainage systems – designing, 

constructing, operating and maintaining surface water drainage 

systems'. In this instance, we offer no objection to proposals for 

disposal of surface water flows into a surface water body, in principle, 

subject to consultation and agreement with the regulatory body or 

riparian owner of this system. 

 

In addition, this site is crossed by a public watermain with the 

approximate position being marked on the attached statutory public 

watermain record. In accordance with the Water Industry Act 1991, 

Dŵr Cymru Welsh Water requires access to its apparatus at all times 

in order to carry out maintenance and repairs. 

 

Having regard to the amended proposed plans, on the strict 

understanding that no buildings including foundations, structures, 

trees/shrubs, ecological mitigation, SuDS features or alterations to 

ground levels are proposed within the protection zone of the public 

watermain when measured 4 metres either side of the centreline and 

that the public watermain and its required protection zone is located 

within a public and accessible area and not within any enclosed private 

amenity area, we withdraw our holding objection. Please note, the 
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distance specified for this protection zone is indicative and based on 

industry standard guidelines. However, the depth of the asset will need 

to be verified on site which may infer a greater protection zone. For 

completeness, we recommend the developer refer to their title deeds 

to confirm if there are any covenants or restrictions associated with 

the asset(s) crossing the proposed development site. 

 

Notwithstanding this, given the protection zone is located within the 

site boundary, it is still recommended that the developer contact our 

Plan and Protect team (PlanandProtect@dwrcymru.com) to carry out 

a survey to verify the location of the asset and establish its relationship 

to the proposed development. 
 

We would advise it is the applicant’s responsibility to ensure that any 

proposed works do not conflict with any underground services. For 

Sewers or Watermains that may be present and affected by your 

proposals, you are advised to contact Dŵr Cymru Welsh Water who 

will be able to explain whether any consent is required for your 

proposed works. Prior to commencing works, we recommend you 

review the information and guidance on available on Welsh Water’s 

website at 

https://developers.dwrcymru.com/en/applications/planning/asset-

location-and-cctv-surveys 
 

Capacity is currently available in the water supply system to 

accommodate the development. We reserve the right however to 

reassess our position as part of the formal application for the provision 

of new water mains under Section 41 and Section 51 of the Water 

Industry Act (1991) to ensure there is sufficient capacity available to 

serve the development without causing detriment to existing 

customers’ supply as demands upon our water systems change 

continually. 

 

Accordingly, if you are minded to grant planning consent for the above 

development, we would request that the following Condition(s) and 

Advisory Notes are included within the consent to ensure no detriment 

to existing residents or the environment and to Dŵr Cymru Welsh 

Water's assets: 

 

Condition 

No surface water and/or land drainage shall be allowed to connect 

directly or indirectly with the public sewerage network. 

Reason: To prevent hydraulic overloading of the public sewerage 

system, to protect the health and safety of existing residents and ensure 

no pollution of or detriment to the environment. 
 

Biodiversity Unit:  Initial observations were received that referred to the shortcomings in 

the information submitted regarding some ecological matters on the 

site and that additional information should be submitted.   

 

Further information was received in due course which responds to the 

matters raised. 

 

In addition, a document was received which explained the 

methodology for the translocation of a clawdd on the site and a 

specific site plan, along with confirmation that the work will be 
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carried out under the supervision of an ecologist. 

 

The Biodiversity Unit confirmed that they were happy with the 

methodology as proposed. 

 

Comments 19.06.2026 

 

Since my last comments, a site-specific clawdd relocation plan has 

been included as part or application. I have no further comments. 

 

 

Housing Strategic Unit: Comments 08.06.2026 

 

The following shows the number of applicants who wish to live in 

the area:  

 

49 choices on the Tai Teg register for an intermediate property 
 

85 applicants from the common housing register waiting for a social 

property 
 

The following shows the number of bedrooms that the applicants 

wish to have:  

 

Number of bedrooms (owned or part-owned)  

 

Tai Teg 

 

Number of 

bedrooms Need as a % 

1 gwely / bed 2% 

2 gwely / bed 37% 

3 gwely / bed 59% 

4+ gwely / bed 2% 
 

Housing Options Team 

 

Number of 

bedrooms Need as a % 

1 gwely / bed 33% 

2 gwely / bed 43% 

3 gwely / bed 19% 

4 gwely / bed 4% 

5 gwely / bed 1% 
 

Based on the above information it seems that the Plan addresses ⁠a 
⁠need in the area.  

The scheme has been included within a programme to receive a 

Social Housing Grant from the Welsh Government.   

These plans contribute directly to the aim of Cyngor Gwynedd's 

Housing Action Plan to provide more housing to meet the current 
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high demand in the county.   

 

Land Drainage Unit: The applicant proposes to discharge surface water from the 

development into an existing ditch that runs along the south-eastern 

boundary of the site. This destination is used because the strategy 

states that permeation tests have failed on the site. ⁠In order for the 

SAB to accept the use of a lower-priority destination, evidence from 

the permeation tests will be required. The watercourse that the 

applicant intends to connect to does not appear on any mapping 

system available to the SAB. Therefore, we ask for evidence, such as 

photographs, to show the ditch. The drainage plan shows that the 

outfall will be piped outside the boundary of the green line. 

Confirmation will need to be provided as to whether this land is 

owned by the applicant or by a third party. If a third party, 

permission will need to be granted to build a system on their land. 

The SAB submits a temporary objection until the above points have 

been resolved. 

 

Further response 

 

The agent for this application has been in contact with more 

information regarding the drainage system. Based on this evidence, 

we do not have any objections to the planning application.  

 

Comments 10/08/2026 

 

Our opinion still stands; the SAB has no objections to the planning 

application. 

 

 

 

Language Unit: Comments 13.07.2026 

 

This is a comprehensive language assessment, which looks at the 

history of developments in the area, a comprehensive study area as 

well as an analysis of the current linguistic situation. They have also 

included assumptions of potential tenants' fluency, and the potential 

linguistic impact.  

 

Bearing in mind that 57 units have already received planning 

permission, it would be useful to have accurate, up-to-date data on the 

local housing need (Housing Options Team and Tai Teg statistics). 

We welcome the adoption of the considerations such as a welcome 

pack and working with the education department and Menter Iaith. 

 

Previous comments 

 

This is a comprehensive language assessment, which looks at the 

history of developments in the area, a comprehensive study area, as 

well as an analysis of the current linguistic situation.  They have also 

included assumptions of potential tenants' fluency, and the potential 

linguistic impact. The assessment (which includes Housing Options 

and Tai Teg statistics) has confirmed the local need. 

 

Archaeology Service: ⁠The applicant has agreed to complete a pre-decision archaeological 
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assessment, including works to open ditches, and the results of this 

work are awaited before we respond in full. 

 

Further response 

The results of the further archaeological assessment have found little 

evidence of archaeological remains and the potential of discovering 

any is low. As a result, there are no further archaeological 

implications regarding the proposed work on this site. 

 

Comments 10/08/2026 

 

Thank you for consulting us on the above application. I have read the 

submitted report on the archaeological evaluation and confirm that it 

meets professional and planning requirements. 

 

The evaluation did not identify any archaeological deposits or 

artefactual evidence within the site, except for evidence for post-

medieval field clearance located along the western perimeter. These 

negative results suggest that the site has remained in long-term 

arable/agricultural use and does not appear to have been subject to 

significant ground disturbance. Nevertheless, the absence of 

archaeological remains within the evaluated trenches cannot entirely 

exclude the presence of buried archaeology elsewhere within the site. 

The trenches were evenly distributed across the site, providing 

representative coverage and reducing the risk that archaeological 

features were missed during the evaluation. 

 

The amended scheme proposes the removal of a historic clawdd, 

shown on the 1839 tithe map, to facilitate the construction of a 

pavement along the existing road. Although the preservation of this 

feature in situ would be preferable due to its contribution to the 

historic landscape and local character, the scheme provides for its 

careful relocation and reinstatement behind the new pavement. As 

such, no archaeological objection is raised. 

 

In light of the evaluation results, it is not considered that any further 

archaeological evaluation or mitigation is required for this 

application. 

 

 

Trees Unit: The trees assessment has been carried out to a good standard. A 

condition must be imposed to ensure that the tree preservation 

measures identified are followed. The proposal to plant new trees is 

suitable and contributes towards the site's biodiversity enhancements. 

 

Fire Service: ACCESS FOR FIRE VEHICLES  

The specifications for typical fire and rescue service vehicles access 

routes are:  PUMP (minimum measurements) Width of the road 3.7m, 

width of the gate 3.1, Turning area 16.8m, Height 3.7m  

Carrying capacity 12.5 tonnes 

WATER SUPPLY Hydrants should be provided within 90m of the 

building's access point, and no more than 90m away from each other. 

All fire hydrants should be clearly marked with a plate, placed nearby 

in a conspicuous place in accordance with BS 3251:1976. 
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Education Department: Considering the capacity and number of learners at the relevant 

primary and secondary schools, we can see that there is currently 

capacity in the local schools. 

 

Public Protection Unit: Comments 28.07.2026 

 

The Service has assessed the additional information submitted. We 

note that the number of proposed properties appears to have reduced 

from 25 to 20. The Service has no further comments to make and 

refers to our previous comments regarding the application. 

 

Previous comments 

 

Due to the proximity of the site to residential dwellings, for the 

benefit of neighbouring residents, we recommend that they adhere to 

the standard conditions relating to Noise, Building Control Plan, 

Lights, Air Source Heat Pumps and Waste. 

 

Public Consultation: A number of notices were posted on the site and dispersed within the 

nearby area and nearby residents were notified. The advertising period 

has expired, and letters / correspondence were received, along with a 

petition, objecting on the following grounds: 

 

• Causing significant harm to the character and language bal-

ance of the community. The size of the development is dis-

proportionate to the size of the village and makes too big a 

change too quickly, threatening the linguistic capacity of the 

school and the community to assimilate the development lin-

guistically.  

• The linguistic impact assessment is highly naive and is 

based on principles that are incredibly flawed. 

• This plan proposes an excess amount of social housing in a 

small village community, to the extent that it almost doubles 

the village's existing social housing stock, within a very 

short period of time.  The development is disproportionate to 

the size of the village and does not offer a mix of housing 

and tenures. 

• The data regarding the demand for housing does not provide 

an accurate picture of the local demand in the area.  

• Existing infrastructure is unacceptable in terms of the local 

road and pavements and the increase that would result from 

the development 

• Harm to local biodiversity and ecology  

• Dangerous access/concern about traffic movements 

• The local school is full/lack of facilities in the village 

• There are already too many houses/a number of houses for 

sale 

• Inadequate traffic assessment/misleading information 

• A lack of adequate and safe educational infrastructure 

• Harmful impact on community cohesion 

• Contrary to the requirements of relevant policies 

• Lack of local demand and no need for housing 

 

A petition was submitted, which had been signed by many local 
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residents, with specific reference to the following matters: 

 

• Such a large development would change the character of the 

village 

• Chwilog is a Welsh village. It is likely that the development 

would lead to a drop in the percentage of the population who 

are able to speak Welsh 

• There is no evidence of a local need for housing on this scale 

in the ward 

• Level of additional traffic 

• The capacity of the sewerage system 

• The pressure of the development on the area's infrastructure 

and services (the school, health services, etc.) 

 

Comments were received that were not material planning reasons, 

including: 

 

• Anti-social behaviour 

 

 

5.   Assessment of the material planning considerations: 

 

            The principle of the development 

 

5.1  It is a requirement that planning applications be determined in accordance with the adopted 

development plan, unless other material planning considerations state otherwise. The Anglesey and 

Gwynedd Joint Local Development Plan (LDP) is the adopted 'Development Plan' in this case.   

 

5.2 The site is located within the development boundary of Chwilog and has been specifically 

designated under reference T64 as a site for housing development, as noted in the Gwynedd and 

Anglesey Joint Local Development Plan. In particular we can see that the site has been designated 

in the LDP for constructing a maximum of 20 new dwellings, and the proposal has now been revised 

to conform to this figure. In accordance with Policy PCYFF 1 ('Development Boundaries'), 

applications will be approved within development boundaries in accordance with the other policies 

in the Plan, national planning policies and other material planning considerations.  In the JLDP, 

Chwilog has been identified as a Service Village under policy TAI 3. This policy supports housing 

to meet the Plan's strategy through housing allocations and suitable unallocated sites within the 

development boundary based on the indicative provision within the Policy. 
 

5.3  The indicative supply level for Chwilog over the Plan period is 40 units (which includes a 10% 

'slippage allowance'). During the period 2011 to 2026, a total of 35 units have been completed in 

Chwilog. The land bank in 2026 ⁠was 3 units. The previous permission on the land has now expired 

but please note that the site has been designated for housing in the JLDP with an indicative figure 

of 20 units. A review of the situation in relation to the provision within all the Villages, Clusters 

and Open Countryside in April 2026 (for Gwynedd only) shows that 808 units out of the total 984 

units have been completed, and that there are 270 in the land bank (and likely to be completed). 
 

5.4  Policy PS 17 in the Plan, which is the Plan's Settlement Strategy, states that 25% of the housing 

growth will be located within Villages and clusters. A review of the situation in relation to the 

provision within all the Villages, Clusters and Open Countryside in April 2026 (for Gwynedd only) 

shows that 808 units out of the total 984 units have been completed, and that there are 270 in the 

land bank (and likely to be completed). This data reflects the fact that the Plan inherited several 

permissions granted by the Local Planning Authorities, based on addressing previous development 

plans and relevant planning considerations. Currently, approval of this site may be considered 

against the expected provision within the Service Villages category (based on the completion rate 

to date). ⁠Given that the housing provision in Chwilog exceeds the indicative supply figure (taking 
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into account completed units, the land bank and the designations without permission) additional 

justification is required with an application of this type outlining how the proposal will address the 

needs of the local community. Information was received in relation to the current housing demand 

based on the latest information from Tai Teg and the Housing Options Team, which confirms the 

latest figures and shows the need that exists. 
 

5.5  In accordance with Policy TAI 8, consideration must be given to whether the proposed 

development meets the demand for housing recorded in a Housing Market Assessment and other 

local evidence. As already noted above, Statements and evidence were submitted setting out the 

rationale behind the housing mix proposed in the application, and confirmation was received from 

the Housing Strategic Unit that the houses would meet a local need. The proposed development 

offers 100% affordable housing on a site that has been accepted and earmarked as suitable for 

residential development by means of its formal designation in the LDP for this specific purpose. 

The status of the village of Chwilog in the LDP means that new dwellings to serve Gwynedd as a 

whole is the expectation for this site, as in the case of other similar sites that have designated 

throughout the county.   ⁠The members are also reminded, as has already been noted above, that 

social and intermediate housing are all affordable housing, and therefore it can be noted that a 

total of (882 + 2374) 3256 people need affordable property, made up of 2374 applicants on the 

Housing Options register for a Social property, and 882 applicants registered with Tai Teg for an 

Intermediate property.  
 

5.6  Policy TAI 15 of the LDP states that councils will seek to ensure an appropriate level of affordable 

housing in the plan area. In Chwilog, the threshold is a minimum of two or more housing units. 

Since the proposal provides a development of 100% affordable housing and the Housing Strategic 

Unit has confirmed that there is evidence of the need to justify the provision as proposed, we believe 

that the proposal meets the need and the application consequently satisfies policy TAI 15. 

 

5.7  The members are reminded that the planning committee has already approved the principle of 

residential development on this designated site (including a part outside the development boundary) 

on three occasions in the past. Apart from application C14/0113/41/AM, the same policy 

considerations were made to these applications, namely the LDP's adopted policies, therefore, we 

do not believe that the situation has changed in terms of policy requirements. It is considered that 

there is justification and a need for the proposal and that it meets the needs of the local community. 

The proposal is considered to meet the objectives of the LDP's relevant housing policies. 
 

5.8      We note that the proposal no longer includes the provision of housing outside the development 

boundary, therefore policy TAI 16 Exception Sites no longer applies to this application. We also 

note that paragraph 4.1.7 of the SPG Affordable Housing confirms: 
 

"Where the main sources (LHMA, Common Housing register and Tai Teg) or evidence submitted 

by the applicant have not identified a need for Local Need Affordable Housing in a rural area (e.g. 

because the households concerned have not chosen to register their need or priority for specific 

settlements) then a local survey is the best way to demonstrate a need for affordable housing. The 

survey should be carried out by a qualified individual / company / service, such as a Rural Housing 

Facilitator, and the methodology should be agreed with the Council" 

 

In this case therefore, because the proposal does not contain an area outside the development 

boundary, and because the relevant need for sites within a development boundary has been proven, 

in accordance with the requirements of the SPG there is no purpose in conducting a local survey by 

a Rural Housing Facilitator. 
 

            Visual amenities 

 

5.9 Generally, policies PCYFF 2 and PCYFF 3 of the Joint Local Development Plan support proposals 

for new developments provided they do not have a detrimental impact on the health, safety or 
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amenities of the occupiers of local properties or on the area in general. In addition, developments 

are required to: 
 

• Contribute to, and enhance the character and appearance of the site 

• Respect the site and its surroundings in terms of its place in the local landscape. 

• Use appropriate materials 

 

5.10 In considering the site in terms of the built context of the surrounding area and the fact that the site 

has been designated within the LDP as a site for building houses, we consider that it will form a 

logical extension to the village between sites that have already been developed in the form of 

residential units etc, and we believe that the layout, design and materials of the proposed development 

are appropriately suited to the location. We believe that the dwellings have been designed to a high 

quality which would be in-keeping with the general feel of the village. It is not considered that the 

dwellings would cause significant harm to the built quality of the site or the local neighbourhood 

and, consequently, the development is considered to be acceptable under Policies PCYFF 2 and 

PCYFF 3 of the LDP as they relate to these matters. 

         General and residential amenities 

 

5.11 Because of the location, design, orientation and size of the proposed dwellings, it is not believed that 

this development would lead to a significant detrimental impact on private amenities. It is recognised 

that private houses abut the site on the western and eastern boundaries and that there is housing 

opposite on the other side of the public road.  But taking into account the distance between the new 

dwellings and these houses, we do not believe that there will be any harmful overlooking of existing 

property arising from the development and, whilst it is inevitable that there will be some inter-

visibility between the area's properties, we do not believe that this would be unreasonable or 

unexpected in such a location. There would be no harm either in terms of impacts such as shadowing 

or dominating any other property. 
 

5.12   Considering the above discussion, it is believed that the development is acceptable under Policies 

PCYFF 2 and PCYFF 3 of the LDP with regard to its impacts on private amenities. 

The Welsh Language 

5.13 A Language statement is required in accordance with criterion (1b) of Policy PS 1 'The Welsh 

Language and Culture' as the proposed development, either alone or cumulatively with other 

developments, would provide more than the indicative housing provision for the village of Chwilog.  

5.14   A report was received in the form of a Language Impact Assessment which summarises in detail the 

current situation in terms of the language and relevant findings. ⁠ It states, "With regard to the limited 

information available, we are of the opinion that approving this proposal, subject to the further 

collection of research on the cumulative impacts of the development in conjunction with other local 

developments, would have a substantial positive impact on the linguistic resilience of Chwilog."   

5.15 In their response to the consultation, the Language Unit states that the linguistic assessment is 

comprehensive, looking at the history of developments in the area, a comprehensive study area and 

an analysis of the current linguistic situation.   They also note that the statement included assumptions 

of potential tenants' fluency, and the potential linguistic impact and although their latest comments 

ask for confirmation of the local need, their previous comments (for a larger development) confirm 

that they are satisfied that the assessment has confirmed the need locally. 

5.16 We acknowledge that concerns have been raised about the proposal, but it must be acknowledged 

that the proposal is now entirely situated within a site that is already designated for housing within 

the LDP, and the site was the subject of a linguistic assessment at that time. The applicants have 

submitted a thorough Language Impact Assessment which summarises the argument in favour of the 
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proposal and the impact on the community and linguistic fabric of Chwilog. ⁠ The existing housing 

situation within the county is very much known in terms of the seriousness of finding a house at an 

affordable price. The principle of a new residential development that would contribute towards 

meeting the need and given that the site is designated for housing and is for 100% affordable 

housing, , and that no irrefutable evidence has been presented showing that the proposal would have 

a harmful effect on the Language, therefore the proposal is considered acceptable in respect of policy 

PS1 of the LDP and the relevant supplementary planning guidance. As is customary, it is intended to 

impose appropriate conditions to ensure that Welsh names are agreed for the estate and the dwellings. 

           Transport and access matters 

 

5.17     While acknowledging that concerns were raised during the public consultation, the Transportation 

Unit does not oppose the proposal. Subject to appropriate conditions for agreeing and obtaining the 

appropriate permits to create the access and carry out work that would affect the road/public 

pavement, the parking arrangements, the layout of the estate road and the vehicular access are 

acceptable to the Transportation Unit and it is not believed that the additional traffic resulting from 

the new development would significantly increase the risk to road users.  Therefore, we believe that 

the proposal meets the relevant requirements in terms of road safety and the parking provision and 

that a convenient and safe access arrangement can be secured. The application therefore satisfies 

the requirements of policies TRA 2 and TRA 4 of the LDP as they relate to these matters. 
 

            Biodiversity matters 

 

5.18 Several detailed documents were submitted regarding the ecology of the site and the arrangements 

for preserving and enhancing local biodiversity as required. Policies PS 19 and AMG 5 seek to 

preserve and/or enhance the natural environment and protect local biodiversity conservation. We 

can see from the observations that concerns were highlighted by the Biodiversity Unit but responses 

in the form of further or amended statements have been received to these matters. We see that the 

proposal involves developing agricultural grazing land for the development.  The site, however, has 

been designated for residential development in the LDP and therefore changes to the site would be 

expected.  
 

5.19    It is accepted that existing cloddiau, trees and hedgerows contribute to the visual amenities of the 

site and the nearby area and it is believed that the proposal, while entailing some loss, proposes to 

compensate and improve the natural growth on the site by implementing their landscaping plans 

provided by experts in the field. As noted above, the site has been designated for housing in the 

LDP. It is therefore likely that consideration was given at the time of adopting the Plan to the 

importance of retaining the cloddiau, trees and hedgerows in question, but although they were on 

the land they were not considered to be sufficiently important at that time to prevent designating 

the land for housing development. 
 

5.20   Regarding the relocation of the 'clawdd', a detailed document was submitted outlining the 

arrangements of this work and therefore we believe that a condition can be imposed to agree on the 

details of this aspect.  
 

5.21     By imposing appropriate conditions to agree details of the site's lighting as well as ensuring that all 

mitigation measures and biodiversity enhancements are implemented in accordance with the 

relevant reports, we believe that the development is acceptable under the relevant requirements of 

policies PS 19 and AMG 5 of the LDP as well as chapter 6 of Planning Policy Wales which relates 

to the green infrastructure and the step-wise approach.  
 

         Archaeological Matters 

 

5.22   We can see from the information submitted that an Archaeological Assessment was submitted with 

the application. 
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          The Archaeological Service confirmed (following additional exploration work on the site) that a 

further archaeological assessment found little evidence of archaeological remains and that the 

potential of discovering any was low.  Consequently, there are no further archaeological implications 

regarding the proposed works on this site but it is considered that the inclusion of a standard 

condition to ensure that the development is carried out in accordance with the relevant 

recommendations of the report is entirely reasonable in this instance, and as such, we believe that 

the relevant requirements of policies PS 20 and AT 4 are met. 

 

Open spaces 

5.23 Policy ISA 5 states that new housing proposals for 10 or more dwellings, in areas where existing 

open spaces cannot meet the needs of the proposed housing development, are expected to provide a 

suitable provision of open space.  ⁠Paragraph 6.1.29 of the LDP states that in order to provide 

information regarding the open space requirements in proposals, the Fields in Trust (FIT) benchmark 

standard of a minimum of 2.4 hectares per 1,000 population should be used. This includes 1.6ha of 

outdoor sports facilities (of which 1.2ha are formal playing fields) and 0.8ha of children’s play space 

(of which 0.25ha are equipped play areas). The estimate made shows that there is a lack of provision 

of outdoor sports areas and equipped play areas for children in this area. 
 

5.24 The proposed development offers an open area of 955m2 on the site, but no play equipment is 

proposed. As no provision is offered on the site, an explanation is given in part 5.73 of the Planning 

Statement as to why play equipment is not proposed on the site, namely "Due to the limited size of 

the open space and the need to use this area for the site's SuDS features, the provision of space for 

children's play equipment was considered unviable". 

5.25   Policy ISA 5 recognises that including a provision on sites would not be practical in all cases but that 

the applicant must provide clear justification to prove that it is not possible to provide outdoor play 

areas as part of a new housing development. In such cases, the Authority will seek to arrange a 

planning obligation under Section 106 or a unilateral agreement to enable developers to make a 

contribution towards suitable off-site play areas instead of a direct provision within the development 

site. The relevant contribution in this case is £2973.86. 

5.26   We believe that in a case such as this, and as has been agreed previously with similar developments, 

it is proposed that a financial contribution be secured through a 106 agreement or a unilateral 

agreement, thereby ensuring that the proposal is acceptable in accordance with the relevant 

requirements of policy ISA 5. 

         Educational matters 

 

5.27 Policy ISA 1 states that when proposals create direct needs for new or improved infrastructure, 

including education facilities, the provision around infrastructure in the Development Plan require 

the proposal to fund these. A financial contribution may be requested to improve infrastructure, 

facilities, services and associated work, where these are essential to make the proposals acceptable.  
 

5.28   Based on information from the SPG Planning Obligations (September 2019), (the 6 x one-bedroom 

flats are disregarded), it is estimated that a development of 19 dwellings would have the potential to 

produce the following numbers: 

• Primary School =  6 children  
• Secondary School = 5 children 

 

5.29     As part of the statutory consultation, confirmation was received from the Education Department 

that there is capacity at Ysgol Chwilog and Ysgol Glan y Môr secondary school. Specifically: 
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• Ysgol Chwilog: Capacity 95 – Total September 2025 – 87; Projected numbers - September 

2026 - 85; September 2027 - 88;  September 2028 - 83. 

• Ysgol Glan y Môr: Capacity 732 – Total September 2025 - 457; Projected numbers - 

September 2026 - 457; September 2027 – 438; September 2028 - 435. 

5.30     Regarding the situation with local primary education, although there is capacity in the local school 

for the likely increase resulting from this development, the development of the site must be consid-

ered in its historical and wider context in terms of the educational contribution. Three sites have 

been designated for building new housing in Chwilog, and when these applications were considered 

(including an earlier application on the Cae Capel/Brynhyfryd site), the Joint Planning Policy Unit 

submitted information in the form of an assessment of the impact of developing this site along with 

other sites, on Chwilog Primary School.  It was considered essential that the three sites designated 

for building new housing in the village were considered in terms of the impact on local education. 

5.31      A full consultation was carried out with the Education Service when the application near the Ma-

dryn public house was being considered, which was the first application from the three designa-

tions, and it was decided at the time that it was necessary to consider the three designated sites 

based on the numbers in all the units. This meant that 55 living units were relevant for consideration 

for the three sites. Therefore, any educational contribution would be based on the proportion of 

houses designated for the individual sites as part of the figure for the whole of Chwilog, i.e. ⁠55 

units. Using the information at the time, the contribution had to be considered in this manner be-

cause the exact numbers were not fully known, since applications had not been submitted for the 

three sites and because some outline applications had not stated the exact numbers.  

5.32      For consistency, it was considered that we needed to stick to the relevant figures as assessed at the 

time and as applications were submitted. When considering the figure for the Cae Capel/Bryn-

hyfryd site, this figure was added within the 106 agreement completed for application 

C14/0113/41/AM. It was impossible to predict which site would be developed first and it would 

not be reasonable for the first developer to pay a higher contribution. It was therefore decided, in 

the interest of fairness, that all contributions would be split equally so that the three designated site 

would face the same costs, and to this end, a contribution of £8,914 is required for this application.   
 

5.33      Having assessed the proposal in full in accordance with all the relevant requirements as well as the 

observations of the education department, we believe in this case that there is capacity within the 

local schools, but as explained above because of the situation as a whole with regard to the other 

designations, we believe it is reasonable to secure a financial contribution in this case. The proposal 

is considered acceptable and in accordance with the relevant requirements of ISA 1 as well as the 

relevant guidance noted within the Supplementary Planning Guidance: Planning Obligations.  
 

            Infrastructure matters 

 

5.34 We can see from Welsh Water's response that confirmation is given regarding existing services 

such as sewage and water treatment systems, and that they could cope with this increase in houses 

within the village.   
 

5.35     In line with Welsh Water's recommendation, we believe it would be reasonable to place a note to 

ensure that the company's assets are protected and thus, ensure compliance with the relevant 

requirements of policies PS 2 and ISA 1.  It is also noted here that an application for a licence for 

the SuDS system would need to be submitted to ensure that this also complies with relevant 

requirements. 
 

5.36 In accordance with the requirements of paragraph 7.6 of Technical Advice Note 15: Development, 

Flooding and Coastal Erosion, a Drainage Strategy must be submitted as part of an application to 

outline the scheme for draining surface water from the site, unless a separate application has been 
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made to the approval body which is Cyngor Gwynedd's Land Drainage Unit. Sufficient information 

has been submitted as part of the application; therefore, the proposal is considered acceptable and 

complies with the requirements of TAN 15. 
 

            The response to the public consultation 

 

5.37 It is acknowledged that objections have been received to this proposal and we consider that all 

relevant planning matters have been duly addressed as part of the above assessment. The 

recommendation is made based on a full assessment of all relevant planning considerations, 

including all the observations received during the public consultation, and no-one was wronged in 

any way in considering this application. 
 

6. Conclusions: 

 

6.1  This is a proposal for an affordable housing development that has been designed to meet a specific, 

proven need and which is located wholly on a site designated for housing within the village's 

development boundary and which has been granted permission in the past for similar residential 

developments. As a result, we believe that the scheme is acceptable in principle and that it complies 

with the requirements of relevant local and national planning policies as noted in the report.   Full 

attention was given ⁠to all the relevant observations and objections received and we believe that the 

proposal is acceptable and thereby in accordance with the requirements of the relevant policies as 

noted above. 
 

7. Recommendation: 

 

7.1  To delegate the right to the Head of Environment Department to approve the application, subject 

to a 106 agreement or a unilateral agreement for an educational contribution and play equipment 

on an open space, together with the following conditions: 

 

1. Time  

2. Development to comply with the approved plans 

3. A programme for providing affordable housing must be submitted and agreed 

4. The external materials including the roof slates must be agreed 

5. Removal of Permitted Development Rights  

6. Welsh Water/Drainage condition 

7. Highways Conditions  

8. Biodiversity/NRW conditions 

9. Building Control Plan  

10. A Welsh name for the housing estate and individual houses. 

11. Restrict the use to C3 use class only 

12. Complete landscaping 

 

Note: Bat Licence 
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 Number:  2 

 

Application 

Number: 

C26/0216/30/LL 

Date Registered: 07/04/2026 

Application 

Type: 

Full 

Community: Aberdaron 

Ward:  Pen draw Llŷn 

 

Proposal: Full application for the change of use of an agricultural 

field to accommodate 10 seasonal touring caravan pitches 

additional to the main site, the erection of a toilet/shower 

block, soft landscape improvements, creation of proposed 

entrance/exit and installation of a treatment plant 

  

Location: Caravan Park, Tir Glyn, Uwchmynydd, Pwllheli, 

Gwynedd, LL53 8DA 

 

Summary of the 

Recommendation:  

TO REFUSE 
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1.  Description: 

1.1  This is a full application relating to the extension of an existing caravan site to nearby agricultural 

land.  It is proposed to create additional formal plots to an existing site for 10 seasonal touring 

caravans along with the erection of a toilet/shower block, soft landscape improvements, creation 

of proposed entrance/exit and installation of treatment plant. Landscaping would take the form of 

planting a small coppice near the lowest side of the second entrance to the field in the southern part 

of the site while a new hedge would be planted to the rear of the proposed toilet block. There is an 

existing hedge along the field boundary with the parallel public road, and it is proposed to manage 

this hedge and create an area of long grass between the hedge and the location of the 10 new pitches 

within the field. The individual pitches would measure 3.5m x 7m and created by burrowing and 

laying a lower layer of slate aggregate in a timber frame. 

1.2 There is planning permission for a separate site for 39 touring caravans on fields to the north and 

north-east of the application site.  It can also be seen that land to the north of the existing application 

site was approved under reference C16/0878/30/LL to store up to 15 touring caravans throughout 

the year. The remainder of the site includes agricultural buildings, outbuildings and two residential 

dwellings.  

1.3  The whole site is located in open countryside and within the Llŷn AONB. It is also located within 

the Llŷn and Enlli Landscape of Outstanding Historic Interest, and partly within Flood Zone 2/3 

(Surface Water and Small Watercourses), as shown on the Flood Map for Planning. The site is 

served by an unclassified road that runs parallel to the farm and the existing caravan site. The 

development site would partly be within the Porth Meudwy wildlife site. It can be seen that 

established hedges are on some boundaries of the site, particularly the western boundary with the 

public road. The land where the development is located is existing agricultural land which is 

included within class 3a according to Welsh Government maps. 3a lands, along with class 1 and 3 

lands, are identified as the best and most versatile agricultural land and in this case it is identified 

as "good to moderate quality agricultural land". 

1.4  The application is submitted to the Committee as the site is larger in size than what can be 

determined under the delegated procedure. It is noted that this proposal has been the subject of a 

planning application under reference C24/0413/30/LL which was withdrawn by the applicant prior 

to its submission to the Planning Committee on the 30.09.2024. 

2.  Relevant Policies: ⁠ 

2.1  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 considerations indicate otherwise.  Planning considerations include National 

Planning Policy and the Local Development Plan. 

2.2  The Well-being of Future Generations Act (Wales) 2015 places a duty on the Council to take 

reasonable steps in exercising its functions to meet the 7 well-being goals within the Act.  This 

report has been prepared in consideration of the Council’s duty and the 'sustainable development 

principle', as set out in the 2015 Act. In reaching the recommendation, the Council has sought to 

ensure that the needs of the present are met without compromising the ability of future generations 

to meet their own needs. 
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2.3 Anglesey and Gwynedd Joint Local Development Plan 2011-26, adopted 31 July 2017 

TRA 2: Parking standards 

TRA 4: Managing transport impacts 

PS 6: Alleviating and adapting to the effects of climate change  

PCYFF 1: Development boundaries 

PCYFF 2: Development criteria 

PCYFF 3: Design and place shaping 

PCYFF 4: Design and landscaping 

PS 14: The visitor economy 

TWR 5: Touring caravan sites, camping sites and temporary alternative camping accommodation 

PS 19:  Conserve and where appropriate enhance the natural environment 

AMG 1: Areas of Outstanding Natural Beauty Management Plans 

AMG 5: Local biodiversity conservation  

AT 1: Conservation Areas, World Heritage Sites and Registered Historic Landscapes, Parks and 

Gardens. 

Also relevant in this case are the following: 

Supplementary Planning Guidance (SPG):  ⁠Maintaining and Creating Distinctive and Sustainable 

Communities 

Supplementary Planning Guidance: Tourist Facilities and Accommodation 

2.4 National Policies: 

Future Wales:  The National Plan 2040 

Planning Policy Wales (Edition 12 - February 2024) 

Technical Advice Note (TAN) 13: Tourism 

Technical Advice Note 15: Development, flooding and coastal erosion. 

Technical Advice Note 18:  Transportation 

3.  Relevant Planning History: 

3.1  C24/0413/30/LL - Full application for the change of use of an agricultural field to accommodate 

10 seasonal touring caravan pitches additional to the main site, the erection of a toilet/shower block, 

soft landscape improvements, creation of proposed entrance/exit and installation of treatment plant 

- Withdrawn - 30-09-2024 

 This application was withdrawn prior to the Committee with a recommendation to refuse. 
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3.2  Application C16/0879/30/LL: Increase the number of touring units from 30 to 39 without 

compliance with condition 2 on permission reference number 2/10/134A together with an 

extension to the toilet block - Approved 17/11/16 

3.3  Application C16/0878/30/LL: Application to continue using land to store touring caravans 

without compliance with condition 2 on application number 9900073FUL10 (restrict caravan 

storage period between 1 April and 30 September in any year) - Approved 18/10/16 

3.4  Application 9900073FUL10 – Storage of touring caravans – Approved 17/01/00 

3.5  Application 2/10/134A: Site for 30 touring units - Approved 28/03/96 

3.6  Application 2/10/134C: Construct toilet and washing facilities block for touring caravans - 

Approved 09/08/94 

3.7  Pre-application enquiry Y21/0745 - Increase the number of touring caravans from 39 to 49 on 

nearby field, with additional toilet block, to meet the increase in demand for additional caravan 

pitches, and uncertainty regarding the income generated from livestock due to additional anticipated 

regulatory costs. It was responded to this enquiry referring to relevant policies and matters that 

would require consideration. This was the conclusion when summarising the response: 

"On the whole, it is considered that this proposal corresponds quite well with the Council's general 

strategy to promote the sustainable growth of the rural economy; however, there is concern 

regarding the sustainability of extending a tourism development in a remote, rural location like this 

and any planning application should explain what consideration was given to environmental and 

economic sustainability when drawing up the proposal. 

Also, when considering the sensitivity of the local environment, the success of any planning 

application will depend on ensuring that the physical impact of the development is acceptable. The 

main matter to be considered as part of any planning application would be the impact on the 

landscape. It will be essential to convince the Planning Authority that the caravans can be easily 

assimilated into the landscape in a way that does not harm the visual quality of the designated 

landscape". 

4.        Consultations: 

Community/Town Council: Not received 

 

Highways Unit: Concerns have been raised in relation to the main entrance 

to the proposed site. In particular, it is considered that there 

is potential for mud and loose material to be spilled onto the 

public highway, along with the possibility of damage to the 

roadsides as a result of the increase in traffic using the 

entrance. 

In order to mitigate these impacts and in the interests of 

highway safety, we ask the applicant to upgrade the 

entrance to an appropriate and satisfactory standard and 

provide details of the proposed works.  

In view of the requested improvements to the main 

entrance, we also request that the second entrance be 
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restricted to pedestrian and emergency services vehicle use 

only. This will help manage traffic movements in and out 

of the site, ensuring that all normal traffic uses the upgraded 

main entrance. I confirm that the Transport Service objects 

to the application as currently submitted, in order to be able 

to receive and evaluate additional information in relation to 

the proposed scheme. 

Welsh Water:  No response 

Land Drainage Unit: The site of the proposed development is partly located 

within Flood Zone 2/3 (Surface Water and Small 

Watercourses) as shown in the Flood Map for Planning. It 

is suggested that the developer considers the removal of the 

lowest two plots to an area beyond the boundary of the 

flood zone. Otherwise, in accordance with TAN 15 section 

6.1 the developer is required to present a Flood 

Consequence Assessment (FCA) which demonstrates that 

the proposed development is not at unacceptable risk of 

flooding from surface water sources, and that suitable 

measures are included to increase resistance and resilience 

of the development to flooding. 

Following a review of the submission, it was noted that no 

drainage strategy has been provided as part of the 

application documentation. The provision of a drainage 

strategy is required in accordance with technical advice 

note (TAN) 15: development, flooding and coastal erosion. 

As a result, it is not possible to assess compliance with 

national sustainable drainage standards, or to determine 

how surface run-off will be managed on site. 

Under Schedule 3 of the Flood and Water Management 

Act 2010, any development comprising one or more 

dwellings or a construction area of 100m² or more must 

obtain SAB approval prior to construction. 

Please see below a summary of the SuDS surface water 

destination hierarchy and the information required at this 

stage depending on the option selected. Evidence ruling out 

higher priority options must be provided before a lower 

priority can be accepted.  

SuDS Surface Water Destination Hierarchy  

Priority 1:  Rainwater Harvesting  

Due to the nature of the development, we acknowledge that 

full rainwater harvesting is unlikely to accommodate all site 

run-off. However, if there is potential for partial rainwater 

reuse - such as through the installation of water butts at 
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downpipes — we encourage their inclusion to support the 

use of harvested rainwater for non-potable purposes.  

Priority 2: Infiltration  

• Infiltration testing must be carried out in accordance with 

BRE365. We require an infiltration test report showing 

timestamps for three tests conducted in a trial pit located 

where the proposed soakaway would be. The pit depth must 

reflect the proposed soakaway and be filled with sufficient 

water to replicate conditions. The three tests should be 

performed in close succession.  

• We will need a trial pit location plan and photos of any 

trial pits. 

• Additionally, groundwater monitoring is required. A 

minimum 1-metre clearance must be maintained between 

the base of the soakaway and the highest groundwater level 

to prevent ingress, which could reduce system capacity.  

Priority 3: Watercourse  

• If infiltration is proven unfeasible, discharge to a 

watercourse may be considered. This must be at greenfield 

run-off rates, requiring attenuation and flow control 

measures. If no watercourse is reasonably accessible, 

proceed to Priority 4.  

Priority 4: Surface Water System  

• Discharge rates must be agreed with the system owner. If 

no surface water sewer is within reasonable proximity, 

proceed to Priority 5.  

Priority 5: Combined Sewer  

• Comprehensive evidence must be provided to justify 

dismissal of all higher-priority options. Due to capacity 

constraints, Welsh Water are reluctant to accept surface 

water connections. 

• If an existing connection exists (e.g., a property is being 

demolished and rebuilt), the applicant must demonstrate 

that the new development will improve flow rate and 

volume. 

 • If no existing connection exists, Welsh Water are unlikely 

to accept a new one.  
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• If the proposal involves connecting to Welsh Water’s 

system, we strongly advise contacting them at the earliest 

opportunity to avoid delays in processing the application.  

Due to the lack of evidence provided, we strongly 

encourage the applicant to contact the SAB for a pre-

application discussion. Until more information and 

evidence is provided, we offer a holding objection.  

The proposed development site appears to be partly located 

within the Flood Zone 2/3 (Surface Water and Small 

Watercourses) as shown in the Flood Map for Planning. We 

recommend that the developer consider the removal of the 

lowest two plots to an area beyond the boundary of the 

flood zone. 

Otherwise, in accordance with TAN 15 section 6.1 the 

developer is required to present a Flood Consequence 

Assessment (FCA) which demonstrates that the proposed 

development is not at unacceptable risk of flooding from 

surface water sources, and that suitable measures are 

included to increase resistance and resilience of the 

development to flooding. 

Following a review of the submission, it’s noted that no 

drainage strategy has been provided as part of the 

application documentation. The provision of a drainage 

strategy is required in accordance with technical advice 

note (TAN) 15: development, flooding and coastal erosion. 

As a result, it is not possible to assess compliance with 

national sustainable drainage standards, or to determine 

how surface runoff will be managed on site. 

Under Schedule 3 of the Flood and Water Management 

Act 2010, any development comprising one or more 

dwellings or a construction area of 100m² or more must 

obtain SAB approval prior to construction. 

Please see below a summary of the SuDS surface water 

destination hierarchy and the information required at this 

stage depending on the option selected. Evidence ruling out 

higher priority options must be provided before a lower 

priority can be accepted. 

SuDS Surface Water Destination Hierarchy 

Priority 1: Rainwater Harvesting 

•Due to the nature of the development, we acknowledge 

that full rainwater harvesting is unlikely to accommodate 

all site runoff. However, if there is potential for partial 

Page 72



PLANNING COMMITTEE DATE: 07/09/2026 

REPORT OF THE ASSISTANT HEAD OF DEPARTMENT  

 

rainwater reuse—such as through the installation of water 

butts at downpipes—we encourage their inclusion to 

support the use of harvested rainwater for non-potable 

purposes. 

Priority 2: Infiltration 

•Infiltration testing must be carried out in accordance with 

BRE365. We require an infiltration test report showing 

timestamps for three tests conducted in a trial pit located 

where the proposed soakaway would be. The pit depth must 

reflect the proposed soakaway and be filled with sufficient 

water to replicate conditions. The three tests should be 

performed in close succession. 

•We will need a trial pit location plan and photos of any trial 

pits. 

•Additionally, groundwater monitoring is required. A 

minimum 1-metre clearance must be maintained between 

the base of the soakaway and the highest groundwater level 

to prevent ingress, which could reduce system capacity. 

Priority 3: Watercourse 

•If infiltration is proven unfeasible, discharge to a 

watercourse may be considered. This must be at greenfield 

runoff rates, requiring attenuation and flow control 

measures. If no watercourse is reasonably accessible, 

proceed to Priority 4. 

Priority 4: Surface Water System 

•Discharge rates must be agreed with the system owner. If 

no surface water sewer is within reasonable proximity, 

proceed to Priority 5. 

Priority 5: Combined Sewer 

•Comprehensive evidence must be provided to justify 

dismissal of all higher-priority options. Due to capacity 

constraints, Welsh Water are reluctant to accept surface 

water connections. 

•If an existing connection exists (e.g., a property is being 

demolished and rebuilt), the applicant must demonstrate 

that the new development will improve flow rate and 

volume. 

•If no existing connection exists, Welsh Water are unlikely 

to accept a new one. 
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•If the proposal involves connecting to Welsh Water’s 

system, we strongly advise contacting them at the earliest 

opportunity to avoid delays in processing the application. 

 

Due to the lack of evidence provided, we strongly 

encourage the applicant to contact the SAB for a pre-

application discussion. Until more information and 

evidence is provided, we offer a holding objection. 

 

Licensing Unit: The development will be subject to the following 

Legislation relating to Health and Safety, Fire Safety and 

Public Health provision as follows:  

The Health and Safety at Work etc. Act 1974  

The Caravan Sites and Control of Development Act 1960  

Model Standards 1983 - Touring Caravans / Tents  

The development must fully comply with licence 

conditions. 

www.gwynedd.llyw.cymru/caravanlicence  

Application for a Site Licence following planning 

application approval  

We wish that this information is reported on the planning 

permission if the application is approved: 

'Following any planning application permitted in relation to 

a caravan or camping site under the 1960 and 1936 Acts, 

the applicant would be required to make an application for 

a site licence and present a 1:500 scale detailed plan of the 

site to the Licensing Service. To discuss further, you can 

contact the Licensing Enforcement Officer, Pollution 

Control and Licensing Service, Cyngor Gwynedd on 01766 

771000 or licensing@gwynedd.llyw.cymru’ 

Boundary - Hedges  

Licensing conditions recommend a width of 3 metres from 

any boundary / hedge.  

Emergency Vehicles – Model Standards 1983 – Condition 

2.3  

Emergency vehicles need appropriate access, within 90 

metres of any unit on the site on every occasion in 

accordance with the licence conditions. There are no details 
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demonstrated within the site plan confirming the distance 

of access for emergency Services to every unit in any 

emergency. 

 

Toilet facilities, bathrooms, showers, disabled bathrooms  

No information is displayed within the site plan, indicating 

the disabled provisions (toilet, wash basin, shower) within 

the planning application.  

North Wales Fire and Rescue Service  

We trust that a consultation will be held with the North 

Wales Fire and Rescue Service on matters outside licensing 

conditions (1983 Model Standards).  

Car Parking  

Location of parking must be demonstrated.  

This development will be subject to the Legislation stated 

below relating to Health and Safety, Fire Safety and Public 

Health provisions as follows: 

Health and Safety at Work etc Act 1974  

The Caravan Sites and Control of Development Act 1960  

Model Standards 1983 -Touring Caravans / Tents  

The development must comply fully with the licence 

conditions  

www.gwynedd.llyw.cymru/caravanlicence  

Application for a site Licence following planning approval  

We wish that this information is stated on the planning 

permission should this application be successful:  

‘Following any planning application that is granted in 

relation to a caravan or tent site under the 1960 & 1936 

Acts, it will be necessary for the applicant to apply to amend 

the site license and submit a detailed 1:500 scale plan of the 

site to The Licensing Service. To discuss further, contact 

the Licensing Enforcement Officer, Pollution Control and 

Licensing Service, Gwynedd Council on 01766 771000 or 

licensing@gwynedd.llyw.cymru’  

Boundaries - Hedges  
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Licence conditions recommend that caravans are located 3 

meters away from any boundary / hedge.  

Emergency Vehicles - Model Standards 1983 – Condition 

2.3  

Emergency vehicles should be able to secure access to 

within 90 metres of any unit on the site at all times 

according to licence conditions. There are no details 

demonstrated within the site plan confirming the distance 

of access for emergency Services to every unit in any 

emergency.  

Toilet, washing facilities, showers, provision for disabled  

No information is displayed within the site plan, indicating 

the disabled provisions (toilet, wash basin, shower) within 

the planning application.  

North Wales Fire & Rescue Service  

We trust that a consultation will be made with North Wales 

Fire and Rescue Service on matters that are not part of the 

Model Standards 1983).  

Parking  

Location of parking must also be demonstrated 

Biodiversity Unit: This application is for the change of use of an agricultural 

field to include 10 seasonal touring caravan pitches. 

The applicant has included a green infrastructure statement 

and a PEA from Cambrian Ecology. 

The improvements are suitable for the scale of the 

development and have been included within the planning 

design; I have no ecological concerns. 

Natural Resources Wales:  We have concerns regarding the application as submitted 

because inadequate information has been provided in 

support of the proposal. To overcome these concerns, you 

should seek more information from the applicant regarding 

protected sites. If this information is not provided, we will 

object to this planning application. Further details are 

provided below.  

Protected Sites  

Special Area of Conservation (SAC) 

The site is located approximately 560m from the Sea Cliffs 

of Llŷn SAC and 630m from the Pen Llŷn a'r Sarnau SAC 
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and the West Wales Marine SAC. Our records show that a 

small watercourse runs on the eastern red line boundary of 

the application site and is hydrologically connected to the 

above sites.  

Foul Drainage  

We have concerns that a likely significant impact of the 

proposed development on the SAC sites cannot be ruled 

out. Our advice is that you submit further information so 

that 2 of 6 can adequately consider the potential impacts on 

the features of the protected sites and, in particular, to 

enable your authority to carry out a Habitats Regulations 

Assessment under regulation 63 of the Conservation of 

Habitats and Species Regulations 2017 (as amended). 

We note that the development proposes the installation of a 

private sewage treatment system (STCP). However, the 

method of discharge proposed is currently unclear and 

requires clarification from the applicant. We recommend 

that the applicant demonstrates that a discharge to the 

ground is not feasible.  

If discharge to the ground is proposed, the applicant 

should provide further details on:  

  

• The precise location of the discharge/drainage field  

  

• Results of porosity (percolation) testing  

  

• The dimensions and design of the proposed 

drainage field to confirm ground conditions are suitable for 

a drainage field   

 

It is also noted that a spring is identified on one of the 

submitted plans. The drainage field should not be located in 

close proximity to this feature, and confirmation of 

appropriate separation distances is required.  

Should a discharge to watercourse be justified, the exact 

discharge location will be required and clearly indicated on 

a map. In addition, as the receiving watercourse is classified 

as minor/unknown, further information would be needed to 

demonstrate that it has sufficient capacity to accommodate 

a discharge of this nature and volume, should the scheme 

propose discharging to the watercourse. 

In addition, there is no information demonstrating 

how/where waste from the touring  

caravans is disposed of. Private sewage treatment systems 
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(STCP) are not suitable to deal with chemical waste from 

caravans. A Chemical Disposal Unit (CDU) must drain 

into a sealed tank or cesspit, as the toxic nature of the 

effluent means that this cannot be discharged to ground or 

a watercourse. We would strongly recommend that such a 

sealed tank/cesspool is fitted with a level alarm to prevent 

overtopping.  

Small sewage treatment works that meet certain criteria 

may be registered as exempt. A step-by-step guide to 

registering an exemption can be found on our website. 

If the private sewage treatment system is not eligible for an 

exemption, the applicant will need to apply for an 

environmental permit. Further details on this can be found 

here. Should a permit be required, further information may 

be needed as part of that application process. The Applicant 

is therefore advised to contact us for pre-application advice 

at the earliest opportunity to try to ensure that there is no 

conflict between any planning permission granted and the 

permit requirements. Further details on how to access our 

pre-application advice service can be found here.  

Habitats Regulations Assessment  

As the competent authority under the Conservation of 

Habitats and Species Regulations 2017 (as amended), your 

authority must, before deciding to give consent for a project 

which is likely to have a significant effect on a 

SAC/SPA/Ramsar site, either alone or in combination with 

other plans or projects, make an appropriate assessment of 

the implications of the project for that site in view of its 

conservation objectives. You must for the purposes of the 

assessment consult NRW and have regard to any 

representations we make within such reasonable time as 

you specify. In the absence of that assessment, NRW cannot 

advise that the proposals would not result in an adverse 

effect upon the SAC/SPA/Ramsar site.   

Site of Special Scientific Interest (SSSI)  

The application site is hydrologically linked to the Glannau 

Aberdaron SSSI located 560m from the application site.  

We consider the proposed development has the potential 

to damage the Glannau Aberdaron SSSI. Providing the 

impact pathways referenced above for the Special Area of 

Conservation (SAC) sites are adequately addressed, NRW 

consider the notified features of the SSSI will also be 

adequately safeguarded. 
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Landscape  

The development is located within the Llŷn National 

Landscape (AONB). We note the submission of a 

Landscape and Visual Appraisal by Tirlun Barr Associates 

dated May 2024.  We refer you to your internal Landscape 

Officer for advice on Landscape/Visual impacts. If you 

require further advice, then please reconsult us. 

Protected Species  

We note the information submitted in support of the above 

application (Biodiversity Enhancement Plan and Green 

Infrastructure Statement by Cambrian Ecology Ltd dated 7 

May 2024). We welcome the proposed enhancements and 

recommend you discuss further measures/avoidance 

measures with your internal ecological advisor.    

Fire Department:  

The Fire Authority has no observations regarding access 

for Fire vehicles and water supply.  

The Fire Authority will have an opportunity to provide 

observations on the fire safety measures during the 

Building Regulations Consultation process.  

Should you need further information, please contact the 

Compliance Officer.  

 

Public Protection:  Thank you for consulting with the Public Protection Service 

regarding the above. 

We have considered the planning application, and our 

observations are as follows: 

Further information is required for the proposed treatment 

plant; the applicant is requested to provide the following 

information: 

Evidence to show that the development cannot be linked to 

the mains sewerage system 

Details of the number of properties and bedrooms proposed, 

together with a calculation of how much sewage the 

development will generate per day   

Make, design specification, volume and details of discharge 

with respect to a soakaway for the private treatment plant   
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A Management Plan that sets out how the system will be 

managed and maintained over the lifetime of the 

development 

The workings and results of percolation tests in line with 

‘Approved document H, Drainage and 

Waste Disposal, The Building Regulations 2010, H2.’   

An accurate, annotated drawing and location plan for the 

soakaway/drainage field 

Heneb:  The proposed development site is within the Lleyn and 

Bardsey Island (GW) 8 Registered Landscape of 

Outstanding Historic Interest, which has been divided into 

Historic Landscape Character Areas (HLCAs); the 

proposed site forms part of the ‘Aberdaron Hinterland' 

character area, composed of an area primarily rural, with 

dispersed settlements, surviving traditional farm buildings 

and cottages, preservation of medieval field systems, as 

well as historic roads and tracks associated with the 

pilgrimage route to Bardsey. The key recommendation for 

this HLCA 

is: Preservation of historic character of area, including 

retention and minimal alteration of field cloddiau and 

preservation of field patterns. 

The proposed development is considered unlikely to impact 

the key historic landscape features of the area. As such, the 

proposed development for the siting of 10No of caravans 

would have a 

neutral contribution to the key attributes of the Registered 

Historic Landscape and no impact on the HLCA, and the 

change of use would not have a bearing on the historic 

landscape significance. 

Trees Unit: This proposal is unlikely to impact existing trees. The 

proposed enhancement planting is suitable; 

however, I would recommend that the following 

specifications are included: 

Malus sylvestris should be sourced from the 

Abergwyngregyn population (prov. 303). There is no need 

to plant a standard tree in this location, as doing so increases 

the risk of pest and pathogen transmission, reduces the 

likelihood of successful establishment (particularly with the 

site specific conditions), and comes at a significantly higher 
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cost to the developer. A one-year-old whip with a plastic-

free rabbit tube would be more than suitable. 

I would also recommend substituting standard Salix caprea 

with locally sourced Populus tremula. Again, there is no 

need for these to be standard trees, and they can instead be 

planted as whips with tubes and stakes. 

The proposed copse mix is suitable; however, these should 

also be planted as young trees rather than standards. This 

approach would also remove the need for additional topsoil, 

fertiliser, and other soil additives (which can have a 

negative impact on biodiversity). I would further 

recommend that Malus sylvestris and Populus tremula are 

included within the mix. 

AONB Department:  Tir Glyn farm is located in the rural area of Uwchmynydd 

and in the Area of Outstanding Natural Beauty (AONB). 

⁠The area is also part of a Landscape of Outstanding Historic 

Interest. So far as we can see, this application is a 

resubmission of application C24/0413/30/LL (withdrawn) 

for 10 touring caravans at this site. 

Touring caravans are addressed in policy TP9 of the 

AONB's Management Plan: Resist 

new caravan developments and extensions to existing sites 

in prominent locations in the landscape or coast of the 

AONB and promote landscaping of existing sites. There is 

planning permission for 39 units on the existing site in Tir 

Glyn, there is also permission to store caravans. These 

caravans are fairly concealed as they are on lower land and 

on the far side of the house and farm buildings, but they are 

visible from some nearby rights of way. It is proposed to 

create a new site for 10 caravans on part of an agricultural 

field near the farm that does not link with the existing site. 

The caravans would be in a row along the boundary of the 

agricultural field and the public road. It is noted that an 

effort has been made to protect natural features, submit new 

landscaping details, adopt suitable materials for the toilets, 

restrict lighting etc. A Landscape and Visual Evaluation has 

been submitted with the application. The document refers 

to the AONB and it recognises that the landscape in 

question has been deemed of "exceptional" visual standard, 

that light pollution is low and that levels of tranquillity are 

high. Section 5 assesses the likely impact on the landscape 

and concludes that there would be a negligible change. In 

reaching this conclusion, there is some reliance on trees and 

hedges to screen the development. Such trees and hedges 

would take many years to establish and be effective. In 
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terms of the visual assessment in Section 6, it is concluded 

that the impact of the development would be limited. It is 

agreed that the development would not be visible from 

some places such as the Coast Path and Cwrt Farm. 

However, the caravans would be visible from some 

locations nearby and the Evaluation does not include some 

of those views - such as the road from Bodermid Uchaf to 

Bodermid Isaf and Right of Way 89. 

On the whole, there is now a substantial number of touring 

caravans in the community of Aberdaron which puts 

pressures on the local environment and services. It would 

be useful to undertake a survey to obtain 

detailed information about the number of caravans and to 

consider the ability of the area to cope with more units. 

Public Consultation: A notice was posted on the site, and nearby residents were 

informed and the advertising period has expired. No other 

observations were received. 

5.         Assessment of the material planning considerations: 

            Principle of the development/Visual amenities 

5.1  As this is a site for touring caravans, the application has to be considered primarily under the 

requirements of policy TWR 5 of the LDP which sets out a series of criteria to approve such 

developments.   

5.2  Criterion 1 in policy TWR 5 states that any new touring caravan development should be of a high 

quality in terms of design, layout and appearance, and that it should also be well screened by 

existing landscape features and / or where the units can be readily assimilated into the landscape in 

a way that does not significantly harm the visual quality of the landscape. There is no doubt that a 

touring caravan site has been established for years at Tir Glyn. However, as it can be seen from the 

submitted plans, the established locations are separate lands to the north and north-east of the 

application site without any clear link with the proposed development. The application site itself is 

undeveloped land to the south of these sites with a clear gap between the sites. Therefore, instead 

of extending or adapting lands that are already established, it is believed that the proposal would 

extend and spread into existing agricultural lands, far beyond the established site. Although touring 

caravans are proposed to be approved for site use, it is also noted that there is a reference to seasonal 

use and, therefore, pure touring units that move on a regular basis are unlikely to use the site but 

rather units that would remain there on a permanent basis during term time, and therefore the 

appearance is likely to be permanent and unchanged during this period of seasonal use.  

5.3  The land in question includes an established hedgerow along its western boundary that would 

protect some views in and out from the viewpoint of the public road. It is very likely, as shown in 

the submitted information, that views from further away to the west, north and east would also be 

limited as a result of this hedgerow along with other nearby hedges and trees. However, it is likely 

that the site would be more visible from some points to the south, particularly from higher ground 

to this direction and an extensive series of public footpaths, which include footpaths 81, 89, 77, 78, 

87 and 75. It is also noted that the observations of the AONB unit state "the caravans would be 
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visible from some locations nearby and the evaluation does not include some of those views - such 

as the road from Bodermid Isaf to Bodermid Uchaf and Right of Way 89". It is not believed that it 

can be said that the development would fully assimilate into the landscape (even if it is accepted 

that the landscaping proposed, including the proposed coppice and current landscape, is sufficient 

to protect it). 

5.4  The Landscape Assessment submitted notes that the current site is only visible from a restricted 

number of local places and due to the rolling topography and the mature hedges in the vicinity of 

the site, views into the site are restricted and any such views are often filtered by features such as 

trees or topography. It is possible that with moderate visual sensory, the area is capable of 

accommodating minor change without significant damage to its distinctive features and that any 

impact would be small in the context of the wider landscape. The assessment states that planting 

new trees and hedges and improving existing hedges would strengthen the existing features and 

mitigate any visual impact. It is unlikely that the groundwork and planting work would be sufficient 

to screen the caravans completely for some years, if at all from some views. 

5.5  Policy PCYFF 4 of the LDP requires that every proposal should assimilate with their surroundings 

and will refuse proposals that do not show how consideration has been given to landscaping matters 

from the outset as part of the design proposal. In addition, policy TP9 of the AONB's Management 

Plan notes that there is a need to "Carefully assess development applications in accordance with 

Planning Policy Wales, the Local Development Plan and this Management Plan and refuse 

applications that would affect the AONB". Policy AMG 1 notes that development needs to "where 

appropriate, for proposals that are within or affecting an installation and/or significant views into 

or out of the Areas of Outstanding Natural Beauty, take into account the relevant Area of 

Outstanding Natural Beauty Management Plan" It is not considered that approving the extension 

of the current caravan site to lands separate and open to the established site and all the associated 

work on this site would be of assistance to maintain, enhance or restore the character of the AONB.  

Indeed, due to its location on separate, undeveloped land, it is considered that the proposal would 

unavoidably create further harm to the landscape of the AONB which would be partially visible 

from the surrounding area.  It is realised that it would be seen from the direction of the south with 

the backdrop of agricultural buildings behind and then the caravan site further along; however, 

granting this application would disseminate the harmful impact of the existing site on the landscape.  

A development of this nature and scale would therefore be likely to stand out obtrusively in the 

landscape, causing significant harm to the visual quality of the landscape and therefore it is 

considered contrary to Policy TWR 5, PCYFF 4 and Policy AMG 1 of the LDP. 

5.6  It is deemed appropriate to note here that the previous application that was submitted and approved 

was promoted as an application that, due to the limit of additional pitches within the field 

boundaries of the established site, only prevented and limited any visual impact for this established 

area. As a result, the need to extend the boundary of the caravan site with the potential of having 

an additional visual impact on the AONB was removed. With the current application, it is now 

believed that the site would extend beyond the established boundaries and lands of the caravan site 

and that, as a result, it is contrary to the previous allegation. 

5.7  The site lies within the Llŷn and Ynys Enlli Landscape of Outstanding Historic Interest. The 

proposal involves extending an existing caravan site.  In terms of its location and size, however, it 

is considered that the proposal would only have a local impact and that it would not have a wider 

impact on the historic landscape.  Therefore, it is considered that the proposal is acceptable in terms 

of Policy AT1 of the LDP. 
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5.8  In the information submitted with the application, it is alleged that the site of the proposed 

development is relatively poor and low-use grazing land. Despite this, according to existing maps 

of the Welsh Government, it is identified as 3a registered land. Paragraph 3.58 of Planning Policy 

Wales (PPW) states that "agricultural land of grade 3a, as well as classes 1 and 2, in the 

Agricultural Land Classification (ALC)16 is deemed as the best and most versatile, and should be 

conserved as a finite resource for the future" while paragraph 3.59 states 

           "When considering the search sequence and in development plan policies and development 

management decisions considerable weight should be given to protecting such land from 

development, because of its special importance. Land in grades 1, 2 and 3a should only be 

developed if there is an overriding need for the development, and either previously developed land 

or land in lower agricultural grades is unavailable, or available lower grade land has an 

environmental value recognised by a landscape, wildlife, historic or archaeological designation 

which outweighs the agricultural considerations. If land in grades 1, 2 and 3a does need to be 

developed, and there is a choice between sites of different grades, development should be directed 

to land of the lowest grade." 

5.9  In the response to the pre-application enquiry, this matter was raised and it was noted that 

justification would be needed for developing an agricultural land of this quality and which steps 

would be taken to protect the quality of the land for the future. Strategic Policy PS 6: Alleviating 

and adapting to the effects of climate change, notes: 

           "In order to adapt to the effects of climate change, proposals will only be permitted where it is 

demonstrated with appropriate evidence that they have fully taken account of the following and 

responded appropriately to them"  

            with criterion 6 confirming the requirement to: 

           "Safeguard the best and most versatile agricultural land, promoting allotments, support 

opportunities to produce food locally and local farming to reduce the area's contribution to food 

miles". 

5.10  Although the agent notes that the land in question is of poor quality, no evidence has been submitted 

for the loss of 3a quality land. There is reference to the fact that it would be easy to reverse site 

development work should the situation change, and it is relatively likely that work to dispose of 

permanent pitches could be undertaken quite easily. However, considering that the cost of 

undertaking the changes, namely creating 10 permanent pitches, landscaping work, erecting a 

permanent building as a washing facility with proposed drainage and work on the access, it is not 

believed that these would be developments that are likely to be reversed without incurring 

additional unnecessary costs. The planning authority has not been fully convinced in this case; 

therefore, it is not believed that the proposal as submitted is acceptable and is therefore contrary to 

the requirements of criterion 6 of policy PS 6 along with advice provided in Planning Policy Wales, 

particularly paragraphs 3.58 and 3.59. 

            General and residential amenities 

5.11 Separate to the two existing dwellings on the Tir Glyn site, there are dwellings in the vicinity of the 

application, mainly to the direction of the east, south-east and the south. Although it extends beyond 

the existing established caravan site, it is not considered that a site of 10 additional touring caravans 

would create substantially more impact on the nearest dwellings than what is currently experienced. 

Therefore, it is not considered that the proposal would cause significant harm to the amenities of 
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the local neighbourhood, and the proposal is considered to be acceptable in terms of Policy PCYFF 

2 of the LDP.              

             Transport and access matters 

5.12  Concerns have been raised in relation to the main entrance to the proposed site. In particular, it is 

considered that there is potential for mud and loose material to be spilled onto the public highway, 

along with the possibility of damage to the roadsides as a result of the increase in traffic using the 

entrance. In order to mitigate these impacts and in the interests of highway safety, the comments 

of the Highways Unit require the applicant to upgrade the entrance to an appropriate and 

satisfactory standard and provide details of the proposed works, as well as restricting the second 

entrance to the use of pedestrians and emergency services vehicles only. This would help manage 

traffic movements in and out of the site, ensuring that all normal traffic uses the upgraded main 

entrance to an acceptable standard. As a result of the objection of the Highways Unit, the applicant 

was not asked for further information because of the objection to the principle of this development.   

5.13  As a result of the above, the proposal is considered to be unacceptable and contrary to the 

requirements of policy TRA 4 of the LDP which confirms that proposals that would cause 

unacceptable harm to the safe and efficient operation of the highway will be rejected. 

            Biodiversity matters 

5.14  The majority of the proposed development site is part of the Porth Meudwy wildlife site, and the 

eastern part of the site includes a relatively steep slope to a small valley below which includes a 

small watercourse. Natural Resources Wales (NRW) in their response to the application note that 

insufficient information has been submitted as part of the application to adequately consider the 

potential impacts on the features of the protected sites, and in particular, to enable the Local 

Planning Authority to carry out a Habitats Regulations Assessment under regulation 63 of the 

Conservation of Habitats and Species Regulations 2017 (as amended). The development proposes 

the installation of a private sewage treatment system (STCP), but the proposed discharge method 

is currently unclear. It is also noted that a spring is noted on one of the submitted plans. The 

drainage field should not be located in close proximity to this feature, and confirmation of 

appropriate separation distances is required. Should a discharge to watercourse be justified, the 

exact discharge location will be required and clearly indicated on a map. In addition, as the 

receiving watercourse is classified as minor/unknown, further information would be needed to 

demonstrate that it has sufficient capacity to accommodate a discharge of this nature and volume, 

should the scheme propose discharging to the watercourse. In addition, there is no information 

demonstrating how/where waste from the touring caravans is disposed of. Private sewage 

treatment stations (STCP) are not suitable to deal with chemical waste from caravans. A 

Chemical Disposal Unit (CDU) must drain into a sealed tank or cesspit, as the toxic nature of the 

effluent means that this cannot be discharged to ground or a watercourse. 

5.15  This information was not requested because of the objection to the principle of the development, 

and therefore, because of these concerns, NRW objects to the request as submitted because of 

insufficient information provided to support the proposal.  

5.16  This lack of information here means that the proposal cannot be fully assessed as to its impact on 

the Special Area of Conservation which is itself a reason for refusing such a proposal. The 

implications, whether significant or not, are matters that cannot be fully considered as it stands and 

because of that, it fails to meet the fundamental requirements of policies PS 19 and AMG 5. 
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5.17   In accordance with recent legislative changes to Planning Policy Wales (PPW) and the need to 

introduce a Green Infrastructure Statement, a statement has been submitted and for the purpose of 

satisfying PPW in terms of this particular aspect, it is believed that this has been done in this case. 

Linguistic matters 

5.18  It is noted that there are some specific types of developments where it will be required for the 

proposal to submit a Welsh Language Statement or a Welsh Language Impact Assessment. The 

thresholds in terms of when it will be expected to submit a Statement/Report have been highlighted 

in Policy PS1 of the Joint LDP, along with Diagram 5 of the SPG: Maintaining and Creating 

Distinctive and Sustainable Communities (SPG). The development in question does not meet any 

of the thresholds in Policy PS 1 of the LDP.   

5.19  Excluding the developments that meet the thresholds for submitting a Welsh Language Impact 

Statement / Assessment noted in Policy PS1, guidance is provided in terms of the type of relevant 

applications where it is required to give consideration to the Welsh language in Appendix 5 (The 

Screening Procedure) of the SPG (sections Ch to Dd). ⁠The guidance included within Appendix 5 

notes that every retail, commercial or industrial development where there is no need to submit a 

Welsh Language Impact Statement/Assessment should demonstrate how consideration has been 

given to the language.  The applicant notes that the development would be a way of ensuring that 

the farm and the caravan site remain economically viable and sustainable to ensure that the business 

remains in the hands of first language Welsh speakers who have been here for generations. 

Although no formal linguistic statement was submitted, when considering the small nature of the 

development, it is agreed that it is unlikely that this development would lead to an additional 

significant impact on the community's linguistic character. 

 

Drainage and Flooding Matters 

 

5.20  In accordance with the requirements of paragraph 7.6 of Technical Advice Note 15: Development, 

Flooding and Coastal Erosion, a Drainage Strategy must be submitted as part of an application to 

outline the drainage scheme for surface water from the site, unless a separate application has been 

made to the approval body, namely Cyngor Gwynedd's Land Drainage Unit. A drainage statement 

has not been submitted as part of the application, and the Land Drainage Unit has confirmed that 

they are opposing the application due to a lack of information. This information was not requested 

because of the objection to the principle of the development. Insufficient information has been 

submitted as part of the application to ensure that the proposal complies with the requirements of 

part 7 of TAN 15: Development, flooding and coastal erosion and therefore, it is considered to be 

contrary to this policy. 

5.21 The site of the proposed development is partly located within Flood Zone 2/3 (Surface Water and 

Small Watercourses) as shown in the Flood Map for Planning. The Land Drainage Unit has 

confirmed, in accordance with the advice given within Section 6.1 of Technical Advice Note 15, 

that a Flood Risk Assessment is required to demonstrate that the proposed development is not at 

unacceptable risk of surface water flooding and that suitable measures have been included to 

increase the resilience of the development to flooding. In addition, the Land Drainage Unit's 

comments suggest that the applicant should consider the removal of the lowest two plots so that 

they are beyond the boundary of this flood zone. 

5.22  No Flood Consequence Assessment was requested because of the objection to the principle of the 

development; however, it cannot be certain that the proposal would not be at an unacceptable risk 

of surface water flooding and therefore the application as submitted is contrary to the requirements 

of Section 6.1 of Technical Advice Note 15: Development, flooding and coastal erosion. 
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5.23 In addition, paragraph 10.19 of TAN 15 confirms the following in relation to planning applications 

within Zone 2: 

 

“Applications for highly vulnerable development on greenfield land will only be appropriate where 

the site has been allocated in adopted Development Plans. Proposals for the redevelopment of 

previously developed (brownfield) land at any vulnerability classification will need to support the 

Development Plan strategy to regenerate an existing settlement or deliver key economic or 

environmental objectives, and be consistent with that strategy. Where redevelopment proposals 

include residential uses, local authorities should ensure that such uses do not occur at ground floor 

level.” 

 

Furthermore, paragraph 10.20 confirms the following in relation to planning applications within 

Zone 3: 

 

“In Zone 3, sites should not be allocated for new highly vulnerable development because the flood 

risk and consequences of flooding are not considered acceptable for these types of development.” 

 

The proposal constitutes new highly vulnerable development and is therefore contrary to the 

requirements of Policy TWR 5 of the LDP. In addition, the proposal includes residential 

accommodation at ground floor level and is consequently contrary to the requirements of both of 

the above provisions of TAN 15. 

 

             Other matters 
 

5.24     It can be seen from the response of the Licensing Officer that no provision for disabled people is 

proposed within the new toilet/shower block, and that disabled provision must be shown in the 

proposed plan. The information submitted as part of the application recognises this and it is alleged 

that this is an attempt to keep the size and volume of the proposed building smaller while an 

accessible toilet is provided in the main toilet block of the site which already provides for disabled 

visitors to the site. In response to this, although recognising an attempt to reduce the size of the 

proposed building and its resulting visible impact, it is not believed that the proposal would be 

acceptable or practical for disabled users of the proposed site by asking them to use facilities which 

are a considerable distance away without a clear and accessible right of way to reach them. 

Although a separate matter to the Planning system, it must be considered that without such 

resources, it is likely that obtaining a new licence would be problematic and that a further planning 

application would need to be submitted to amend the buildings and/or site.        

 

6. Conclusions: 

6.1 Policy TWR 5 of the LDP requires that any touring caravan development should be readily 

assimilated into the landscape in a way which does not significantly harm the visual quality of the 

landscape.  This development would be unavoidably harmful to this landscape within the AONB. 

Therefore, it is considered that the proposal is contrary to criterion 1 of Policy TWR 5 of the LDP.   

6.2  In acknowledging the points made by the applicant in the additional information, including the 

landscape evaluation submitted, those do not change the fact that the site is visible in the landscape 

and that the extension in question would be in an entirely separate location to the existing touring 

caravan site near the farm.  It is not believed that the extension to the site would be completely 

screened by the existing features of the landscape and it is not considered that the proposal would 

integrate well with its surroundings. As a result, it is not considered that the proposal would do 

anything to maintain, enhance or restore the recognised character of the AONB and therefore the 

proposal is contrary to the requirements of Policies TWR 5, PCYFF 4 and AMG 1 of the LDP. 
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6.3  Concerns have been raised in relation to the main entrance to the proposed site. In particular, it is 

considered that there is potential for mud and loose material to be spilled onto the public highway, 

along with the possibility of damage to the roadsides as a result of the increase in traffic using the 

entrance. In order to mitigate these impacts and in the interests of highway safety, the comments of 

the Highways Unit require the applicant to upgrade the entrance to an appropriate and satisfactory 

standard and provide details of the proposed works, as well as restricting the second entrance to the 

use of pedestrians and emergency services vehicles only. This would help manage traffic 

movements in and out of the site, ensuring that all normal traffic uses the upgraded main entrance 

to an acceptable standard. Therefore, it is considered that the proposal is unacceptable and contrary 

to the requirements of policy TRA 4 of the LDP which confirms that proposals that would cause 

unacceptable harm to the safe and efficient operation of the highway will be rejected. 

6.4  No drainage statement has been submitted as part of the application, and therefore insufficient 

information has been submitted to be able to confirm that the proposal complies with the 

requirements of part 7 of TAN 15: Development, flooding and coastal erosion (2025) in terms of 

providing a sustainable drainage system. 

6.5 The site of the proposed development is partly located within Flood Zone 2/3 (Surface Water and 

Small Watercourses) as shown in the Flood Map for Planning. No Flood Consequence Assessment 

has been submitted as part of the application and, therefore, it cannot be certain that the proposal 

would not be at an unacceptable risk of surface water flooding and therefore the application as 

submitted is contrary to the requirements of Section 6.1 of Technical Advice Note 15: 

Development, flooding and coastal erosion. 

6.6  The economic situation in the countryside and associated with agriculture is very much known in 

terms of the seriousness of securing economic viability. ⁠The principle of a new development that 

would contribute towards improving the local economy is therefore fully supported. However, 

this does not mean that any proposal submitted can be permitted and proposals must fully comply 

with the relevant requirements of policies that protect a highly sensitive area such as this one from 

unacceptable new developments. 

 

7. Recommendation: 

7.1  To delegate powers to the Senior Planning Manager to refuse – reasons:  

1. This development would not be located in an unobtrusive location that would be completely 

screened by existing landscape features and landscaping proposals, it would be harmful to the 

quality of the landscape and it would not integrate appropriately to its location in open countryside. 

In addition, the proposal would not contribute to the maintenance, enhancement or restoration of 

the recognised character of the Llŷn Area of Outstanding Natural Beauty. Therefore, it is 

considered that the proposal is contrary to the requirements of Policies TWR 5, PCYFF 4 and AMG 

1 of the Anglesey and Gwynedd Joint Local Development Plan. 

 

2. Insufficient information has been submitted as part of the planning application to enable the Local 

Planning Authority as the competent authority under the Conservation of Habitats and Species 

Regulations 2017 (as amended), to make an appropriate assessment on the implications of the 

project on the Pen Llŷn and Sarnau Special Conservation Area. The proposal therefore does not 

show that the proposal would protect or improve the natural environment and therefore the 

application is contrary to the requirements of Policies PS 19 and AMG 5 of the Anglesey and 

Gwynedd Joint Local Development Plan 2011-2026.  
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3.  Insufficient evidence has been submitted as part of the planning application to demonstrate that 

full consideration has been given to the loss of the best and most versatile agricultural land. The 

proposal therefore is considered to be contrary to the requirements of criteria 6 of Policy PS 6 of 

the Anglesey and Gwynedd Joint Local Development Plan 2011-2026 and advice provided in 

paragraphs 3.58 and 3.59 of Planning Policy Wales.  

4.  The proposal as submitted entails the use of a sub-standard entrance and the use of a second 

entrance without restriction. It is considered that the proposal is unacceptable and contrary to the 

requirements of policy TRA 4 of the Anglesey and Gwynedd Joint Local Development Plan 

which confirms that proposals that would cause unacceptable harm to the safe and efficient 

operation of the highway will be rejected. 

5. No drainage statement has been submitted as part of the application, and therefore insufficient 

information has been submitted to be able to confirm that the proposal complies with the 

requirements of part 7 of TAN 15: Development, flooding and coastal erosion (2025) in terms of 

providing a sustainable drainage system. Development, flooding and coastal erosion (2025) in 

terms of providing a sustainable drainage system. 

6.  The site is located partly within Flood Zone 2 and Flood Zone 3 for surface water and small 

watercourses, as identified on the Flood Map for Planning. No Flood Consequence Assessment 

has been submitted in support of the application, and the proposal involves the provision of new 

highly vulnerable development at ground floor level. Consequently, the proposal does not comply 

with the requirements of paragraphs 6.1, 10.19 and 10.20 of Technical Advice Note 15: 

Development, Flooding and Coastal Erosion (2025), which seek to ensure that highly vulnerable 

development is not located within flood zones where it would pose an unacceptable risk to life. 
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  Number: 3⁠ 

 

Application 

Number:  

C25/0273/04/LL 

Date Registered: 07/05/2026 

Application 

Type: 

Full 

Community: Llandderfel 

Ward: Llandderfel 

 

Proposal: Erection of eight shepherds’ huts, installation of foul water 

container and water soakaway and infrastructure to serve 

the shepherds’ huts. 

  

Location: Palé Hall Hotel, Llandderfel, Bala, Gwynedd, LL23 7PS 

 

Summary of the 

Recommendation:  

TO REFUSE 
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1. Description: 

1.1 This is an application to erect eight shepherds’ huts, installation of foul water container and soak-

away to serve the huts and to support the existing hotel business.  The proposed siting would in-

clude locating 3 shepherds huts in the north of the site (Site A), which is located nearest to the 

hotel and another 5 shepherds’ huts situated to the south-west (Site B) around an existing small 

lake.   The original proposal consisted of 10 shepherds’ huts, but the application and the descrip-

tion were subsequently amended, and the number of shepherds’ huts were reduced from 10 to 8 

units.    

 

1.2 The application site is located south-west of the main Palé Hall Hotel building within the gardens 

and is surrounded on each side by mature trees.  Palé Hall Hotel is a substantial Grade II* Victo-

rian country house, together with the associated outbuildings within its curtilage, and is located 

prominently on the main lawn, the Hotel looks out over the garden, which is mainly a traditional 

design with extensive lawns, mature trees and paths. The garden contributes substantially to the 

property's character. 

 

1.3 The site is in Dyffryn Dyfrdwy near the Eryri National Park, about 1km south of Llandderfel and 

5.5km east of Bala, outside any development boundaries and therefore it is in open countryside as 

shown in the Anglesey and Gwynedd Joint Local Development Plan (LDP) Inset Maps. 

 

1.4 The application site is located within the Dyffryn Dyfrdwy Historic Landscape as well as the Bala 

Countryside Special Landscape Area. 

 

1.5 The site is located within the Afon Dyfrdwy and Llyn Tegid Phosphorus Special Area of Conser-

vation (SAC).  Afon Dyfrdwy is approximately 220m west of the site and is designated as a Site 

of Special Scientific Interest (SSSI).   

 

1.6 The site is partially located within a C2 and C3 Flood Zone for surface water and small water-

courses, as noted by the 'Flood Map for Planning'. 

 

1.7 The entire site is within a Tree Preservation Order - Palé Parkland, Llandderfel partially located 

within the Wern Dywyll Wildlife Site.⁠ The site is served by the B4402 class II road, approximately 

80m to the east. ⁠ 
 

1.8 The application is submitted to the Committee as the site is larger in size than what can be deter-

mined under the delegated procedure. 

 

1.9 The following documents were submitted to support the application: 

 

• Application Form  

• Planning Statement, including a Visual Assessment and Design and Access Statement 

• Proposed Location Plan of the Site   

• Proposed Siting Plan of the Site  

• Proposed Elevations  

• Topographic Survey  

• Preliminary Ecological Evaluation, May 2025 

• Sheltered Habitats Regulations Assessment, dated February 2026  

• Arboriculture Assessment, dated 1 April 2025  

• Appendix to Forestry Assessment, 29 May 2025  

• Green Infrastructure Statement - March 2025 

• Foul Sewage Assessment  
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• Landscape and Visual Appraisal  

• Heritage Impact Assessment  

• Supporting Economic Report 

• Statement of Profit and Loss for the last 12 months ending in March 2025 (CONFIDEN-

TIAL) 

• Response to observations from Consultees 

• Response to CADW observations 

 

1.10  Additional information was received in the form of dated e-mail 20/07/26 which corrects an error 

in the Supplementary Planning Statement regarding the size of the shepherds’ huts; their proposed 

size is 7m long, 2.75m wide and 4m high and the Elevation Plans of the shepherds’ huts reflect 

these measurements.  

 

2.  Relevant Policies: ⁠ 

 

2.1  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 considerations indicate otherwise. Planning considerations include National 

Planning Policy and the Local Development Plan. 

 

2.2  The Well-being of Future Generations (Wales) Act 2015 places a duty on the Council to take 

reasonable steps in exercising its functions to meet the 7 well-being goals within the Act. This 

report has been prepared in consideration of the Council’s duty and the 'sustainable development 

principle', as set out in the 2015 Act. In reaching the recommendation, the Council has sought to 

ensure that the needs of the present are met without compromising the ability of future generations 

to meet their own needs. 

 

2.3 Anglesey and Gwynedd Joint Local Development Plan 2011-26, adopted 31 July 2017 

 

PS 1: The Welsh Language and Culture ⁠   

PS 2: Infrastructure and Developer Contributions ⁠   

TRA 4: Managing transport impacts ⁠   

PS 5: Sustainable development ⁠   

PS 6: Alleviating and adapting to the effects of climate change ⁠   

PCYFF 2: Development Criteria ⁠   

PCYFF 3: Design and Place Shaping ⁠   

PCYFF 4: Design and Landscaping ⁠   

PS 14: The Visitor Economy ⁠   

TWR 3: Static Caravan and Chalet Sites and Permanent Alternative Holiday Accommodation ⁠   

PS 19: Conserve and where appropriate enhance the natural environment ⁠   

AMG 2: Special Landscape Areas ⁠  

AMG 3:Protecting and improving features and qualities that are unique to the character of the local 

landscape ⁠  

AMG 5: Local biodiversity conservation ⁠   

AMG 6: Protection sites of local or regional significance ⁠ 

AT 1: Conservation Areas, World Heritage Sites and Registered Historic Landscapes, Parks and Gardens ⁠  

PS20: Preserving and where appropriate enhancing heritage assets ⁠  

Supplementary Planning Guidance: 'Tourist Facilities and Accommodation' ⁠   
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National Policies:  

Future Wales: The National Plan 2040 ⁠⁠  

Planning Policy Wales (Edition 11 - February 2021)   

Technical Advice Note (TAN) 13: Tourism ⁠  

Technical Advice Note (TAN) 18: Transportation ⁠ 

Technical Advice Note 24: The Historic Environment ⁠ 

 

3.  Relevant Planning History: 

 

3.1  Planning Applications 

 

C05M/0151/04/LL – Remove condition 2 on planning permission ref:  5/19/47 Dated 22 May 1980 which 

noted that no part of the building could be used as a casino, music hall or dance hall - Granted with 

conditions - 14/11/2005  

 

C06M/0107/04/LL – Remove condition 2 on planning permission ref:  C05M/0151/04/LL which states that 

only entrance 'B' should be used (Nearest to Bryntirion Inn) to exit, and access 'A' for access only - Granted 

with conditions - 28/07/2006. 

 

C10M/0074/04/LL - Conversion of outbuildings into a living unit as accommodation for manager and staff 

(2 habitable units) and three holiday units and erection of garage/storeroom.  - Granted with conditions - 

Granted with conditions - 24/02/2011.  

 

C10M/0075/04/CR - Conversion of outbuildings into a living unit as accommodation for manager and staff 

(2 habitable units) and three holiday units and erection of garage/storeroom.  - Granted with conditions - 

24/02/2011.  

 

C13/0361/04/LL – Erection of wooden cabin for staff accommodation - Refused - 31/10/2013. 

 

C15/1232/04/CR - Revised application for permission for C10M/0075/04/CR to convert and extend 

outbuilding A as a unit for managers’ accommodation - Granted with conditions - 14/04/2016 

 

C15/1298/04/LL - Revised application to permission C10M/0075/04/CR to convert and extend outbuilding 

A as a unit for managers’ accommodation - Granted with conditions - 22/04/2016.  

 

C16/0061/04/CR – Internal adaptations to 3 bedrooms - Granted with conditions - 14/04/2016. 

 

C19/0876/04/CR - Conversion of outbuilding into 2 servicing units as part of the hotel - Granted with 

conditions - 21/11/2019. 

 

C19/0874/04/LL - Conversion of outbuilding into 2 servicing units as part of the hotel - Granted with 

conditions - 04/12/2019 

 

C25/0068/04/CR – Erection of a single-storey extension at the back of the building - Granted with 

conditions - 21/07/2026.  

 

C25/0069/04/LL - Erect a new single-storey extension at the back of the building and landscaping work - 

Not determined.  
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4.          Consultations: 

 

Llandderfel Community 

Council 

The following planning application was discussed at our meeting 

this evening and it was agreed to object it.  Like the previously 

submitted application, councillors were of the view that the plan 

was an over-development of the site, particularly as it is close to a 

unique listed building.  

 

Transportation Unit:  

I refer to the application above and confirm that the transport unit has 

no objection.  

 

Welsh Water: We refer to your planning consultation relating to the above site, and 

we can provide the following comments in respect to the proposed 

development. Since the proposal intends utilising an alternative to 

mains drainage we would advise that the applicant seek advice from 

Natural Resources Wales and or the Local Authority Building Control 

Department / Approved Building Inspector as both are responsible to 

regulate alternative methods of drainage. However, should 

circumstances change and a connection to the public sewerage 

system/public sewerage treatment works is preferred we must be re-

consulted on this application. We would request that if you are 

minded to grant Planning Consent for the above development that the 

Advisory Notes provided below are included within the consent to 

ensure no detriment to existing residents or the environment and to 

Dŵr Cymru Welsh Water's assets.  

 

Advisory Notes  

 

The planning permission hereby granted does not extend any rights 

to carry out any works to the public water supply system without first 

having obtained the necessary permissions required by the Water 

industries Act 1991. Any alterations to existing premises resulting in 

the creation of additional premises or merging of existing premises 

must also be constructed so that each is separately connected to the 

Company’s water main and can be separately metered. Please contact 

our new connections team on 0800 917 2652 for further information 

on water connections. As of 7th January 2019, this proposed 

development may be subject to Schedule 3 of the Flood and Water 

Management Act 2010. The development may therefore require 

approval of Sustainable Drainage Welsh Water is owned by Glas 

Cymru – a ‘not-for-profit’ company.  

 

Dŵr Cymru/Welsh Water is owned by Glas Cymru – a not-for-profit 

company.  We welcome correspondence in Welsh and English Dŵr 

Cymru Cyf, a limited company registered in Wales no 2366777. 

Registered office: Pentwyn Road, Nelson, Treharris, Mid Glamorgan 
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CF46 6LY.  Systems (SuDS) features, from the determining SuDS 

Approval Body (SAB), in accordance with the 'Statutory standards 

for sustainable drainage systems – designing, constructing, operating 

and maintaining surface water drainage systems'. In accordance with 

Planning Policy Wales (Edition 12) and Technical Advice Note 12 

(Design), the applicant is advised to take a sustainable approach in 

considering water supply in new development proposals, including 

utilising approaches that improve water efficiency and reduce water 

consumption. We would recommend that the applicant liaises with 

the relevant Local Authority Building Control department to discuss 

their water efficiency requirements. Dŵr Cymru Welsh Water is not 

responsible for fire protection or for providing suitable fire flows. 

Providing fire flows and fire protection are the responsibility of the 

appropriate regional Fire Services. We refer you to the 3rd Edition of 

the National Guidance Document on the Provision of Water for Fire 

Fighting published by the Local Government Association and Water 

UK. Our response is based on the information provided by your 

application. Should the proposal alter during the course of the 

application process we kindly request that we are re-consulted and 

reserve the right to make new representation. 

 

Natural Resources Wales Thank you for consulting Cyfoeth Naturiol Cymru/Natural Resources 

Wales (NRW) about the additional information regarding the above, 

which we received on 05 June 2026.  

 

We continue to have concerns with the application as submitted 

because inadequate information has been provided in support of the 

proposal. To overcome these concerns, you should seek further 

information from the applicant regarding protected sites and protected 

species. If this information is not provided, we would object to this 

planning application. Further details are provided below.  

 

Protected Sites  

 

Foul Drainage  

We provide our advice below to your Authority with respect to the 

proposed planning application. As you will be aware, the foul 

drainage discharge may need a variation to the Environmental Permit 

from NRW. We strongly advise the applicant to contact NRW’s 

Permitting Service for further advice in this regard, to try to ensure 

that there is no conflict between any planning permission granted and 

the permit requirements.  

 

We note the application site is within the catchment of the River Dee 

and Bala Lake Special Area of Conservation (SAC).  In line with our 

Advice to Planning Authorities for Planning Applications Affecting 

Nutrient Sensitive River Special Areas of Conservation (28 June 

2024), under the Habitats Regulations, Planning Authorities must 

consider the impact of proposed developments on water quality 
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within SAC river catchments.  We therefore advise you to consider 

whether the proposals, as submitted, would increase the volume of 

foul discharge from the site in planning terms.    

 

We note that the revised proposal seeks to replace the existing septic 

tank with a package treatment plant (PTP) serving both the hotel and 

proposed huts, with treated effluent discharged to ground via an 

extended drainage field. The applicant identifies a reduction in 

phosphate loading (from approximately 67.37kg TP/year to 36.98kg 

TP/year) and relies on infiltration to ground to conclude that there will 

be no pathway to the River Dee and Bala Lake SAC. However, the 

submitted information does not provide sufficient hydrogeological or 

pathway analysis to substantiate this assumption.   

 

Given the site’s proximity to sensitive receptors, including the River 

Dee and Bala Lake SAC and nearby surface water features, and the 

acknowledged ecological connectivity identified within the Shadow 

HRA (SHRA) (Turnstone Ecology, dated February 2026), a pathway 

to controlled waters cannot be ruled out based on the evidence 

provided. We therefore advise that a groundwater risk assessment is 

provided which considers site conditions (such as proximity to 

adjacent drainage fields, soil type, depth to groundwater, distance to 

surface water features and SAC boundary etc.) to determine with 

certainty that existing and proposed drainage fields will operate 

effectively in the future and prevent nutrients from entering the river. 

The applicant may wish to refer to advice on groundwater risk 

assessments to inform any technical assessments (Groundwater risk 

assessment for environmental permits). We also advise that the 

extension to the drainage field, as explained in the Foul Drainage 

Assessment (Geosmart, 10/10/2025) should be clearly shown on the 

site layout and location plan submitted in support of the application.  

The SHRA identifies credible impact pathways, including water 

quality effects, but reaches a conclusion of ‘no likely’ significant 

effect by relying on mitigation measures and unsubstantiated 

assumptions regarding the absence of connectivity. In accordance 

with the Habitats Regulations, such mitigation cannot be relied upon 

at the screening stage.   

 

The proposal represents a material change to the existing drainage 

arrangements, including increased flows and a combined treatment 

system, and it is likely that the current Environmental permit will 

require variation.   

 

We refer you to our Planning Advice referenced above, particularly 

the section titled ’What does this mean for development proposals 

involving private sewage treatment systems’, and ‘Can phosphorus 

reduction technology be used in private sewage treatment systems?’ 

Ultimately, the suitability of foul drainage arrangements for the 

proposed development is a matter for your Authority to determine. 
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We therefore advise you to take the above into account in your 

determination of whether the development is likely to have a 

significant effect on the SAC. Should you determine that an 

Appropriate Assessment is required, the Applicant will then need to 

submit whatever evidence they deem appropriate (seeking advice 

from consultants as may be necessary) to demonstrate no adverse 

effect on site integrity.   

 

We strongly advise the applicant make use of our pre-application 

advice service prior to applying for an Environmental Permit, to try 

to ensure that there is no conflict between any planning permission 

granted and the permit requirements. It is important to note that a 

grant of planning permission does not guarantee that a permit will be 

granted, should a proposal be deemed to be unacceptable (either 

because of environmental risk or because upon further investigation, 

a connection to mains sewer was feasible). The applicant should 

ensure that they have all the required permissions, consents, permits 

and any other approvals in place prior to commencement of works on 

the site.   

 

More information, including a step-by-step guide to registering and 

the relevant application forms are available on our website. Where 

private sewage treatment/disposal facilities are utilised, they must be 

installed and maintained in accordance with British Standard 6297 

and Approved Document H of the Building Regulations. We also 

refer the Applicant to Guidance for Pollution Prevention 4 on the 

NetRegs website, which provides further information.  

 

Otter  

Otter (Lutra lutra) is a qualifying feature of the River Dee and Bala 

Lake SAC. The submitted Preliminary Ecological Appraisal (PEA) 

records evidence of otter activity, with spraint identified on stones 

around the on-site pond during a 2025 survey. This confirms use of 

the site by otter.   

 

The PEA notes that the pond provides foraging habitat and that this 

use is likely associated with the River Dee population, located 

approximately 200–250m from the site. This indicates a functional 

connection between the development site and the SAC.  The Shadow 

HRA identifies potential impact pathways including disturbance 

(lighting, noise and increased human activity), as well as risks to 

supporting habitat through pollution and changes in site use. Despite 

this, it concludes that no likely significant effect would arise, relying 

on the implementation of mitigation measures.  

 

In accordance with the Habitats Regulations, mitigation measures 

cannot be relied upon at the screening stage to exclude likely 

significant effects. Accordingly, an Appropriate Assessment must be 

undertaken.  
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Given:  

• the confirmed presence of otter on site;  

• the functional connectivity between the site and the River Dee and 

Bala Lake SAC; and  

• the identified pathways for disturbance and degradation of 

supporting habitat (e.g. through pollution);  

 

it is not possible to exclude likely significant effects on this qualifying 

feature on the basis of the information provided.  

 

To secure appropriate mitigation measures to ensure that otters are 

not disturbed during construction, we therefore advise the following 

condition is included in any permission.   

 

Condition:   

No development or phase of development shall commence until a 

Construction Environmental Management Plan (CEMP) has been 

submitted to and approved in writing by the Local Planning 

Authority.  The CEMP should include:    

 

• General Site Management: details of the construction programme 

including timetable, details of site clearance; details of site 

construction drainage, containments areas,  

appropriately sized buffer zones between storage areas (of spoil, oils, 

fuels,  

concrete mixing and washing areas) and any watercourse or surface 

drain.   

• Biodiversity Management: details of tree and hedgerow protection; 

invasive species management; species and habitats protection, 

avoidance and mitigation measures.   

• Resource Management: details of fuel and chemical storage and 

containment; details of waste generation and its management; details 

of water consumption, wastewater and energy use.   

• Traffic Management: details of site deliveries, plant on site, wheel 

wash facilities.   

• Pollution Prevention: demonstrate how relevant Guidelines for 

Pollution Prevention and best practice will be implemented, including 

details of emergency spill    

procedures and incident response plan.   

• Details of the persons and bodies responsible for activities 

associated with the CEMP and emergency contact details.   

• Ecological clerk of works to ensure construction compliance with 

approved plans and environmental regulations.   

 

The CEMP shall be implemented as approved during the site 

preparation and construction phases of the development.   

 

Justification:   
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A CEMP should be submitted to ensure necessary management 

measures are agreed prior to commencement of development and 

implemented for the protection of the environment during 

construction.   

 

As the competent authority under the Conservation of Habitats and 

Species Regulations 2017 (as amended), your authority must, before 

deciding to give consent for a project which is likely to have a 

significant effect on a SAC site, either alone or in combination with 

other plans or projects, make an appropriate assessment of the 

implications of the project for that site in view of its conservation 

objectives.  You must for the purposes of the assessment consult 

NRW and have regard to any representations we make within such 

reasonable time as you specify. In the absence of that assessment, 

NRW cannot advise that the proposals would not result in an adverse 

effect upon the SAC/SPA/Ramsar site.   

 

Site of Special Scientific Interest   

 

NRW consider the proposals have the potential to impact upon the 

River Dee SSSI. Providing the impact pathways referenced above for 

the SAC are adequately addressed, NRW consider the features of the 

SSSI will also be adequately safeguarded    

 

Protected Species  

 

Otter  

 

Please see our comments above in Protected Sites section.  

 

Bats  

 

The submitted PEA has identified that the site and surrounding 

habitats provide suitable foraging and commuting habitat for bats, 

including woodland, grassland and the on-site pond, and bats are 

likely to use these areas regularly for these purposes.   

 

Known bat roosts are present within nearby buildings at Pale Hall, 

although no roosting features within the development site are 

proposed to be affected.  

 

Bats and their breeding sites and resting places are protected under 

the Conservation of Habitats and Species Regulations 2017 (as 

amended).   

 

We consider that the submitted information provides an adequate 

basis upon which to assess the potential impacts of the scheme on this 

species and inform the decision making process. We recommend that 

you discuss the need to secure further avoidance measures with your 
Page 108



PLANNING COMMITTEE DATE: 07/09/2026 

REPORT OF THE ASSISTANT HEAD OF DEPARTMENT   

 

internal ecological advisor. 

 

Other matters  

 

The advice in this letter relates to matters which are included on our 

consultation topics list. We do not rule out the potential for the 

proposed development to affect other environmental interests that are 

not included on this list.  

 

We advise the applicant that, in addition to planning permission, it is 

their responsibility to ensure they secure all other 

permits/consents/licences relevant to their development. Please refer 

to our website for further details.  

 

If you have any queries about the above, please do not hesitate to 

contact us. 

 

Response following the second consultation:  

 

Thank you for the further correspondence regarding this application 

that we received on 14 July 2026. We have reviewed the response 

from the applicant. However, no additional information has been 

provided. The applicant has not provided the groundwater risk 

assessment or equivalent hydrogeological evidence advised in our 

consultation response dated 2 July 2026. Whilst the submission states 

that a reduction in phosphate loading may arise through the 

installation of a package treatment plant, the information provided to 

date does not demonstrate that there is no pathway for nutrients to 

reach the River Dee and Bala Lake SAC. 

 

We note the reference to a NRW response for a related scheme 

(planning reference not provided) where NRW stated “With regard to 

Phosphorus loading we advise that where a drainage field can work 

effectively for small discharges to ground (meeting our screening 

criteria) the phosphorus is retained within the drainage field 

plume…”. However, given the volumes as part of this planning 

application, we do not consider that the scheme meets our screening 

criteria (see the section titled “What development proposals are 

unlikely to increase nutrient levels within a river SAC” of our 

Advice.) and therefore we have advised the submission of the 

information identified in our response. We note that the Shadow HRA 

identifies impact pathways and relies upon mitigation measures, 

including drainage controls, lighting controls, buffer zones and 

pollution prevention measures, in reaching its conclusions. However, 

in line with the ‘People Over Wind’ ruling, mitigation measures 

should not be taken into account at the screening stage and would 

instead need to be considered at the Appropriate Assessment stage. 

We therefore maintain our advice that likely significant effects on the 

SAC cannot currently be ruled out and that an Appropriate 
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Assessment is required. To conclude, we continue to advise that the 

information advised in our response dated 2 July 2026 be submitted 

to your Authority. We also recommend that the applicant contacts our 

Permitting Services for further advice on the Permit variation that 

may be needed. 

 

Conservation Officer: Not received. 

  

 

Licensing Officer: Response following re-consultation 

Following the additional information, the Licensing Department has 

no further observations apart from the following. 

This development will be subject to the Legislation stated below 

relating to Health and Safety, Fire Safety and Public Health provisions 

as follows: 1. 2. 3. Health and Safety at Work, etc Act 1974 The 

Caravan Sites and Control of Development Act 1960 Model 

Standards 1989 - Static Caravans The development must comply fully 

with licence conditions www.gwynedd.llyw.cymru/caravanlicence 

Following the additional information received, the Licensing Service 

has no further observations other than these below. 

Application for a site Licence following planning approval. Following 

any planning application that is granted in relation to a caravan or tent 

site under the 1960 & 1936 Acts, it will be necessary for the applicant 

to apply for a site licence and submit a detailed 1:500 scale plan of the 

site to The Licensing Service. To discuss further, contact the 

Licensing Enforcement Officer, Pollution Control and Licensing 

Service, Cyngor Gwynedd on 01766 771000 or 

licensing@gwynedd.llyw.cymru 

 

Fire Service: With reference to your consultation dated 05/06/2026, received on 

08/06/2026. Attached is our inspection report in respect of application 

C25/0273/04/LL. The Fire Authority does not have any observations 

in regard to access for appliances and water supplies. If you should 

require any further information, please do not hesitate to contact the 

Compliance Officer. 

 

Biodiversity Unit:  I visited the site in April with the applicant’s ecologists and 

discussed the proposal with the applicant. 

The applicant has provided an ecological report: 

 

Palé Hall, Bala Preliminary Ecological Appraisal produced by 

Turnstone Ecology dated May 2025 

 

This report has been produced to a good standard. 

 

Trees & TPO 

The whole woodland and trees are covered by a Tree Preservation 

Order. It is likely that the trees within the TPO will be impacted, the 

Tree Officer must be consulted. 
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Woodland Habitat 

The woodland has many planted and ornamental trees, during my 

site visit it has several ancient woodland indicators in the ground 

flora such as bluebell, wood anemone, violet, lesser celandine, and 

Luzula pilosa. Rhododendron and Laurel dominate the shrub layer, 

these plants are not native and considered invasive, I would 

recommend removal of these, however they do provide cover for 

flying bats and birds and reduce light spill. 

 

The installation of shepherds’ huts and the associated infrastructure 

(electric cabling, water pipes, sewage pipes and pathways) will have 

a small impact on the habitat and slightly fragment the habitat in the 

short term. Hard standings and pathways damage tree roots and 

mycorrhizal habitats and in the long-term trees with damaged roots 

are likely to be felled, especially for safety concerns and this would 

lead to further degradation of the woodland habitat. 

 

There will be a greater amount of human activity in the woodland 

especially at night and this will disturb species such as otter. 

 

Lighting & illumination 

Illumination within the woodland will impact species primarily bats 

but also otters, amphibians and invertebrates. Low level lighting and 

motion triggered lighting should only be used. 

 

Protected Species 

Otter spraint found on stone by ornamental pond. Otters are along 

the River Dee. 

 

Bats foraging and roosting in trees any trees to be felled would 

require bat surveys. Although the proposal states that no trees are 

planned to be removed, but once the huts are installed it is likely that 

there will be a need to remove trees. 

 

River Dee 

The River Dee and Bala Lake / Afon Dyfrdwy a Llyn Tegid (Wales) 

is located 270m to the west of Pale Hall and is a Site of Special 

Scientific Interest (SSSI) and Special Area of Conservation (SAC) 

which provides drinking water to a large proportion of North Wales. 

The River Dee is designated for its floating vegetation often 

dominated by Water Crowfoot (Ranunculion fluitantis and 

Callitricho Batrachion), fish species including Bullhead (Cottus 

gobio), River Lamprey (Lampetra fluviatilis), Brook Lamprey 

(Lampetra planeri), Sea Lamprey (Petromyzon marinus) and 

Atlantic Salmon (Salmo salar).  

The proposal is for the foul drainage to be discharged to two new 

package sewerage treatment plant. NRW guidance to planning 

authorities state that private sewage treatment systems discharging 
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domestic wastewater to ground which are located more than 50m 

from the SAC (any waterbody), and which have a daily discharge 

rate of less than 2 cubic metres (m³) can be screened out.  

 

However, whilst the proposed private sewage treatment system is 

located more than 50m from the SAC (any waterbody), across the 

site as a whole, the discharge will be greater than 2m³. 

 

The applicant has submitted a Foul Drainage Assessment produced 

by GeoSmart Information Ltd (26th Feb 2025). This document states: 

 

“ ⁠ By infiltrating foul water to ground there will be no pathway for 

nutrients to enter the River Dee (located c.150 m west) and the 

development will therefore have no adverse effect on the SAC. 

Percolation testing has been undertaken at the site and confirmed a  

percolation rate of 25 Vp.” 

 

The following is the calculations within the document:  

“• A Mobile home type caravans with full services = 150 litres per 

person per day.  

• Each unit is assumed to have an occupancy of two persons.  

• The existing site is undeveloped and therefore does not currently 

produce any  

wastewater.  

• Proposed development is for two sets of five caravans  

Existing  - • 0 m3 per day  

Proposed - • 150l x 2 persons per caravan x 5 = 1,500 l = 1.50 m3 

per day per each area of the Site for a total of 3.00 m3 across the 

Site” 

 

This document states that the sewage discharge from the proposal 

will be greater than 2m2 as indicated Foul Drainage Assessment 

(above), therefore it cannot be screened out as an impact on the 

SAC. 

 

The above calculations have omitted to include the running of the 

hotel and restaurant which must also be served by the same septic 

tank and soakaway, and the assessment is wrong when it states “the 

existing site … does not currently produce any waste water”⁠ There 

is currently an application to extend the restaurant.  

As this information does not allow us to ascertain whether this 

development will have an impact on the River Dee SAC it must be 

refused. 

 

Trees Unit: The tree report has been completed to a good standard and con-

firms, from an arboricultural perspective, the development will 

avoid most impacts to trees. There are some very valuable parkland 

trees here (protected by TPO) the tree report implies some speci-

men trees have recently been worked on. The landowner should be 
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aware of their duty to seek planning consent before undertaking 

tree work to protected trees (including clearance and/or safety 

work). Works subject to a planning exemption (dead, dying or im-

mediately and obviously dangerous) should first be checked with 

coed@gwynedd.llyw.cymru  

Response following re-consultation  

No objection to the addendum 

 

Land Drainage Unit: Flood Risk and Land Drainage  

⁠INFORMATIVE: The site generally lies within zone 1 (Develop-

ment advice maps accompanying TAN15: Development and Flood 

Risk) which is usually considered to be at little or no risk of flood-

ing. However, there is a section of Site B which lies within an area 

shown to be at risk from surface water and small watercourses.  

The developer should be aware of the risk of flooding and should 

take all necessary precautions to protect the development from im-

pacts of flooding in the future.  

 

 

Heneb: Thank you for consulting us on the below application. There appear 

to be no significant implications in relation to archaeology but, as 

you may be aware, the estate is currently under consideration to be 

added to the Register of Historic Parks and Gardens. This process 

will involve characterisation of the estate, a review of its history, 

and an understanding of the importance of its various elements, 

which is currently lacking. I am therefore copying in the relevant 

inspector at Cadw, who may wish to offer comment on the 

application and will be able to advise on the current status of the 

review and any implications for the present application. It is 

possible that we may also wish to provide comments on this aspect, 

should relevant information become available during the 

determination period. 

 

CADW: Thank you for your letter inviting our comments on the planning 

application consultation for the proposed development described 

above. This response is based on the advice provided by Cadw's 

Historic Environment Planning Officer.  

 

Advice  

We consider that the application is inadequately documented and we 

recommend that additional information is required to enable a 

balanced decision to be taken against Planning Policy Wales, 

Technical Advice Note 24 Historic Environment and associated 

guidance. Full details of the additional information that is required 

are explained in the below assessment. The national policy and 

Cadw’s role in the planning process is set out in Annex A.  
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Assessment  

Cadw are currently considering the park and garden at Pale Hall for 

addition to the Register of Historic Parks & Gardens in Wales. It is 

considered that the site meets the criteria for registration for its well-

preserved nineteenth-century landscape park, informal grounds with 

walks, woodland and lawns, and Victorian terraced gardens which 

provide the pleasant setting to Palé Hall. The estate is the seat of the 

Lloyds of Palé. It also has historical associations with the eminent 

railway engineer and Liberal MP Henry Robertson (1816-1888), and 

the Shrewsbury architect Samuel Poutney Smith (1812 1883). 

Queen Victoria stayed at Palé on a visit to north Wales in 1889. 

Cadw therefore consider the heritage significance of the grounds at 

Pale Hall to be of higher value than assessed in the supporting 

Heritage Impact Assessment by Hughes Architects. Pale was bought 

by Henry Robertson who had previously lived with his family at the 

nearby Crogen estate. The present house was designed by Samuel 

Poutney Smith and built in 1869-71 for Henry Robertson on the site 

of the earlier house. Henry Robertson also improved the grounds. 

He built the entrance lodge, also by Poutney Smith, and constructing 

a new winding drive through the park. The gardens were laid out by 

Robertson’s newly appointed head gardener Thomas Ruddy. The 

principal rooms of the new house to the west and south take full 

advantage of views from the house to the gardens. Thomas Ruddy’s 

diaries record his meeting with the Robertsons to discuss the 

gardens including making a flower garden, the terraces and the 

glasshouses.  

 

The proposal seeks to install eight shepherd’s huts within the 

grounds of Palé Hall to support the existing hotel business. The huts 

are described as being mounted on metal wheels, with metal sheet 

roofing, timber windows and timber cladding. The supporting 

Planning Statement (page 3) states that each hut measures 10m x 

10m with a height of 2m; clarification is requested as this appears 

inconsistent with the typical form and proportions of shepherd’s 

huts.  

 

No parking is proposed at the huts themselves with visitors using the 

hotel’s existing parking facilities; this approach is welcomed. 

Access to the huts will be via woodchip footpaths. The route from 

the garden terraces to the development area is currently a grass path, 

and it is desirable to retain this character by keeping as much of the 

route as possible as a grass path.  

 

The proposals include two package treatment plants, as shown in the 

Foul Drainage Assessment. The Heritage Impact Assessment 

provides limited information on the potential effects of the proposed 

foul drainage treatment infrastructure and drainage field on the 

historic garden, and further detail is required.  
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Supporting documentation states that emergency vehicle access 

would be via an existing entrance gate. Clarification is requested as 

to whether any works are proposed to alter the boundary wall or 

ground surface in this location to facilitate such access.  

 

The huts are proposed to be sited on concrete pad foundations. It is 

recommended that a more reversible solution be explored to 

minimise the impact on the historic garden. While shepherd’s huts 

are typically considered temporary structures, the inclusion of 

concrete bases and connection to a foul drainage system would 

reduce their reversibility and impart a more permanent character.  

 

The Planning Statement emphasises an intention to ‘touch the earth 

as lightly as possible’, accordingly, alternative foundation solutions 

should be considered.  

The supporting documentation states that the proposal will not affect 

existing trees, shrubs or root systems, which is welcomed. It also 

notes that the development will not be visible from the hall, with 

existing mature planting providing screening from the formal 

terraces, the hall, and the upper walk.  

 

The pond within the development area is not shown on historic 

mapping. However, a stream feeding into a pond on the opposite 

side of the lane at Wern Dywyll is depicted. It is therefore likely that 

the pond within the development area was created during the latter 

half of the twentieth century. 

 

Public Consultation A notice was posted on the site and nearby residents were notified. 

The advertisement period has expired, and the following observations 

were received:  

 

• Some months ago, a similar application was refused due to 

the listed building, i.e. Y Palau and as far as I can see, not 

much has changed.  The Community Council also objected 

the previous application. 

 

5.  Assessment of the material planning considerations: 

 

5.1  The application site is located in an area that is defined as open countryside and is within a 

Special Landscape Area in the LDP. Policy PCYFF1 of the LDP states that proposals located 

outside development boundaries will be refused unless they are in accordance with specific 

policies in the LDP or national planning policies or that the proposal demonstrates that its 

location in the countryside is essential. 

 

5.2  The proposed holiday units would be connected to a sewage treatment plant that serves the hotel 

and the proposed shepherds’ huts and would include a bathroom consisting of a shower, toilet and 

basin.  It is noted that paragraph 6.3.86 of policy TWR5 states: "Any proposals that include 
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structures with mains water and drainage will be dealt with under policy TWR3." 

 

 

5.3  In addition, it is noted that the units in question would sit on a concrete base approximately the 

same size as the hut 7m long x 2.75m wide and the units in question would be situated on the land 

throughout the year rather than ones that would be moved seasonally from the site. It is therefore 

considered that the proposal must be considered under Policy TWR 3 of the LDP and that in 

terms of planning policy that they are permanent.  

 

5.4  As already noted, the site lies within a Special Landscape Area. Criterion 1 of policy TWR 3 

notes: 

 

"Proposals for the development of new static caravan sites (i.e. single or twin caravan), holiday 

chalet sites or permanent alternative camping accommodation will be refused within the Anglesey 

Area of Outstanding Natural Beauty, Llŷn Area of Outstanding Natural Beauty and the Special 

Landscape Areas."  

 

Paragraph 6.3.69 of policy TWR 3 refers to the fact that a Landscape Capacity and Sensitivity 

Study was commissioned in Anglesey, Gwynedd and Eryri National Park to manage 

developments such as static caravan and chalet sites by identifying and protecting sensitive areas, 

and particularly from inappropriate developments. Paragraph 6.3.72 of the policy notes: 

 

"Special Landscape Areas are non-statutory local designations. Their aim is to ensure that the 

landscape is not damaged by inappropriate developments. The sensitivity and capacity study 

concluded that within the Area of Outstanding Natural Beauty and Special Landscape Areas (and 

all areas that contribute to their setting), it is considered that there is typically no capacity for 

further static caravan/chalet park developments or extensions." 

 

 Considering the above, it is clear that the proposal is fundamentally contrary to point 1 of policies 

TWR 3 and PCYFF 1 as it would establish a new permanent alternative camping accommodation 

site within a Special Landscape Area. 

 

Visual Amenities  

 

5.5  As has already been noted, the site is within a Special Landscape Area.  A Landscape and Visual 

Appraisal has been submitted as part of the application, which concludes that the 10 shepherds’ 

huts would have a very limited impact on visual amenities, with the impact mainly limited to the 

direct vicinities of the site within the grounds of Palé Hall.  The development is located within the 

existing woodland area and parkland, with mature trees and rhododendron bushes providing a 

substantial screen from outside views.    

 

5.6  Eight representative points of view were assessed as part of the visual assessment.  Of these, only 

those within the grounds of Palé Hall were noted as those that would experience a significant 

visual change.  Point of View 1 (Palé gardens and hotel rooms) as one that would experience the 

least visual impact, with only a limited or seasonal snapshot possible of the huts.  Point of View 2 

(the footpath between the woodland and Palé Hall) as one that would prove a minor visual impact 

due to introducing new elements to the views experienced by estate visitors.  Every other 

viewpoint has been assessed, including nearby dwellings, public rights of way, listed buildings 
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and adjacent roads, as those that would experience the least visual or negligible impacts as the 

development would not be visible from these locations.   

 

5.7  The Evaluation recommends several mitigation measures to further reduce the visual impacts. 

These include the relocation of two of the huts from the northern part of the site and provide 

additional planting of species that are characteristic of the lower layer of the woodland 

surrounding the accommodation units.    

 

5.8  Consequently, it is considered that the development is well integrated in its landscape context and 

it would not cause unacceptable harm to the wider area's visual amenities, it is therefore deemed 

that we are satisfying the requirements of policies PCYFF 3 and AMG 2 and the Joint LDP.  

 

General and residential amenities 

 

5.9  The site is within a countryside location in the gardens of Palé Hall Hotel. There is only one 

dwelling-house in the vicinity, namely Palé Sheiling to the south east of the site with the B4402 

county highway as well as existing mature high trees between the site and Palé Sheiling.  Due to 

the distance between the development, the public road and the high trees, the property would be 

unlikely to be significantly affected by the proposal.   It has to be borne in mind that this is the 

site of an existing substantial hotel, therefore, it is not considered that the 8 shepherds’ huts units 

would entail a significant change to this situation and what will be experienced in terms of 

activity and noise. The proposal, therefore, would not have a significant impact on nearby 

residents and it is considered acceptable based on the requirements of policy PCYFF 2 of the 

Joint LDP.  

 

Transport and access matters 

 

5.10  Policies TRA 2 and TRA 4 of the Joint LDP involve assessing proposals in terms of their impact 

on road safety. The site is served by a second-class county road, namely the B4402, and an 

existing rural track. The current hotel offers 22 rooms for visitors; it is considered that the 

addition of 8 shepherds’ huts would not intensify the traffic flow to the site and would not be 

significantly different to what is currently experienced.  No parking spaces are offered near the 

huts themselves, with visitors using the hotel's existing parking facilities. Access to the huts will 

be gained via the footpaths only.  Observations were received from the Transportation Unit to the 

consultation noting that the unit had no objection.  Considering the Hotel and the parking 

arrangements already on the site and since there is no intention to make any change to the current 

arrangements, it is deemed that the proposal is acceptable in terms of policies TRA 2 and TRA 4 

of the Joint LDP.  

 

Flooding and Drainage Matters ⁠ 

 

5.11  The site (site 'B') is partially located within a C2 and C3 Flood Zone for surface water and small 

watercourses as noted by the 'Flood Map for Planning'. Advice was received from the Drainage 

Unit stating that the developer should be aware of this risk and should take all necessary precautions 

to protect the development from the impacts of flooding in the future. However, it is noted that 

their observations refer to the flood zones in the former development advice maps, and that TAN 

15: Development, flooding and coastal erosion (2025) is relevant to this application. ⁠ Paragraph 6.1 

of TAN 15 states that a Flood Consequence Assessment is required for any proposal for a 

development that is partly or fully within flood zones 2 and 3 - Surface Water and Small 

Watercourses.  No Flood Consequence Assessment has been submitted as part of the application, 
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and therefore it does not comply with the requirements in this part of the TAN. It is noted that they 

were not requested to provide any further information as the site was located within a Special 

Landscape Area and the proposal is not acceptable in terms of the requirements of point 1 in policy 

TWR 3 of the JLDP and this cannot be overcome.  

 

5.12  In addition, paragraph 10.19 of the TAN confirms the following for planning applications within 

zone 2:  

 

 "Applications for highly vulnerable developments on greenfield land are only appropriate where 

the site has been allocated in adopted Development Plans. ⁠ Proposals for redevelopment on 

brownfield land of any vulnerability will need to assist, and be consistent with, the Development 

Plan strategy to regenerate an existing settlement or achieve key economic or environmental 

objectives. Where proposals for redevelopment include residential use, local authorities should 

ensure that such uses do not occur at ground-floor level"   
 

 Paragraph 10.20 of the TAN also confirms the following for planning applications within zone 3:  
 

 "In Zone 3, sites should not be set aside for new very vulnerable developments as it is not 

considered that there is a danger and the flooding consequences are acceptable for such a 

development."⁠ ⁠ 
 

 The proposal is a new and very vulnerable development and is contrary to the requirements of 

policy TWR 3 of the Joint LDP and includes the residential use at ground floor level and therefore 

the proposal is contrary to the requirements of both these sections of the TAN.   
 

5.13  In addition and in accordance with the requirements of paragraph 7.6 of Technical Advice Note 15: 

Development, Flooding and Coastal Erosion, a Drainage Strategy must be submitted as part of an 

application to outline the drainage scheme for surface water from the site, unless a separate 

application has been made to the approval body i.e. Cyngor Gwynedd's Land Drainage Unit. ⁠ The 

proposal entails providing a hardstanding area underneath the units and no drainage statement has 

been presented as part of the application. Insufficient information has been submitted as part of the 

application to be able to confirm that the proposal complies with the requirements of part 7 of TAN 

15: Development, flooding and coastal erosion."  Again, it is noted that they were not requested to 

provide any further information as the site was located within a Special Landscape Area and the 

proposal is not acceptable in terms of the requirements of point 1 in policy TWR 3 of the Joint LDP 

and this cannot be overcome.  ⁠ 

 

Biodiversity Matters 

 

5.14  As previously noted, the entire site is included within a Tree Preservation Order - Palé Parkland, 

Llandderfel and partly within the Wern Dywyll Wildlife Site.  A Trees Report was provided as 

part of the application which confirms that the development will avoid most of the impacts on 

trees. Observations were received from the Trees Unit stating that there are some very valuable 

parkland trees here (that have been protected by a Tree Preservation Order), and that the trees 

report suggests that work has been undertaken recently on some of the specimen trees.   The 

applicant submitted an Appendix to the Trees Report which confirms after undertaking a site 

survey, that the proposal will not impact any protected tree. This is mainly because the shepherds’ 

huts have been situated outside the Building Restriction Zones for protected trees, including 

specimen trees of a high amenity value with Preservation Categories A or B (BS5837:2012).  In 

addition, the location of the shepherds’ huts mean that there will be no need to construct 

foundations or undertake significant groundwork that may otherwise have a detrimental impact 

on nearby trees.  Following a second consultation with the Trees Unit, it is stated that there is no 

objection to the Trees Report Appendix.   
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5.15  Also provided were a Preliminary Ecological Appraisal, May 2025, Sheltered Habitats 

Regulations Assessment, dated February 2026, as well as a Green Infrastructure Statement - 

March 2025 which proposes creating new habitats, improving water management and promoting 

ecological connectivity across the site. The use of native planting, features that are friendly to 

wildlife and sustainable drainage systems will ensure that the development contributes towards 

the environment's long-term health, reducing its ecological footprint to the extreme. A 

Landscaping Scheme was submitted showing the areas where it is proposed to plant bushes and a 

wildflower meadow as well as planting new trees on the site, it also provides details regarding 

planting, watering and strategic maintenance for the next five years.  

 

5.16  Observations were received from the Biodiversity Unit and although the proposal does not 

currently include felling trees, it was stated that the development was likely to have moderate 

negative impacts on sensitive woodland habitat which has ancient woodland features. There is 

also concern regarding the risk of fragmenting the habitat and the potential impact on ecological 

connectivity, harm to the root systems of trees, increase in human disruption and the possible 

impact on protected species such as otter or bats.  According to the unit, robust mitigation 

measures would be required, especially in terms of lighting, protecting trees and controlling 

invasive species, to reduce these impacts.  Considering the possibility that there will be a need to 

control or fell trees in the future because of the development, there is a risk of more significant 

long-term impacts than those noted in the existing proposal.   

 

5.17  Natural Resources Wales also note similar concerns regarding the presence of otters and bats on 

the site and they are of the view that the information submitted would provide sufficient grounds 

to assess the potential impacts of the plan on protected species, they suggest a number of conditions 

for any planning permission to ensure, appropriate mitigation measures. NRW are also of the view 

that the proposals have the potential to impact the Afon Dyfrdwy SSSI. If the impact pathways 

referred to for the SAC are considered sufficient as noted in the full observations above, NRW is 

of the opinion that the features of the SSSI are also sufficiently protected. 

 

5.18  As has already been noted, the site is located within the Afon Dyfrdwy and Llyn Tegid 

Phosphorus Special Conservation Area (SAC), Afon Dyfrdwy is approximately 220m west of the 

site.  Cyngor Gwynedd is the competent authority under the 2017 Habitats Regulations and has a 

duty to consider any likely significant impacts on Special Areas of Conservation and Special 

Protection Areas.  

 

5.19  The proposed development includes two new sewage treatment works. Although the systems are 

over 50m from the SAC, the volume of daily discharges is more than the threshold of 2m³ as 

noted in the Natural Resources Wales guidelines. Consequently, it is not possible to screen the 

proposal automatically, and the Council must further consider the drainage assessment and the 

possible impacts on the SAC.  A Foul Water Drainage Assessment prepared by GeoSmart 

Information Ltd (26 February 2025) was submitted by the applicant as part of the application, but 

the Biodiversity Unit state that since insufficient information has been provided to be able to 

appropriately assess whether the development would have an impact on the Afon Dyfrdwy SAC, 

potential detrimental impacts cannot be ignored, and as a result the application should be refused. 

 

5.20  Natural Resources Wales (NRW) note in their observations that the proposal includes replacing 

the current septic tank with a new sewage treatment plant, which would reduce the phosphorous 

load produced and according to NRW there is insufficient hydro geographical evidence provided 

to prove that nutrients or pollution reach the Afon Dyfrdwy and Llyn Tegid SAC. Furthermore, 

due to the proximity of the site to sensitive receptors and the ecological connectivity, the pathway 
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of pollution to controlled waters cannot be ignored.  Therefore, they state that a further Ground 

Water Risk Assessment is required to indicate that the drainage fields act effectively and they will 

not impact the SAC. Following the receipt of additional information from the applicant, NRW 

made further observations on the application, and it was expressed that the applicant had not 

provided the additional information requested, namely the Ground Water Risk Assessment or 

matching hydrogeographic evidence.  Although the proposal suggested that a pack sewage 

treatment plant would reduce the phosphorous load, there is insufficient evidence to show that 

nutrients cannot reach Afon Dyfrdwy and Llyn Tegid SAC.   

 

5.21  NRW also note that the plan does not satisfy the screening criteria for small discharges into the 

ground, and therefore it cannot be relied upon the assumption that phosphorous will be kept 

totally within the drainage field.  In addition, the Shadow HRA will depend on alleviation 

measures to come to their conclusions, however these measures cannot be considered during the 

screening stage. NRW therefore continue with the view that the likely significant impacts on the 

Afon Dyfrdwy and Llyn Tegid SAC cannot be ignored based on the information submitted.   

 

5.22  Therefore, the Local Planning Authority is of the view, that the test of likely significant impact 

suggests that there may be a significant impact on the features of the Afon Dyfrdwy and Llyn 

Tegid SAC, due to the new sewage treatment works proposed and the proximity to the SAC. This 

means that an Appropriate Assessment is required but insufficient information has been submitted 

as part of the application for the Local Planning Authority to be able to complete an Appropriate 

Assessment in this case in accordance with the Authority's requirements under the Conservation 

of Habitats and Species Regulations 2017. It is therefore concluded that there can be no assurance 

that the proposal will not have a significant or adverse effect on the SAC due to the lack of 

information. They have not been asked to provide any further information because the site is 

located within the Special Landscape Area and the proposal is not acceptable in terms of the 

requirements of point 1 in policy TWR 3 of the Joint LDP and this cannot be overcome.  

 

5.23  It is considered that the general impact of the proposal on the landscape can be controlled and any 

species that are not a feature of the SAC are acceptable via planning conditions and suitable 

biodiversity enhancements, but as it is not possible to ensure that the proposal has no adverse 

effect on the SAC and its features, the proposal does not comply with the requirements of policies 

PS19 and AMG 5 of the JLDP or chapter 6 of PPW that deal with green infrastructure, net benefit 

to biodiversity, the defence given to Sites of Special Scientific Interest and trees and woodlands.   

 

 

Archaeological/Heritage matters 

 

5.24  Heneb, the Trust for Welsh Archaeology, confirm in their comments that it does not appear that 

there are any significant implications in relation to archaeology on the site and it was highlighted 

that the estate was currently being considered for inclusion in the Register of Historic Parks and 

Gardens.      

5.25  Observations were received from CADW, who note that they consider that Palé Hall is likely to be 

of higher heritage value than assessed by the applicant in the Heritage Impact Assessment and the 

park and gardens are in the process of being considered for registration as a Historic Park and 

Garden.  CADW states that the information presented with the application is currently insufficient, 

and further details were requested regarding the size and design of the huts, the drainage system, 

emergency access and the impact on the historic gardens.   Particular concern was expressed 
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regarding the use of concrete foundations, and it was recommended that other foundation methods, 

which would have less impact on the historic gardens, be investigated. 

 

5.26  A response was provided to CADW observations by the applicant as additional information on 

the application; the applicant recognises that CADW are considering including Palé Hall grounds 

on the Register of Welsh Historic Parks and Gardens but argue that this should not prevent such a 

development due to its heritage significance.  It is noted that CADW has not objected the 

principle of installing the shepherds’ huts and have offered practical advice and minor mitigation 

measures only.  According to the applicant, CADW also accept that the plan would not harm the 

historic value of the site and would not impact the trees, shrubs nor the existing roots systems.  It 

is stated that five of the huts have been in parts of the gardens that are far from the main listed 

building and is more or less similar in terms of character to the adjacent agricultural fields.  Due 

to their secluded and distant location, they will not be visible from the hall or to the public. 

Another three huts are screened by mature rhododendron, which provide cover throughout the 

year.   

 

5.27  The applicant also notes that neither the sewage treatment works nor the associated drainage 

infrastructure will have any impact on the historic garden or on the listed building as they will be 

located underground.  Neither the boundary wall nor the existing paths will need to be amended 

to provide emergency access, and the existing gate will remain.  An error is corrected in the 

Supplementary Planning Statement regarding the size of the shepherds’ huts; their proposed size 

is 7m long, 2.75m wide and 4m high. In terms of the foundations, it is stated that the applicant is 

open to use less detrimental methods, such as helical screw piles or vibro stone piles, subject to 

the results of the geographical information that is yet to be assessed.    

 

5.28  Although the applicant's comments were considered in the response to the CADW observations, 

this information was provided at their own free will, they were not requested to provide any 

further information as the site is located within a Special Landscape Area and the proposal is 

unacceptable in terms of the requirements of point 1 in policy TWR 3 of the JLDP and this cannot 

be overcome, therefore, the applicant was not requested to present more information as outlined 

in the CADW observations about the impact of the development on the significance of the 

historic garden to avoid additional costs to the applicant.    

 

5.29  CADW's observations are acknowledged; they ask for additional information (but do not detail that 

information) and confirm that they are considering the park and garden at Palé Hall as an addition 

to the Register of Historic Parks and Gardens in Wales, the site has not currently been designated, 

and CADW do not oppose this. Given that the development is well integrated into its landscape 

context and its relatively secluded location, it is not considered that it would have a detrimental 

impact on the listed building or its siting in this case and therefore it is considered that the proposal 

is not contrary to the requirements of policies PS 20 or AT1 in the JLDP.   

 

Sustainability 

 

5.30  Policy PS 5 (Sustainable Developments) supports developments which are consistent with 

sustainable development principles, and where appropriate, developments should: 

 

"Reduce the need to travel by private transport and encourage the opportunities for all users to 

travel when required as often as possible by means of alternative modes, placing particular 
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emphasis on walking, cycling and using public transport", in accordance with Strategic Policy 4" 

(Bullet Point 12, Policy PS 5)"  

 

This is supported by bullet point 4 of policy PS 14 (The Visitor Economy), which states:  

 

"Supporting appropriately scaled new tourist provision and initiatives in sustainable locations in 

the countryside through the reuse of existing buildings, where appropriate, or as part of farm 

diversification, particularly where these would also benefit local communities and support the 

local economy and where they are in accordance with sustainable development objectives;" 

 

5.31  According to the applicant's Planning Statement, the development enhances and expands the 

tourism and hospitality offer at Palé Hall by providing new shepherds’ huts and enhancing the 

site's accessibility. It is argued that this will support the local economy by attracting more visitors 

and events. The application also notes that the improvements make the site more inclusive and 

accessible to people with a wide range of mobility needs, enabling wider use of the location for 

events such as weddings and functions.  In addition, it is claimed that the development will 

include sustainable measures such as energy efficient features and sustainable drainage systems, 

by ensuring a balance between protecting the site's heritage and supporting its long-term 

economic viability.  It is therefore considered that the proposal is acceptable in relation to Policy 

PCYFF 5 and Policy PS 6 of the LDP. 

 

Language Matters 

⁠5.32  It is noted that there are some specific types of development where it will be required for the 

proposal to submit a Welsh Language Statement or a Welsh Language Impact Assessment. The 

thresholds in terms of when it is expected to submit a Statement/Report have been highlighted in 

Policy PS1 of the JLDP, along with Diagram 5 of the SPG 'Maintaining and Creating Distinctive 

and Sustainable Communities' The development in question does not meet these thresholds.  

5.33  Excluding the developments that meet the thresholds for submitting a Welsh Language Impact 

Statement/Assessment noted in Policy PS1, guidance is provided regarding the type of relevant 

applications where it is necessary to consider the Welsh language in Appendix 5 (The Screening 

Procedure) of the SPG (sections Ch to Dd).  ⁠The guidance included within Appendix 5 notes that 

every retail, commercial or industrial development where there is no need to submit a Welsh 

Language Impact Statement/Assessment should demonstrate how consideration has been given to 

the language.   There is no information in the application as to how the proposed development gives 

consideration to the Welsh language, and as the proposal is contrary to the policy within the LDP, 

as it is not considered to be a high-quality development and that it cannot be overcome, the applicant 

was not requested to submit information on how they considered the language as part of the 

application in order to avoid additional costs for the applicant. However, when considering the 

comparative minor nature of the development, it is agreed that it is unlikely that this development 

would lead to an additional significant impact on the community's linguistic character and it is 

considered that it is possible to set appropriate conditions to ensure a Welsh name for the 

development together with ensuring bilingual signage within the site. To this end, it is not 

considered that the proposal is contrary to the requirements of Policy PS1 of the Joint LDP.    

 

6. Conclusions 

 

6.1  The economic situation in the countryside and associated with existing tourism businesses are 

well known in terms of the seriousness of securing economic viability. ⁠The principle of a new 

development that would contribute towards improving the local economy is therefore fully 
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supported. However, this does not mean that any proposal submitted can be permitted and 

proposals must fully comply with the relevant requirements of policies that protect a highly 

sensitive area such as this one from unacceptable new developments. 

 

6.2  Having weighed-up the above proposal, we conclude that the development is unacceptable, and 

based on the above assessment there is no option but to refuse the application for the following 

reasons.   

 

7.  Recommendation: To Refuse 

1.  The proposal would create new permanent alternative camping accommodation within a Special 

Landscape Area and is therefore contrary to point 1 of policy TWR 3 as well as PCYFF 1 of the 

Anglesey and Gwynedd Joint Local Development Plan (2011-2026) which protects the Special 

Landscape Area from this type of development. 

2.  The test of likely significant impact suggests that there may be a significant impact on the features 

of the Afon Dyfrdwy and Llyn Tegid SAC, due to the new sewage treatment works proposed and 

the proximity to the SAC. This means that an Appropriate Assessment is required but insufficient 

information has been submitted as part of the application for the Local Planning Authority to be 

able to complete an Appropriate Assessment in this case in accordance with the Authority's 

requirements under the Conservation of Habitats and Species Regulations 2017. It is therefore 

concluded that there can be no assurance that the proposal will not have a significant or adverse 

effect on the SAC due to the lack of information and therefore the proposal does not comply with 

the requirements of the Conservation of Habitats and Species Regulations 2017 or the requirements 

of policies PS19 and AMG 5 of the JLDP or chapter 6 of PPW that deals with green infrastructure, 

net benefit to biodiversity, the defence given to Sites of Special Scientific Interest and trees and 

woodlands.   

3. The site is partially located within a C2 and C3 Flood Zone for surface water and small 

watercourses as noted by the 'Flood Map for Planning'. No Assessment of Flood Consequences has 

been submitted as part of the application and the application means providing a new very vulnerable 

development on ground floor level and therefore the proposal does not comply with the 

requirements of paragraphs 6.1, 10.19 or 10.20 of Technical Advice Note 15: Development, 

flooding and coastal erosion (2025) that ensures that very vulnerable developments are not located 

within flood zones where they would cause a risk to life.  ⁠ 

 

4. No drainage statement has been submitted as part of the application, and therefore insufficient 

information has been submitted to be able to confirm that the proposal complies with the 

requirements of part 7 of TAN 15: Development, flooding and coastal erosion (2025) in terms of 

providing a sustainable drainage system. ⁠ 
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