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SITE LOCATION PLAN  



A UG UST 2 022  
5 

LA ND A T  F FOR DD Y  FE L I N ,  BR YN CR UG  

D
E

S
IG

N
 &

 A
C

C
E

S
S

 S
T

A
T

E
M

E
N

T
 

1.2 Accordingly, the statement is subdivided into seven 

sections, commencing with this introductory chapter in this 

section which includes the brief and vision. Section 2 

provides a brief overview of the site context and its 

surroundings. Section 3 sets out the site’s planning history 

and design evolution whilst Section 4 interprets and applies 

the context of the site. Section 5 provides the relevant 

national and local planning policy context, followed by 

Section 6 which sets out the proposal and explores the 

relevant design and access facets associated with the 

application. The document then concludes under Section 7 

which summarises the key themes running through the 

report, justifying that the proposed development should be 

granted planning permission. The submitted Design and 

Access Statement adheres to guidance embodied in the 

Welsh Government publication, Design and Access 

Statements in Wales, published in June 2017. 

 

Vision and Brief  

1.3 The vision for the proposal at Ffordd y Felin is to create a 

residential development that incorporates the placemaking 

principles whilst accommodating 14no. homes, access, 

parking, landscaping and sustainable drainage features. The 

proposal highlights how the development will make efficient 

use of the available land whilst paying due regard to the 

site’s established surroundings and built context. The 

scheme will therefore enhance the character and appearance 

of the surrounding area by developing the site to provide a 

development that is contemporary in terms of sustainability 

and energy efficiency yet sympathetic in design. The 

proposal, through its design and layout will provide a 

distinctive sense of place for occupants and visitors whilst 

acknowledging and complimenting the existing residential 

context within the settlement of Bryncrug.  

 

1.4 The brief for the project has also informed the design 

process which is to deliver a scheme that accommodates 14no.  

Dwellings, half of which are to be affordable in tenure. The 

provision of good quality housing will provide occupants with 

a desirable and sustainable place to live whilst improving their 

health and wellbeing which are fundamental milestones in 

achieving the goals of the Well-being of Future Generations 

(Wales) Act adopted by the Welsh Government in 2015.  

 

1.5 As such the brief and vision for the site has been at the 

centre of the design proposals and has informed the evolution 

of the site layout. 

 

 

        

        

        

        

        

        

        

        

        

        

        

        

        

INTRODUCTION 

Introduction 

1.1 This Design and Access Statement (DAS) has been pre-

pared on behalf of Towyn Marine Properties Ltd to accompany 

a planning application for the proposed residential develop-

ment and associated works on land at Ffordd y Felin, Bryncrug, 

Gwynedd. The purpose of a Design and Access Statement 

(DAS) is to provide a clear and logical document to demon-

strate and explain the various facets of design and access in 

relation to the site and to appraise the proposed development 

against relevant planning policies. It also presents the details 

of the planning application in a way that can be read both by 

professionals and the public. The diagram, left, extracted from 

Planning Policy Wales, summarises the five objectives of good 

design that should be taken into account when preparing a 

DAS. The circular nature of the diagram represents the equal 

weightings that need to be given to each of the 5 Objectives 

of Good Design: Access; Movement; Character; Environmental 

Sustainability and Community Safety.  
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SITE IN LOCAL CONTEXT 
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2.6 A review of NRW’s Development Advice Maps shows the 

site is located within flood Zone 1, considered to be at little 

or no risk of fluvial or coastal/tidal flooding. 

 

2.7 There are no listed structures or any scheduled ancient 

monuments on the site and there are no public rights of 

way crossing the site. 

 

Access  

2.8 The site is level with access provided directly off Ffordd y 

Felin which forms the eastern boundary. An agricultural gate 

is situated towards the north-eastern corner of the site to 

provide access for grazing.  

 

2.9 The road serves the properties along Ffordd y Felin with 

a turning area provided to the south. It is a no-through 

residential road, terminating adjacent to the properties to 

the south. A verge runs along the road’s western boundary 

separating it from the site. A number of small ornamental 

trees (cherry, crab apple, holly and birch) are located along 

the verge albeit outside of the site boundaries. The road is 

adopted with a footpath and street lighting running along 

its eastern side with access provided to the properties also 

attained to the east.  

 

2.10 The village of Bryncrug sits at the junction of the A493 

and B4405 roads which provide access to Tywyn in the west 

and Dolgoch and Talyllyn to the east.  

 

2.11 In terms of public transport, there are bus stops located 

on the A493 adjacent to the football pitch, approximately 

SITE CONTEXT AND ANALYSIS  

125m from the site. The bus stop provides access to nearby 

Tywyn and Machynlleth via the the number 28, 30 and X29 

service. There are no train stations within the village; the 

nearest being in Tywyn.  

 

Surroundings  

2.12 Overall, the pattern of development at Bryncrug is a 

relatively uniform one with groups of mainly detached houses 

facing their respective roads. The site sits towards the 

westernmost part of the village where bungalows and dormer 

bungalows are also evident within the residential context. The 

more recent residential developments in the village, such as 

Dol Fathew to the north-east, comprises rendered properties 

which is the prevalent material within the village alongside 

the more traditional stone buildings within the village core.   

 

2.13 The surrounding land to the west is agricultural land 

whereas to the north is a minor road and a row of detached 

houses. To the east and south are village residential 

properties along Ffordd y Felin.  

 

2.14 In terms of local facilities, the village relies heavily on the 

neighbouring Tywyn for amenity provision such as schools, 

convenience stores and employment. 

 

 

 

 

 

General Location  

2.1 The site is located off Ffordd Y Felin on the west side of 

the village of Bryncrug on grid co-ordinates X: 260803; Y: 

303073. The village of Bryncrug sits within the 

administrative boundaries of Snowdonia National Park and 

is located approximately 3.5km north-east of Tywyn and the 

Cambrian coast.  

 

2.2 Bryncrug is situated within a rural area at the junction of 

the A493 and B4405 roads and is a relatively small village 

but has within it a number of housing developments of 

various ages. The site sits to the west of the centre of the 

village with the open countryside situated to the west and 

residential properties to the north along with properties to 

the east and south, along Ffordd y Felin.  

 

Site Features  

2.3 The site is a rectangular parcel of open land with the 

long axis orientated north south. It. It is located on the 

western side of Ffordd Y Felin and separated from it by a 

grass verge. The site measures approximately 0.59ha and is 

currently used for grazing.  

 

2.4 In topographical terms, the site is flat and level with a 

very slight overall gradient from east to west and northeast 

to southwest. The elevation and gradient are similar to the 

surrounding ground.  

 

2.5 The site boundaries are defined by hedges to the west 

and fence lines to the north, east and south. 
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LOCAL BUILT CONTEXT 
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Planning History  

3.1 A review of Snowdonia National Park Planning 

Authority’s online register reveals that the site has been 

subject to the following planning history: 

 

• NP5/55/60G | Construction of 4 dwellings (2 

affordable and 2 open market) and extension to 

estate road. Approved 07/10/2019 

• NP5/55/60D | Erection of one dwelling (in addition 

to 3 previously submitted). Refused 22/10/2012 

• NP5/55/60C | Full application for construction of 3 

two storey detached dwellings, formation of estate 

road and installation of new 6000 litre septic tank. 

Refused 22/10/2012 

• NP5/55/60A | Full application for construction of 3 

two storey detached dwellings. Refused 22/10/2010 

 

3.2 The above applications (NP5/55/60C and NP5/55/60D) 

were appealed under applications APP/H9504/A/13/2196465 

and APP/H9504/A/13/2196533. The Inspector dismissed the 

application and upheld the National Park’s decision to refuse 

planning.  

 

Pre-Application Enquiry with LPA  

3.3 A pre-application enquiry was submitted by the project 

architect for the development of 10 residential dwellings and 

associated works (Ref No. NP5/55/60H). A pre-application 

response was provided by the planning officer at Snowdonia 

National Park Authority on the 10th August 2021. The 

response is summarised below:  

PLANNING CONTEXT— PLANNING HISTORY AND DESIGN EVOLUTION  

3.4 The site is located within the settlement boundary and 

there is an extant planning permission for 4 houses under 

planning permission ref no. NP5/55/60G. Therefore, the 

principle of development is already established subject to 

compliance with all other national and local planning 

policies. The main planning considerations to assess as part 

of the pre-application enquiry and any subsequent 

applications would be to ensure that no detrimental impacts 

are incurred on the residential amenity of surrounding 

properties and it does not cause any unacceptable planning 

concerns or detracts from the character of the area.  

 

3.5 The response confirmed that plan demonstrates that the 

orientation and positioning of the properties do not impact 

on the two existing properties at Golygfa and Cilfan House 

and the proposed turning head was deemed to be of a 

sufficient distance away from these properties which negates 

any impacts of light spill from cars and other vehicles. It was 

agreed there were no concerns on the residential amenity of 

the adjoining properties.  

 

3.6 Any future planning application would need to 

demonstrate that the proposed layout ties into the existing 

highway and the boundary treatment along this road; a 

landscape plan would assist in this regard.  

 

3.7 With regards to affordable housing, Policy 30 is of 

relevance as it is a major development within the settlement 

boundary. In this regard, the response confirmed that 50% of 

the proposed housing should be delivered for affordable 

and for local people. This would remain in perpetuity and will  
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PRE-APPLICATION LAYOUT 
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PLANNING CONTEXT— PLANNING HISTORY AND DESIGN EVOLUTION  

 be secured via a S106 Agreement. In order for the council to 

prepare the agreement, the applicant must obtain two open 

market valuation from a registered surveyor, based on the 

plans presented. Also, as there is an existing S106 agreement in 

place on the land, this would need to be released and replaced 

by the ‘new’ agreement.  

 

3.8 In terms of other matters, it was confirmed that an 

assessment of the impact of development on the Welsh 

language would need to be submitted to accompany the 

application along with details of biodiversity enhancements as 

well as a SuDS scheme.  

 

Pre-Application Consultation  

3.9 In accordance with Part 1A of ‘The Town and Country 

Planning (Development Management Procedures) (Wales) 

(Amended) Order 2016” (DMPO 2016), all major developments 

are required to be subject of pre-application consultation, prior 

to the Planning Application being validated by the Local 

Planning Authority. Accordingly, a Pre-Application Consultation 

is to be held between the 1st August and 29th August 2022. 

 

SAB Pre-App  

3.10 At the time of preparing this statement initial discussions 

with the SAB engineer have been undertaken, however, no 

official pre-application submission has been made. Through 

the process of these discussions and subsequent site 

investigation the SuDs design will be further developed and 

established.  

Design Evolution  

3.11 The layout submitted as part of the pre-application 

enquiry depicts a 10 unit scheme. As a result of feedback 

received and to ensure that the scheme is delivered to an 

appropriate density in accordance with LDP policies, the layout 

has been subsequently updated to include an additional 4 no. 

dwellings, The submitted layout can incorporate 14 no. 

dwellings and associated works and infrastructure 

appropriately. Any comments received during the statutory Pre

-Application Consultation (PAC) process will be taken on board 

as appropriate and the  scheme will evolve accordingly.  
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EXISTING SITE PLAN—MEASURED SURVEY 
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INTERPRETATION  

 Opportunities and Constraints  

4.1 The concept for the development of the site has derived 

from the following:  

 

• Full site analysis including a full desktop study of the 

site and its surroundings;  

• A site visit and a general visual assessment of the 

surrounding area including the built form and also how 

residents interact with the area; and  

• Discussions with the client and a full understanding of 

the brief and vision of the project.  

 

4.2 The above steps have presented the key opportunities 

and constraints for the site, which are outlined below;  

 

Opportunities  

• Settlement Boundary – The site lies within the 

settlement boundary of Bryncrug, as such, is in an area 

where development is normally permitted.  

• Affordable Housing – The site presents an opportunity 

to provide high-quality, affordable homes for local 

people. 

• Public Transport – The site lies within close proximity 

to public transport services in the form of bus stops 

which provide users with transport to nearby Tywyn.   

• Residential Context - Ffordd y Felin has a distinctive 

residential character whereby dormer bungalows are 

prevalent. This provides an opportunity to ensure the 

development ties into and integrates into the wider 

character  

• Topography – The site is relatively flat and level with a 

very slight overall gradient from east to west and 

northeast to southwest, as such, this presents an 

opportunity to engineer the scheme and in viability 

terms  

• Flooding - A review of NRW’s Development Advice 

Maps shows the site is located within flood Zone 1, 

considered to be at little or no risk of fluvial or coastal/

tidal flooding.  

• Site Structures - There are no buildings on the site and 

there are no historical designations. 

• Access Road - The site is served by an existing 

adoptable road and the access into the site is under the 

ownership of the landowner. 

• Existing Boundaries - The site is bounded by existing 

hedgerows and a number of small ornamental trees are 

located along the eastern verge albeit outside of the 

site boundaries. This presents an opportunity to provide 

an attractive entrance and to soften the impact of 

development  

• Public Rights of Way - There are no public rights of 

way crossing the site. 

• Welsh Language -  The development has the 

opportunity to strengthen the Welsh language given 

50% of the properties will be for local needs.  

• Planning History – The site benefits from an approved 

permission for the construction of 4 dwellings (2 

affordable and 2 open market) and extension to estate 

road (Ref No. NP5/55/60G) 

• SuDS - Infiltration tests have confirmed the ground 

conditions are good from an infiltration perspective, as 

such, sufficient space is provided on-site for SuDS to be 

designed  

 

Constraints  

• Existing Dwellings – There are existing dwellings along 

Ffordd y Felin, to the east and south as well as individual 

properties to the north. Any layout will therefore need to 

ensure that the amenity of these properties is protected.  

• Greenfield Land– The site is agricultural land used for 

grazing, as such, the development will change the 

character of the site, however, it is an infill plot within the 

settlement boundary  

• Local Facilities -  As the village relies heavily on the 

neighbouring Tywyn for amenity provision such as 

schools, convenience stores and employment, there are 

limited local facilities within Bryncrug itself. 

• Foul Strategy - A survey of the invert level of the nearest 

public sewer manhole (in the footpath at the junction with 

the main road) shows it is going to be challenging as the 

levels are too high for a gravity connection. Therefore, an 

adoptable pumping station on the site will need to be 

considered.  

• Listed Structure - A Grade II listed structure is situated to 

the north-east of the site. This is noted as a well 

preserved C19 water pump, one of a group of such 

pumps in the area, an interesting example of a public 

amenity, unusual in a rural area.   
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LDP PROPOSALS MAP  

Policy Refer-

ence 

Relating to 

Strategic Policies  

SP A  
National Park Purposes and Sustainable 

Development  

SP B  Major Development  

SP C  Spatial Development Strategy  

SP D  Natural Environment 

SP G  Housing 

SP H  A Sustainable Rural Economy  

SP L  Accessibility and Transport 

Development Policies 

DP 1  General Development Principles 

DP 2 Development and the Landscape 

DP 5 Open Space and Green Wedge 

DP 6  
Sustainable Design and Materials 

DP 18  
The Welsh Language and the Social and 

Cultural Fabric of Communities 

DP 30 Affordable Housing  

Star denotes application site 
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Introduction  

5.1 The planning policy framework for the determination of 

this application is provided by national planning guidance, 

together with the adopted Snowdonia National Park 

Authority’s Local Development Plan (LDP) which was 

adopted in February 2019.  

 

5.2 Planning Policy Wales (PPW) Edition 11 (February 2021) 

sets out the land use planning policies of the Welsh 

Government. It is supplemented by a series of Technical 

Advice Notes (TANs), Welsh Government Circulars, and 

policy clarification letters, which together with PPW provide 

the national planning policy framework for Wales. PPW is 

supported by 21 topic-based Technical Advice Notes (TANs), 

which are also relevant.  

 

Future Wales  

5.3 Future Wales – the National Plan 2040 is the national 

development framework, setting the direction for 

development in Wales to 2040. It is a development plan with 

a strategy for addressing key national priorities through the 

planning system, including sustaining and developing a 

vibrant economy, achieving de-carbonisation and climate-

resilience, developing strong ecosystems and improving the 

health and well-being of our communities.  

 

Planning Policy Wales  

5.4 PPW (11th Edition – February 2021) is the principal 

planning policy document of Welsh Government that should 

be taken into account in the preparation of development 

plans and in the determination of planning applications and 

PLANNING POLICY  

appeals. The primary objective of PPW is to ensure that the 

planning system contributes towards the delivery of 

sustainable development and improves the social, economic, 

environmental and cultural well-being of Wales, as required by 

the Planning (Wales) Act 2015, the Well-being of Future 

Generations (Wales) Act 2015 and other key legislation.  

 

Technical Advice Notes (TAN) 

5.5 This application has also been prepared with regard to the 

latest version of TAN 2 (Planning and Affordable Housing) 

adopted in 2006), TAN 12 (Design), which was updated in July 

2014 and TAN 18 (Transport) which was published in March 

2007. 

 

Well-being of Future Generations Act (2015) 

5.6 The Well-being of Future Generations (Wales) Act came 

into force in 2015 and seeks to improve the social, economic, 

environmental and cultural well-being of Wales. The Act puts 

in place seven well-being goals in order to make sure that 

everyone works towards the same vision. 

 

Snowdonia National Park Authority’s Local Development 

Plan 

5.7 Section 38(6) of the Planning and Compulsory Purchase 

Act 2004 requires that planning application decisions should 

be made in accordance with the authority’s adopted 

development plan, unless material considerations indicate 

otherwise. In this instance, the statutory development plan for 

this application site is provided in the Snowdonia National Park 

Authority’s Local Development Plan which was adopted in 

February 2019.  

5.8 The site is considered ‘white land’ within the defined 

settlement boundary for Bryncrug where development is 

normally permitted subject to compliance with all other 

national and local planning policies.  

 

5.9 In light of the above, the table to the left lists Local 

Development Plan’s policies that are considered relevant in the 

context of the proposed development.  

 

Supplementary Planning Guidance 

5.10 The following Supplementary Planning Guidance are 

considered to be of relevance to the proposal: 

 

• Sustainable Design in the National Parks of Wales 

• General Development Considerations 

• Planning and the Welsh Language 

• Affordable Housing 

• Planning Obligations 

• Nature Conservation and Biodiversity 

• Enabling Sustainable Development in the Welsh 

National Parks 

• Obtrusive Lighting 
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PROPOSED BLOCK PLAN 
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THE PROPOSAL  

6.6 A development of 24no. dwellings on a site measuring 0.59ha 

equates to a dwelling density of 24dph which is consistent with the 

site’s rural location and is considered to reflect the rural character of 

the area whilst delivering much needed affordable housing and homes 

for local people.  

 

6.7 From the above, it is clear that a positive residential development 

can be delivered which complies with relevant planning policy and is 

compatible with the overall character and density of the area. 

 

Access 

6.8 As detailed above, the development would be accessed by an es-

tate road constructed from the western spur of the existing hammer-

head at the southern end of Ffordd Y Felin. A total of two parking 

spaces are provided per 3-bedroom property along with 6 visitor park-

ing bays This is considered to comply with policy 1 of the LDP which 

states that adequate provision of car parking and on-site turning areas 

are provided where necessary which are appropriate to the scale of the 

proposed development.  

 

6.9 As shown on the proposed site layout, footpaths will be positioned 

along the eastern side of the central carriageway along with a new 

footpath from the development to connect with the road to the north 

and the junction to the north of Ffordd y Felin. It is expected that the 

majority of trips by foot makes use of this new footpath.  

 

Appearance and Materials  

6.10 The proposed dwellings have been designed with a materials 

palette which is sympathetic to that of the existing surrounding ver-

nacular. As illustrated on the elevation plans, the following materials 

will be utilised:  

 

• White Smooth K render 

• Natural blue grey slate 

Amount, Scale and Layout  

6.1The proposed layout plan illustrates that the site is capable of ac-

commodation 14 no. homes along with sustainable drainage features, 

landscaping, car parking and access provision.  

 

6.2 The dwellings are all proposed to be 3-bed family homes; 50% of 

which will be for affordable needs and offered to local residents and 

managed by a Registered Social Landlord, in accordance with Planning 

Policy 30 of the adopted Local Development Plan.  

 

6.3 It is considered that the scheme represents an efficient use of land 

within the settlement boundary for Bryncrug and the proposal devel-

opment of the site will reflect and enhance the residential character of 

the surrounding area.  

 

6.4 As shown on the proposed layout plan, the dwellings are to front 

onto a main carriageway which accesses the site via the continuation of 

the turning area located towards the south-east corner. The road will 

then extend north and providing level access to each property.    

 

6.5 In order to ensure that the development responds effectively to the 

surrounding context, it is proposed that the dwellings will be built to a 

mix of two-storey houses and dormer bungalows, similar in scale to the 

existing properties along Ffordd y Felin. These will be predominately 

semi-detached properties orientated towards the proposed access 

road with the addition of two detached dwellings located along the 

site’s eastern boundary, adjacent to Ffordd y Felin. Plots 20, 21, 22 and 

23 which are located along this boundary will be dormer bungalows to 

assimilate into the surrounding street scene and to ensure consistency 

either side of Ffordd y Felin. The remaining properties situated along 

the norther and western boundaries will be two-storeys. The two prop-

erties located along the south-eastern boundary will be orientated so 

they look out towards the proposed new access road before it is di-

rected northwards.  
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PROPOSED LANDSCAPE LAYOUT 
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• White PVC doors and windows  

 

6.11 The proposed development will therefore be sympathetic to the 

surrounding residential context which comprises a mix of house type 

albeit with render and slate the predominant material. The proper-

ties will be contemporary in energy efficiency and sustainability 

through the adoption of a fabric first approach to retain heat.  

 

Landscape and Biodiversity  

6.12 As illustrated on the proposed site layout, on-site features will 

be retained including the retention of the boundary hedgerows and 

the existing trees located outside of the red-line along Ffordd y 

Felin. The accompanying preliminary ecological appraisal confirms 

the site is greenfield albeit with little ecological value. As such, the 

development of the site is considered to be acceptable providing 

the recommendations are all adhered to and designed into the de-

velopment. Furthermore, the layout illustrates that there is signifi-

cant opportunity for additional landscape planting to be provided 

throughout the site including the reinforcement of hedgerows and 

the planting of new trees throughout the layout.  

 

6.13 A large area of open space is provided to the north-east of the 

site as well as a large area allocated for SuDs on the north-western 

side of the site.  

 

6.14 In respect of biodiversity, preliminary ecological appraisal does 

not identify the need for further targeted surveys. Notwithstanding, 

it recommends that biodiversity enhancement opportunities in the 

form of swift and bat boxes are incorporated into the dwellings in 

accordance with The Environment (Wales) Act 2016.  
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PROPOSED ELEVATIONS 

Plot 10 & 11 elevations 

Plot 21 elevations 

Plot 18 & 19 elevations 



A UG UST 2 022  
21 

LA ND A T  F FOR DD Y  FE L I N ,  BR YN CR UG  

D
E

S
IG

N
 &

 A
C

C
E

S
S

 S
T

A
T

E
M

E
N

T
 

CONCLUSION 

7.1 This Design and Access Statement has been prepared on 

behalf of Towyn Marine Properties to accompany a planning 

application for the proposed residential development and 

associated works at Ffordd y Felin, Bryncrug, Gwynedd.  

 

7.2 The application is supported by a comprehensive set of 

supporting plans and documents which all demonstrate that 

there are no significant constraints which would prevent the 

development of the site for residential use.  

 

7.3 The principle of development is considered to be 

acceptable due to its location within the defined settlement 

boundary for Bryncrug, as identified within the LDP and the 

fact that it will provide 50% affordable housing, in line with 

the policy requirements. In terms of design, it is clear from 

the above and the accompanying plans that the scale and 

layout of the development is wholly acceptable and the 

dwellings are designed to complement and enhance the 

local vernacular. Access to the site can also be achieved 

without detriment to the existing highway network or on 

highway safety.  

 

7.4 In light of this, it is considered that the Design and 

Access Statement clearly demonstrates that the scheme, as 

presented, complies with the relevant national and local 

planning policies including Strategic Policies C, D and G as 

well as development policies 1, 6, 18 and 30 of the adopted 

LDP.  

 

7.5 It is for these reasons that Snowdonia National park 

Authority is respectfully requested to grant consent for the 

proposed development, as proposed.  


